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    Civil Engineering Consulting for Lake Austin Shoreline Projects 

 

Janis Smith Consulting, LLC                                                                 
 

 

August 14, 2017	

Board of Adjustment 
City of Austin 
505 Barton Springs Road 
Austin, Texas 78704 
 
Re: Engineering Summary Letter for 8818#1 Big View Drive SP-2017-0183D 

Application for a variance to LDC 25-2-1176(A)(1) to allow construction of a boat dock 
further than 30ft. from the shoreline on Lake Austin   

 
Dear Board Members: 
 
The project titled 8818#1 Big View Drive proposes to construct a one-slip boat dock and new 
bulkhead on a site located about 5 miles south of the intersection of RM2222 and City Park Road.  
The shoreline project is in the Full Purpose Jurisdiction of the City of Austin on the shore of Lake 
Austin in the Panther Hollow Neighborhood Association. The project has cleared all environmental 
comments in the Site Plan Permit process except for the required BOA variance.  Exhibit 1 
contains the Site Plan and Erosion Control Sheet for SP-2017-0183D.  Exhibit 2 shows an 
architectural rendering of the proposed boat dock. 
 
Lake Austin is very shallow at this location:  the lake depth is 2 ft. at a distance 40 ft. from the 
shore.  In order to construct a boat dock that will have enough depth to accommodate the draft of 
a ski boat, the owner is applying for a variance to LDC 25-1176(A)(1) allowing construction of a 
boat dock that extends more than 30 ft. from the shoreline on Lake Austin. 
 
Ski boats need a minimum of 3.5 ft. of water depth in order to clear the lake bed; so docks have to 
be in water that is at least 3.5 ft. deep.  When the water depth is too shallow, the COA offers two 
possibilities to permit construction of a boat dock in shallow water: 1) dredging the lake bed to 
increase the depth, or 2) extending the boat dock into deeper lake waters.  The current COA code 
allows dredging up to a maximum of 25CY and requires an environmental variance for quantities 
over 25CY.  A variance for dredging over 25CY has never been approved.  Extending the dock 
further than 30 ft. from the shoreline requires a BOA variance to LDC 25-2-1176(A)(1).  This 
project is applying for a BOA variance to construct a dock extending more than 30 ft. from the 
shoreline. 
 
The vast majority of lakeshore properties are able to construct a functional dock with enough 
depth to accommodate a ski boat within 30ft. of the shoreline and keep dredging to less than 
25CY. However, that’s not possible at this site.  The only means of complying with the 
25CYdredge limit is to extend the boat dock further than 30ft. into the lake.  Exhibit 3 shows the 
plan views and dredge quantities required with a dock length of 30’, 35’ and 44.4’ (the dock length 
permitted with SP-2017-0183D).  Below is a table summarizing dock extension into the lake vs 
dredging quantities. 
 

DOCK LENGTH INTO THE LAKE 
(ft.) 

ESTIMATE OF 
DREDGE VOLUME 

(cu. yd.) 
30 35.7 
35 31.0 

44.4 22.6 
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As stated earlier, a variance to dredge more than 25CY for a boat dock in Lake Austin has never 
been approved.  Assuming, from COA permitting history, that dredge more than 25CY is not an 
option, then the dock will have to extend more than 30ft. into the lake in order to construct a 
functional dock. 
 
Exhibit 4 contains an aerial photo of the project area vicinity.  It shows the docks which extend 
further than 30ft. from the shore.  Of primary interest is the docks within the immediate vicinity of 
the project site.  The Panther Hollow Neighborhood Association is composed of 8818 #1, #2, #3 
and #4 Big View Drive. The dock at #2 extends 45ft. into the lake and was permitted while docks 
were in the purview of the Parks and Recreation Department.  #4 obtained a BOA variance to 25-
2-1176(A)(1) with a site plan showing the dock extending 45ft. into the lake.  8818#3 is 
undeveloped with no permitted dock. The docks at 3301 and 3303 Far West, the two homes 
immediately downstream of the Panther Hollow Neighborhood,  obtained BOA variances to LDC 
25-2-1176(A)(1).  They also extend 45ft. into the lake. 
 
