
 
 

ITEM FOR ENVIRONMENTAL COMMISSION AGENDA 
 
MEETING DATE 
REQUESTED: December 16, 2015 
 
NAME & NUMBER Sun Chase Planned Unit Development 
OF PROJECT: C814-2012-0163 
 
OWNER: Qualico CR, L.P. (Vera Massaro) 
 
AGENT: Armbrust & Brown, L.L.P. (Richard Suttle) 
 
LOCATION: 15201, 15810, 16070 Pearce Lane and 7910 Wolf Lane 
 
PROJECT FILING DATE: December 21, 2012 
 
DSD/ENVIRONMENTAL Jim Dymkowski, 974-2707 
STAFF:  james.dymkowski@austintexas.gov 
 
PZD/CASE MANAGER: Wendy Rhoades, 974-7719 
 wendy.rhoades@austintexas.gov 
 
WATERSHED: Dry Creek East Watershed (Suburban) 
 Desired Development Zone 
 
ORDINANCE: Watershed Protection Ordinance (current Code) 
 
REQUEST: Review and consider for recommendation the 

environmental aspects of the proposed Planned Unit 
Development (PUD), including code modifications and 
environmental superiority. 

 
STAFF RECOMMENDATIONS: Recommend for approval with the condition that 

environmental superiority is met. 
 
REASONS FOR The proposed PUD is not environmentally superior to  
RECOMMENDATION: development that could otherwise be built under current 

applicable regulations. 

 



 
 

MEMORANDUM 
 

 
TO: Mary Gay Maxwell, Chair, and Members of the Environmental Commission 
 
FROM: Chuck Lesniak, Environmental Officer 
  Watershed Protection Department 
 
DATE: December 11, 2015 
 
SUBJECT: Sun Chase Planned Unit Development – C814-2012-0163 – Update 1 
 
This summary is being provided to the Environmental Commission as a supplement to the 
Planning and Zoning Department analysis for the Sun Chase Planned Unit Development (PUD). 
This memo provides an overview of the property’s environmental features, the requested 
modifications to environmental code requirements, and the elements of the project that provide 
environmental superiority. 
 
In the initial memo to the Environmental Commission, dated November 16, 2015, staff 
recommended that the project incorporate two conditions in order to achieve environmental 
superiority. Staff and the applicant have reached agreement on two out of the three issues 
addressed in the conditions. Staff now requests that the project meet one condition, as described 
on page seven. If the project meets the requested condition, staff would find that the proposed 
development will be sufficiently environmentally superior to what could be built without the 
PUD to meet the intent of City code. 
 
Description of Property 
The Sun Chase PUD consists of approximately 1,604 acres of undeveloped land located east of 
SH 130 near Wolf Lane, Pearce Lane, and Navarro Creek Road (see Attachment A – Location 
Map). The PUD area is comprised of four municipal utility districts (MUDs), which were 
approved by the City Council in March 2012. As part of the MUD Consent Agreements, the 
developer agreed to annex the property into the City’s limited purpose zoning jurisdiction and 
prepare a PUD for the project. 
 
The Sun Chase PUD is located in the Dry Creek East watershed, which is classified as Suburban 
and is within the Desired Development Zone. The PUD is not within the Edwards Aquifer 
recharge or contributing zones. The property contains numerous unclassified, minor, 
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intermediate, and major waterways.1 The waterways include Dry Creek East on the northern 
boundary of the PUD, flowing west to east, and three tributaries to Dry Creek East located in the 
western, central, and eastern portions of the PUD, flowing south to north (see Attachment B – 
Environmental Features Map).  
 
Existing Topography/Soil Characteristics/Vegetation 
The PUD site is currently undeveloped and has historically been used for agriculture. The 
topography is gently rolling, with elevations ranging from approximately 425 to 550 feet above 
mean sea level. Slopes range between 0 and 15 percent on approximately 99 percent of the 
property. There are approximately 15 acres of slopes between 15 and 25 percent, 2 acres of 
slopes between 25 and 35 percent, and 0.2 acres of slopes greater than 35 percent. The property 
has predominately clayey soils. 
 
Vegetation on the site includes cedar elm, American elm, Ashe juniper, mesquite, hackberry, 
honey locust, common sunflower, giant ragweed, Texas croton, greenbriar, Indian sea-oats, and 
johnsongrass (see Attachment B – Environmental Features Map for an aerial image of the 
property). 
 
