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Benefits of stilt house construction on a slope

Flexibility w
ith regard to hom

e placem
ent on steep and uneven terrain

Total ground contact area of the structure is m
inim

ized, 

Less required alteration and grading of the slope

Less need to dam
age and rem

ove trees

G
reatly sim

plifies drainage design and scale

C
onstruction related environm

ental disturbance is less

Less detrim
ental to long term

 soil health

Parking can be under the house, reducing im
pervious cover

W
ell suited to difficult, or environm

entally sensitive sites

Provides covered outdoor space for w
ork, play, storage, etc.

A
ble to better conform

 to im
pervious cover restrictions associated w

ith steep city regulated property J

P-2/238



Vested R
ights Flow

 C
hart
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Variance rules under the 1980 Lake A
ustin W

atershed D
ocum

ent

T
he variance rules are printed at bottom

. M
uch of the language w

as clearly borrow
ed forw

ard to becom
e the current Board 

of A
djustm

ent text

A
bsent is m

ention of im
pairm

ent of the ordinance and adjacent property use, and neighborhood character

A
dded is that the variance w

ill be the m
inim

um
 departure from

 the code, cause no harm
ful environm

ental consequences, and 
that w

hen com
paring developm

ent, they m
ust be sim

ilarly tim
ed

W
e believe this is conducive to a stilt house being allow

ed, having been built on sim
ilarly situated steep lots in recent years,

and having m
inim

ized environm
ental effects

Variances
from

 the term
s of this ordinance m

ay be granted by the planning com
m

ission only if it is found that, because of special circum
stances applicable to the 

property involved, a strict application deprives such property of privileges or safety enjoyed by other sim
ilarly situated property w

ith sim
ilarly tim

ed developm
ent. 

W
here such conditions are found, the variance perm

itted shall be the m
inim

um
 departure from

 site developm
ent standards necessary

to avoid such deprivation of 
privileges enjoyed by such other property and to facilitate a reasonable use, and w

hich w
ill not create significant probabilities of harm

ful environm
ental 

consequences. 

In no case m
ay a variance be granted that w

ill provide the applicant w
ith any special privileges not enjoyed by other sim

ilarly
situated properties w

ith 
sim

ilarly tim
ed developm

ent.

this docum
ent can be found here          http://w

w
w

.cityofaustin.org/edim
s/docum

ent.cfm
?id=17929
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A
lternate m

ethod, 1980 L.A
. w

atershed ordinance

A
n alternate m

ethod
found in the 1980 docum

ent 
bears striking resem

blance to their proposal (see 
below

)

In short, com
prehensive storm

-w
ater capture facility 

m
ust be installed on the property, exem

pting it from
 

im
pervious cover restrictions

T
his w

ould need to be approved by the city 
Environm

ental and Engineering departm
ents, w

hich 
w

e believe is unlikely to happen

T
his m

ethod has brought forth a proposal covering 
this lot in concrete nearly top to bottom

.

T
he upper retaining w

all system
 near the R

im
rocks

should not be allow
ed

O
ur C

ivil engineering letter critiques the current 
drainage plan

A
lternative m

ethods -A
s an alternative to com

pliance w
ith the site disturbance 

erosion and sedim
ent control and im

pervious coverage requirem
ents of this section, 

the developer m
ay choose to provide a com

plete storm
 w

ater m
anagem

ent system
 

w
hich shall m

eet the perform
ance standards set forth below

. It shall be the 
responsibility of the developer to provide the engineering data, calculations, m

aps, and 
other inform

ation necessary to prove that the developm
ent shall not exceed the 

standards. Said alternatives shall be approved by the director of engineering, if it 
determ

ines that the alternatives:

(1) w
ill, in accordance w

ith criteria and standards set forth in the departm
ent of 

engineering's A
ustin D

rainage C
riteria M

anual, not exceed the runoff rate levels 
predictable under the specific criteria the alternative m

ethods are to replace; and,

(2) w
ill not result in predictable low

ering of the w
ater quality (in term

s of fecal 
coliform

, lead, total organic carbon, total nitrogen, total phosphorus, hydrocarbons-
hexane extract, and suspended solids) of the subject tract runoff from

 the quality level 
expected under the specific criteria the alternate m

ethods are to replace.

A
ny alternate proposals for controlling quality and rate of runoff m

ust be capable of 
being legally enforced. T

he developer or applicant shall have the burden of proof in 
establishing the m

erits of any proposed alternative m
ethods. T

he proposal shall be 
certified by a registered professional engineer w

ith expertise in the area of concern.

A
ll alternative proposals, m

ethods and plans shall be subm
itted fay the applicant to the 

directors of engineering and office of environm
ental resource m

anagem
ent for review

.

Prior to action on the site developm
ent perm

it application, the city attorney shall 
approve the enforceability of the proposals.
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•
T

he Board of A
djustm

ent has encouraged us to seek a com
prom

ise rather than sim
ply 

advocating denial of this variance request.  W
e recognize that the applicants have decreased 

their project’s size, but its scale and appropriateness continue to concern us.  D
o these 

results conform
 to the area of character of the neighborhood? 

•
W

e are suggesting reasonable developm
ent to enable the ow

ners to enjoy the property w
ith 

less environm
ental im

pact.
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W
e w

ould propose an 
alternative developm

ent m
odel 

of a “stilt house” w
ith a pier 

and beam
 foundation,  a 

m
inim

al im
pervious footprint, 

and a gravity-fed septic system
.

A
 recent exam

ple of this 
construction is 1806 Ski Slope 
D

rive, situated on Lake A
ustin 

less than a m
ile from

 2803 
Edgew

ater. 

W
e also suggest that the 

ow
ners m

ight utilize the 
adjacent lot w

hich they also 
ow

n for their septic field. 
R

ough sketch of sam
ple “Stilt H

ouse”
1806 Ski Slope D

rive
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A
dvantages of “stilt” construction –

flexibility of placem
ent on slopes, less need 

to alter and grade the land, less need to 
dam

age or rem
ove trees, and greatly 

sim
plified drainage requirem

ents.
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