The original plans for the boat dock included 2-slips and was very similar to the dock next door at 
8818#2 Big View Drive.  Once the dock was laid out, the owner decided to reduce the size to a 
one-slip dock in order to avoid removing any trees.  Also redesigned was the bulkhead along the 
shoreline.  It was re-aligned to allow greater preservation of the shoreline wetland.  The dock 
could be a two-story, 1200SF dock per City Code.  The dock that will be permitted with SP-2017-
0183D will be a one-story, 970SF dock.  The Dock Elevation sheet of the Site Plan Permit set is 
included as Exhibit 5. 
 
The dock and bulkhead will be an unobtrusive addition to the shoreline in the Panther Hollow 
Neighborhood.  They were designed to blend in with the natural character of the shoreline and 
preserve the environment and integrity of Lake Austin.  In order to build a functional boat dock at 
8818#1 Big View Drive, it’s necessary that the owners secure a BOA variance to LDC 25-2-
1176(A)(1).  On behalf of the owner, Taylor Kitsch, I ask you to grant this application for a BOA 
variance. 
 
If you have any questions, please feel free to contact me.	 
 
Very truly yours,   

																			  

 
Janis J. Smith, P.E 
Janis Smith Consulting, LLC 
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EXHIBIT 1 

SITE PLAN AND EROSION CONTROL SHEET 

SP-2017-0183D 
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LEGEND

EXISTING = PROPOSED SHORELINE

SHORELINE MITIGATION PLANTING AREA

PROPOSED BULKHEAD

TREE PROTECTION

FLOATING SILT SCREEN

LIMIT OF CONSTRUCTION

Tree #

TREE CRITICAL ROOT ZONE AND 

1

2

 CRZ

XX

LOC

FSS

MULCH SOCKMS

100-YR FLOODPLAIN

CWQZ AND LA SETBACK

EXISTING WETLAND

7" ELM284

TREE LIST

18" PECAN38

14" PECAN29

8" HACKBERRY240

LINE TABLE

LINE BEARING LENGTH

L1 S66°17'50"W 46.04'

L2 S76°40'15"W 136.52'

L3 S65°36'48"W 93.34'

L4 N76°22'58"W 93.67'

L5 N82°04'25"W 44.37'

L6 S62°22'11"W 63.67'

L7 S62°22'11"W 55.91'

L8 N49°27'05"E 80.25'

L9 N50°36'13"E 59.94'

L10 N24°59'44"E 112.83'

L11 N21°03'27"E 41.13'

L12 N45°07'04"W 35.14'

L13 N59°19'46"W 68.81'

L14 N77°22'28"W 66.17'

L15 N78°33'36"W 65.21'

L16 N40°14'03"W 4.99'

L17 N57°59'23"E 10.71'

L18 S17°54'47"E 29.39'

L19 N17°54'47"W 50.21'

L20 N17°54'47"W 42.22'

L21 S17°54'47"E 33.67'

L22 S17°54'47"E 24.56'

L23 N77°39'21"W 12.10'

L24 S77°39'17"E 24.20'

L25 S77°39'13"E 36.30'

L26 N59°19'46"W 85.93'

L27 N59°19'46"W 81.64'

L28 S59°19'46"E 77.35'

L29 S59°19'46"E 73.06'

L30 N45°07'04"W 81.71'

L31 N45°07'04"W 70.07'

L32 S45°07'04"E 58.43'

L33 S45°07'04"E 46.78'

L34 N67°09'32"W 25.03'

L35 N27°37'49"W 168.77'

L36 S25°31'33"W 92.18'

L37 N65°37'37"W 120.81'

L39 S70°21'06"E 188.92'

CURVE TABLE

CURVE LENGTH RADIUS DELTA TANGENT CHORD CH-BEARING

C1 28.95' 150.00' 11°03'28" 14.52' 28.90' S71°08'32"W

C2 65.41' 465.00' 8°03'32" 32.76' 65.35' N53°22'25"E

C3 13.28' 25.00' 30°25'49" 6.80' 13.12' S40°44'27"W

C4 18.18' 465.00' 2°14'23" 9.09' 18.18' N50°27'50"E

C5 15.92' 465.00' 1°57'40" 7.96' 15.91' N52°33'52"E

C6 15.73' 465.00' 1°56'20" 7.87' 15.73' S54°30'52"W

C7 15.58' 465.00' 1°55'10" 7.79' 15.58' S56°26'36"W

C8 4.76' 465.00' 0°35'12" 2.38' 4.76' S57°41'47"W

L40 N16°29'57"E 574.73'