Critical Environmental Features 
Six wetland critical environmental features (CEFs) have been identified on the PUD site, 
including a lake, a large wet pond, and several small ponds. The PUD will comply with the 
current code requirement to provide a 150-foot buffer zone around all CEFs, unless modified or 
mitigated pursuant to LDC Section 25-8-282, Wetland Protection.2 
 
Water/Wastewater 
Water and wastewater service will be provided by the City of Austin, pursuant to the MUD 
Consent Agreements. According to an Environmental Assessment (EA) prepared in 2013, the 
Texas Water Development Board database reported one water well on the PUD site. No wells 
were observed during the EA field investigation. 
 
Description of Project 
The proposed project is primarily residential in nature and includes the following development: 

• ~667 acres of single family residential development; 

• ~117 acres of mixed residential development; 

• ~64 acres of multi-family residential development; 

• ~153 acres of commercial, civic, and private recreation development; and 

• ~602 acres of parks and open space. 

1 Per LDC Section 25-8-91, a minor waterway has a drainage area of 64 to 320 acres, an intermediate waterway has 
a drainage area of 320 to 640 acres, and a major waterway has a drainage area greater than 640 acres. Waterways 
with a drainage area smaller than 64 acres are unclassified. 
2 In 2009 and 2010, the City and Travis County approved three preliminary plans that encompass the entire PUD 
property (case numbers C8J-2008-0176, C8J-2008-0212, and C8J-2008-0239). The preliminary plans included 
wetland mitigation, which was reviewed and approved under the code in effect at the time. (See the applicant’s 
Exhibit N – Proposed CEF Mitigation for wetland protection and mitigation approved with the preliminary plans.) 
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Requested Environmental Code Modifications 
As mentioned above, the Sun Chase PUD is comprised of four MUDs. The MUDs and the 
preliminary plans for the area were approved prior to the adoption of the Watershed Protection 
Ordinance (WPO). The MUD superiority elements and the layout of the preliminary plans were 
thus based on the Comprehensive Watershed Ordinance (CWO) – the environmental regulations 
in effect at the time. In order to honor those agreed upon superiority elements and preserve the 
entitlements in the preliminary plans, the baseline for evaluating the PUD’s environmental 
superiority is the code that applied to the property in 2012: the CWO regulations for the City’s 
extraterritorial jurisdiction (ETJ). 
 
The proposed PUD includes numerous modifications to current code requirements. Some of the 
requested code modifications are necessary to return to CWO standards or codify other elements 
of the MUD Consent Agreements. Other proposed modifications were not envisioned in the 
MUDs and have been requested during the PUD process. The following list summarizes key 
modifications to environmental requirements; see the applicant’s Exhibit B-1 – Requested Code 
Modifications to Development Regulations for additional details. Please note that not all 
requested modifications have been agreed to by staff; see the recommendations section below for 
additional information. 

• 25-8-62(C) and 30-5-62(C)3, Net Site Area – The applicability of net site area is modified 
to return to CWO standards. Net site area applies to the Sun Chase PUD rather than gross 
site area as in current code. 

• 25-8-91(B) and 30-5-91(B), Waterway Classifications – The waterway drainage areas are 
modified to return to CWO standards: 

o A minor waterway has a drainage area of at least 320 acres and not more than 640 
acres; 

o An intermediate waterway has a drainage area of at least 640 acres and not more 
than 1,280 acres; and 

o A major waterway has a drainage area of more than 1,280 acres. 

• 25-8-92(B) and 30-5-92(B), Critical Water Quality Zones Established – Critical water 
quality zone (CWQZ) widths are modified to return to CWO standards and to create 
specific headwater buffers as agreed in the MUDs. The boundaries of a CWQZ coincide 
with the boundaries of the 100-year floodplain, except: 

o for a minor waterway, the boundaries of the CWQZ are located not less than 50 
feet and not more than 100 feet from the centerline of the waterway; 

o for an intermediate waterway, the boundaries of the CWQZ are located not less 
than 100 feet and not more than 200 feet from the centerline of the waterway; 

o for a major waterway, the boundaries of the CWQZ are located not less than 200 
feet and not more than 400 feet from the centerline of the waterway; and 

3 The memo and Exhibit B-1 provided to the Environmental Commission for the meeting on November 18, 2015 did 
not include code citations for Title 30. Since subdivisions within the PUD are subject to Title 30 rather than Title 25, 
the corresponding Title 30 code citations have been incorporated. 
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o for selected unclassified waterways, the boundaries of the CWQZ are located 
either 50 feet from the centerline of the waterway or along the boundaries of the 
fully developed 100-year floodplain, as shown on the applicant’s Exhibit I – 
Environmental Exhibit. 

o CWQZ buffer averaging does not apply in the Sun Chase PUD. 

• 25-8-93(A) and 30-5-93(A), Water Quality Transition Zones Established – The 
applicability of water quality transition zones (WQTZs) is modified to return to CWO 
standards. WQTZs apply within the Sun Chase PUD. 

• 25-8-211(B)(3) and 30-5-211(B)(3), Water Quality Control Requirement – The water 
quality control requirement is modified to return to CWO standards. Water quality 
controls are required if the total of new and redeveloped impervious cover exceeds 20 
percent of net site area. 

• 25-8-261 and 30-5-261, Critical Water Quality Zone Development – Development 
allowed within a CWQZ is modified to allow construction of a detention pond, as shown 
in the applicant’s Exhibit L – CWQZ Detention Pond A. 

• 25-8-392 and 30-5-392, Uplands Zone – The impervious cover limits are modified to 
return to CWO ETJ standards: 

o Single-family residential, lot size >=5,750 square feet: 45 percent of net site area 
(NSA); 50 percent of NSA if development intensity is transferred under Section 
25-8-393 

o Single-family residential, lot size <5,750 square feet: 55 percent of NSA; 60 
percent NSA with transfers 

o Multifamily: 60 percent of net site area; 65 percent NSA with transfers 

o Commercial: 65 percent of net site area; 70 percent NSA with transfers 

• Section 25-8 Article 9 and Section 30-5 Article 9, Suburban Watershed Requirements, 
Water Quality Transition Zone – A new code section is added to return to CWO 
standards: 

o In a water quality transition zone, the impervious cover of the land area of a site 
may not exceed 30 percent. In determining land area, land in the 100-year 
floodplain is excluded. 

o Water quality controls may be located in a water quality transition zone. 

• 25-8-393 and 30-5-393, Transfer of Development Intensity – This section is modified to 
return to CWO standards, with a clarification that land in a CWQZ may be dedicated to a 
MUD. The WPO provision for transferring development intensity between site plans is 
retained. 
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• 30-2-62, Expiration of Approved Preliminary Plan – The previously approved 
preliminary plans will expire 20 years after their approval date, instead of ten years after 
the approval date as required by code.4 

 
Proposed Environmental Superiority Elements 
The project is proposing to provide the following environmental superiority elements (please see 
the applicant’s Exhibit B – Tier 1 and Tier 2 Requirements for additional details): 

1. The PUD will provide approximately 144 acres of open space in addition to the protected 
environmental features (e.g., creek buffers and floodplains). This is a 48 percent increase 
from the 98 acres of open space required based on assumed land uses. 

2. The PUD will comply with the tree protection and landscape requirements as agreed to in 
the MUD (when the property was in the ETJ). The PUD will exceed the requirements by 
doing the following, also as agreed to in the MUD: 

a. Developing a tree preservation plan; 

b. Selecting all required trees from Appendix F; 

c. Providing a tree care plan for construction-related impacts; and 

d. Using reclaimed water for irrigation in open space areas, if reclaimed water is 
brought to the site and its use is economically feasible. (Reclaimed water won’t be 
used in the CWQZ or flood plain.) 

3. The PUD will provide superior water quality controls by using wet ponds and 
biofiltration ponds to treat 100 percent of the required water quality treatment volume. 
Wet ponds and biofiltration ponds provide superior total suspended solids and nutrient 
removal compared to conventional treatment methods, and also provide habitat and 
aesthetic benefits. The wet ponds shall be designed to have only a minimal, short term 
need for makeup water. The capture volume for each pond will be increased by ten 
percent. 

4. The PUD will provide water quality treatment for a 92-acre offsite area (single-family 
residential lots and streets) that is currently untreated 

5. The PUD will provide a minimum 50-foot setback for 75 percent of unclassified 
waterways with a drainage area of 32 to 320 acres.5 

6. Volumetric flood detention will be provided for the entire PUD. 

7. The PUD will use natural channel design techniques using the cross section agreed to in 
the MUD. 

8. The PUD will restore areas within the 100-year floodplain that are in “poor” or “fair” 
condition based on the functional assessment methodology in Appendix X of the 