L41 N11°15'03"E 221.72'

L42 N08°02'41"E 208.60'

L43 N26°42'59"E 312.28'

L44 S10°28'30"W 491.21'

L45 S21°03'27"W 574.73'

LINE TABLE  (CONT'D)

LINE BEARING LENGTH

NOTES:

1. ALL WORK SHALL OCCUR WITHIN THE LIMITS OF CONSTRUCTION AS SHOWN ON THE PLAN.  ALL

MATERIALS WILL BE TRANSPORTED TO THE SITE FROM WATER.  ALL CONSTRUCTION ACTIVITY WILL BE

COMPLETED BY WATER.

2. SHORELINE IMPROVEMENTS, INCLUDING GANGWAY ACCESS, ARE AUTHORIZED WITH THIS SITE PLAN.

3. CONTAINERS OF HAZARDOUS MATERIALS, FUEL, OIL, HERBICIDES, INSECTICIDES, FERTILIZERS, OR

OTHER POLLUTANTS WILL NOT BE STORED ON DOCKS EXTENDING INTO OR ABOVE LAKE AUSTIN.

4. DREDGE MATERIAL SHALL BE DISPOSED DRY IN A LEGALLY PERMITTED LANDFILL SITE. PRIOR TO

OFFSITE DISPOSAL, THE PERMITTEE SHALL PROVIDE THE ENVIRONMENTAL INSPECTOR WITH THE

ADDRESS AND CONTACT NUMBER FOR THE DISPOSAL SITE. DISPOSAL OF DREDGE SPOIL IN THE LAKE

IS SPECIFICALLY PROHIBITED.

5. NO SPOILS ARE ALLOWED WITHIN THE 100-YEAR FLOODPLAIN.

6. PERMANENT IMPROVEMENTS ARE PROHIBITED WITHIN THE SHORELINE SETBACK AREA, EXCEPT FOR

RETAINING WALLS, PIERS, WHARVES, BOATHOUSES, MARINAS, OR A DRIVE TO ACCESS THE

STRUCTURES [LDC 25-2-551 (B)(2)].

7. NO WATER OR WASTEWATER UTILITIES ARE PROPOSED WITH THIS DEVELOPMENT.

8. DOCK SHALL BE AT LEAST 66% OPEN.

9. PILINGS SHALL BE 6-5/8" DIAMETER STEEL PIPE.

10. THE SITE IS WITHIN THE CITY OF AUSTIN FULL PURPOSE JURISDICTION.

11. FINAL LAYOUT OF THE BULKHEAD WILL BE DETERMINED BY THE CONTRACTOR IN THE FIELD.

ATTENTION INSPECTOR NOTES:

1. COMPLIANCE WITH BUILDING CODE REQUIRED AND IS TO BE REVIEWED FOR COMPLIANCE DURING

BUILDING CODE REVIEW.

2. FOR THE BUILDING PERMIT, A SIGNED AND SEALED LETTER SHALL BE SUBMITTED TO THE CITY OF

AUSTIN, PER THE LAND DEVELOPMENT CODE, 25-12-3  1612.4, CERTIFYING THAT THE STRUCTURE IS IN

ACCORDANCE WITH ASCE 24, FLOOD RESISTANT DESIGN AND CONSTRUCTION.

3. ENVIRONMENTAL INSPECTOR HAS THE AUTHORITY TO ADD AND/OR MODIFY EROSION/SEDIMENTATION

CONTROLS ON SITE TO KEEP PROJECT IN COMPLIANCE WITH THE CITY OF AUSTIN RULES AND

REGULATIONS.

50 0 100 200100

SCALE: 1" = 100'

18.5" PECAN35

14" CYPRESS3

EXISTING SHORELINE LENGTH = 184.4'

ALLOWABLE DOCK WIDTH = 20% OF 184.4' = 36.9'

PROPOSED DOCK WIDTH = 21.0' = 11.4%

PROPOSED DOCK DEPTH = 43.8'

DOCK FOOTPRINT = 921 SF

25' CWQZ SETBACK

EXISTING CONDITIONS

PROPOSED CONDITIONS

14" PECAN1917

THE PORTION OF THE LIMIT OF CONSTRUCTION ON

THE SHORE LIES IN THE CWQZ.  THIS AREA REQUIRES

NATIVE GRASSLAND SEEDING AND PLANTING PER

CITY OF AUSTIN STANDARD SPECIFICATION 609S.6

INCLUDING TOPSOIL AND SEED BED PREPARATION,

TEMPORARY IRRIGATION, AND WEED MAINTENANCE

75' CWQZ SETBACK

FEMA 100-YR FLOODPLAIN

ELEV = 501.4

EXISTING SHORELINE

ELEV = 492.8

DRAINAGE EASEMENT PER PLAT

LAKE AUSTIN GRADIENT

ELEV.= 482.0

11.3'

21.0'

43.8'

44.4'

LIMIT OF CONSTRUCTION

PROPOSED GRADING

PROPOSED ACCESS

SEE SHEET 6 FOR DETAILS

BEGIN CONSTRUCTION OF

PROPOSED BULKHEAD XSEC A

SEE DETAIL ON SHEET 3

INSTALL

TREEBOARDS

PROPOSED 21.0' X 43.8' DOCK

DREDGE = 25 CU YD

SEE SHEETS 5 AND 6 FOR DOCK

PLAN AND ELEVATION VIEWS,

DREDGE CALCULATIONS

AND COFFER WALL LOCATIONS

WETLAND FRINGE

APPROX. 7FT X 170FT

END XSEC A

INSTALL STACKED ROUNDED RVER ROCK IN 

1

2

 CRZ

MINIMUM DIAMETER = 10"

RESUME CONSTRUCTION OF

PROPOSED BULKHEAD XSEC A

AND XSEC B

SEE DETAILS ON SHEET 3

TURN WALLS UPSLOPE 90 DEG

AT WALL ENDS

TOP OF WALL ELEV = GROUND

ELEV AT WALL TERMINUS

TURN WALLS UPSLOPE 90 DEG

AT WALL ENDS

TOP OF WALL ELEV = GROUND

ELEV AT WALL TERMINUS

TREE WELLS

INSTALL TREE

BOARDS

FLOATING SILT SCREEN

APPROX. 280 LF

MITIGATION PLANTING AREA

SEE MITIGATION PLANTING

PLAN THIS SHEET

          MITIGATION PLANTING SCHEDULE

             PLANT NAME                           NUMBER OF PLANTS                   PLANT CATEGORY

Bald Cypress (Taxodium distichum)^  1 Tree

Mexican Plum (Prunus mexicana)*  4      Small Tree

White Mistflower (Ageratina havanensis)* 30 Shrub

Coralberry (Symphoricarpos orbiculatus)^ 35 Shrub

Native Iris (Iris fulva, hexagona or virginiana)** 40          Perennial

Big Muhly (Muhlenbergia lindheimeri)** 40 Ornamental Grass

Spider Lily (Hymenocallis lirisome)** 40        Perennial

                                                                 TOTAL = 190 PLANTS

*WOODY VEGETATION:  69 PLANTS REQUIRED;  70 PLANTS PROVIDED

** WETLAND PLANTS:  114 PLANTS REQUIRED; 156 PLANTS PROVIDED

^ BOTH A WOODY AND WETLAND PLANT

PLANTING MITIGATION CALCULATIONS

DISTURBED AREA WITHIN THE CWQZ

· ALL DISTURBED AREAS WITHIN THE CWQZ SHALL BE REVEGETATED PURSUANT TO 609S

SPECIFICATIONS, USING 609S SEEDING AND PLANTING

· AREA OF IMPACT IS APPROXIMATELY 5980 SF

· PLANTING CRITERIA RECOMMENDS (1) PLANT/86.6 SF

· 5980 SF/86.6= (69) 1 GALLON PLANTS

WETLAND MITIGATION CALCULATIONS

· WETLAND MITIGATION REQUIREMENTS WILL BE MET ACCORDING TO ECM 1.10.4(D)

· WETLAND PLANT MITIGATION IS INCLUDED IN THE MITIGATION PLANTINGS.