4 This requested code modification has been revised since the Environmental Commission meeting on November 18. 
First, the prior version of Exhibit B-1 requested a modification to the code criteria for subdivisions in the City’s full 
purpose jurisdiction, not in the limited purpose jurisdiction. The code modification has been corrected to apply to 
Title 30. Second, the applicant revised the requested extension from 35 years to 20 years. 
5 As discussed above, the baseline for superiority is the CWO, which did not protect waterways with a drainage area 
smaller than 320 acres in the Suburban watersheds. 
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Environmental Criteria Manual (ECM). All 100-year floodplain areas within the PUD 
shall be evaluated and restored if applicable, except for the areas in the southern portion 
of the PUD for which a final plat application is currently under review.6 

9. The PUD will utilize native Central Texas seed stock, and all required trees will be 
planted with adequate soil volume in accordance with the following standards: 

a. Small trees (less than 30 ft. mature height): minimum of 600 cubic feet soil 
volume. 

b. Medium trees (30 to 50 ft. mature height): minimum of 1,000 cubic feet soil 
volume. 

c. Large trees (greater than 50 ft. mature height): minimum of 1,500 cubic feet soil 
volume. 

10. Stormwater runoff from impervious surfaces in commercial and multi-family tracts will 
be directed through landscape areas at least equal to the total required landscape area. 

11. The PUD will provide educational signage at wetland CEFs. 

12. The PUD will provide an Integrated Pest Management Plan for the entire property. 
 
Recommendations 
As proposed, staff finds that the environmental superiority elements do not outweigh the 
environmental impacts of the requested code modifications. Staff is concerned about the 
proposed modification to Section 30-2-62, which would extend the expiration date for the 
previously approved preliminary plans by 10 years. The existing expiration dates contained in 
City regulations balance a developer’s need for certainty with the City’s right to update 
development and environmental protection standards. Extending the expiration date for the 
approved preliminary plans would allow the developer to lock in 2008 regulations until 2030, 
even if progress is not being made on the proposed project. The extension would undermine the 
City’s legal right to define future development and environmental protection standards in 
response to community goals. The existing code provides regulatory certainty for a reasonable 
timeline and already includes the option for extensions to address unforeseen issues that may 
arise during the development process. 
 
Staff would support a request to extend the expiration date of the approved preliminary plans by 
five years instead of ten years. A five year extension is reasonable given the length of time the 
PUD has been under review. However, it is important to note that a City-granted five-year 
extension would only be applicable after the PUD has been annexed into the full purpose 
jurisdiction.7 A five-year extension would mean that the preliminary plans expire in 2024 or 
2025. Since annexation cannot occur until December 31, 2023 at the earliest, it is unlikely that 
the five-year extension will still be in effect when the PUD enters the full purpose jurisdiction. A 
five-year extension through the PUD is therefore unlikely to be of significant benefit to the 

6 This superiority element has been revised since the Environmental Commission meeting on November 18. Staff 
and the applicant reached agreement about the extent of potential floodplain restoration. 
7 Per Section 30-2-62(A), the County has authority to grant preliminary plan extensions while the PUD remains in 
the limited purpose jurisdiction. 
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applicant; they may be better served obtaining an extension from the County under existing code 
section 30-2-62(C)(2). 
 
In conclusion, staff recommends approval of the proposed Planned Unit Development with the 
following condition: 

The proposed code modification to Section 30-2-62 shall be revised as follows: The 
previously approved preliminary plans for Sun Chase South, Sun Chase Phase 1, and Sun 
Chase Phase 2 shall expire 15 years after their approval date. 

 
If the project meets the requested condition, staff recommends approved of the Planned Unit 
Development based on our finding that the proposed development will be environmentally 
superior to what could be built without the PUD. 
 
 
 
 
Attachments 
 A Location Map 
 B Environmental Features Map 
 C Site Photos 
 D Driving Directions 
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Attachment C 
Sun Chase PUD Site Photos 

 
 

 
North end of PUD property, looking north toward Dry Creek 
 

 
North end of PUD property, looking west 
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Homestead area in northern portion of PUD property 
 
 

 
Existing lake, looking south 
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Headwater tributary 
 
 

 
Example of wetland Critical Environmental Feature 
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Attachment D 
Driving Directions to Sun Chase PUD 

 
From Austin City Hall, 301 W. 2nd Street: 

• Drive 2.6 miles south on I-35; take exit 230 for TX-71 E toward Bastrop 

• Drive 6.7 miles on TX-71 E; turn right onto FM 973 S 

• Drive 1.8 miles on FM 973 S; turn left on Pearce Ln 
Pearce Lane forms the southern border of the northern portion of the PUD. 
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