· 170 LF WETLAND/1 PLANT PER 3 FT = 57 WETLAND PLANTS

· ASSUMING TWICE THAT NUMBER DUE TO THE WIDTH OF THE WETLAND

· TOTAL NUMBER OF WETLAND PLANTS = 114 WETLAND PLANTS

BULKHEAD MITIGATION CALCULATIONS

· 172 LF OF BULKHEAD PROPOSED

· 172/3 = 58 PLANTS

TOTAL NUMBER OF REQUIRED MITIGATION PLANTS = 69 + 114 = 183 PLANTS

PLANTING MITIGATION NOTES

· ALL PLANTS TO BE SOURCED WITHIN A 200 MILE RADIUS OF AUSTIN.

· FOLLOW ALL GUIDELINES FOUND IN THE CITY OF AUSTIN ENVIRONMENTAL CRITERIA

MANUAL, REFERENCE CODE SECTIONS ECM 1.13.0, ECM 1.10.4(D), & ITEM NO. 609S AS

APPLICABLE

· ANY SPECIES MAY BE SUBSTITUTED WITH THE SAME QUANTITY OF ANOTHER SPECIES

FROM THE APPROVED LIST WITHIN ECM ITEM 609S OR ANOTHER SPECIES APPROVED BY

COA WETLANDS BIOLOGIST REVIEWER

· BALD CYPRESS IS 4" CALIPER TREE; MEXICAN PLUMS ARE 2" CALIPER TREES; ALL PLANTS

ARE 1-GALLON PLANTS INSTALLED AT 3' C-C SPACINGS.

2

HOME UNDER CONSTRUCTION

INSTALL MULCH SOCK

APPROX 39 LF

INSTALL MULCH SOCK

APPROX 20 LF

EXISTING TOPO

PROP0SED GRADING

NOTE:

SEE PLAT (SHEET 4) FOR

EASEMENT DOCUMENTATION

SOURCE OF TOPOGRAPHY:

CITY OF AUSTIN AND LAND SURVEY

EXISTING SHORELINE

ELEV = 492.8

PROPOSED BULKHEAD

SHORELINE ELEV. = 492.8'

TOP OF WALL = 494.8'

UNDULATING SHORELINE LOCATION TO

ACCOMMODATE THE INSTALLATION OF  40

WETLAND PLANTS AT THE WATERLINE

INCLUDING NATIVE IRIS, BIG MUHLY, AND

SPIDER LILY.  SEE BULKHEAD XSEC B ON

SHEET 3 FOR WALL DETAIL AT WATERLINE

WETLAND INSTALLATIONS.
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EXHIBIT 2 

ARCHITECTURAL RENDERING OF THE PROPOSED BOAT DOCK 

AT 8818#1 BIG VIEW DRIVE 
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EXHIBIT 3 

DREDGE QUANTITY VS. EXTENSION INTO THE LAKE 
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EXHIBIT 4 

AERIAL PHOTO OF DOCKS 

IN PROJECT VICINITY 
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PROPOSED DOCK AT 8818#1 BIG VIEW

30FT. SHORELINE OFFSET

BOA VARIANCE C15-2015-0049
DOCK EXTENDS 45' INTO THE LAKE

BOA VARIANCE C15-2015-0050
DOCK EXTENDS 45' INTO THE LAKE

8818 #4 BIG VIEW DRIVE
BOA VARIANCE C15-2015-0113

DOCK EXTENDS 45' INTO THE LAKE

8818 #2 BIG VIEW DRIVE
SP-2011-0012D

DOCK EXTENDS 45' INTO LAKE

8818#1  BIG VIEW  ROAD
EXHIBIT 4

Janis Smith Consulting, LLC
1505 Westover Road Austin, Texas   78703 512-914-3729

Texas Board of Professional Engineers Registration Number F-16978
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EXHIBIT 5 

DOCK ELEVATION SHEET 
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