LAND DEVELOPMENT CODE REVISION
RESPONSES TO CONSTITUENT QUESTIONS FROM DISTRICT 7

1. Use of Payments-in-lieu of Onsite Flood Controls. The new code does support the use of
payment-in-lieu of flood controls in our Regional Stormwater Management Program (RSMP) in
limited circumstances: namely for small sites of under ½-acre in size. These projects would
automatically qualify for RSMP. They would need to meet with City staff to determine (at staff
discretion) if an offsite improvement was warranted (e.g., stormwater pipe or inlet upgrade)
and/or payment was the appropriate solution. Any funds collected in this fashion would be used
for flood mitigation projects (pipe and conveyance upgrades, etc.) in the same watershed.
Larger sites (those greater than ½-acre in size) constitute a much larger land area than those of
less than ½-acre and are proposed to be required to provide full flood mitigation assuming
“greenfields” conditions. In fact, the ratio of the impervious area proposed that would require
flood mitigation to the area of increased impervious cover entitlements is about 25:1. We
believe that this represents great forward progress in addressing flood problems in Austin.
2. Concern about Shoal Creek flooding. Our department has invested heavily in many flood
solutions (e.g., detention ponds, channel improvements, and home buyouts) along this creek
over the years. Our new understanding of flood risk in Austin—revealed by the recent Atlas 14
study—indicates that what we used to believe was the 500-year floodplain is now more like the
100-year floodplain. Council recently passed an ordinance to regulate to this more accurate
level of protection. Given the large land area of watersheds like Shoal Creek compared to the
relatively small area of increased impervious cover entitlements, we do not expect any
significant change in flood levels. In accordance with Council direction, staff has proposed a
zoning map that holds the line on impervious cover entitlement increases.
3. Allowable impervious cover in Allandale. The proposed LDC Revision does not propose
significant changes in impervious cover (IC) entitlements for Allandale. There are properties in
“transition zones” that are proposed to have their maximum IC increase from 45% to either 50%
or 60%, but there are also other zoning categories (mainly commercial) that have their
maximum IC levels decrease. (Staff is trying to balance the changes to meet Council’s direction
on missing middle housing and no-increase in impervious cover.) Again, the small changes seen
in smaller subareas are not expected to have a meaningful impact on the drainage system.
4. Impact of impervious cover in 25 to 100 year floods. Our Watershed Protection Department
studies do show that the larger the flood, the less relative impact impervious cover has on
downstream flows. This has to do with the ability of soils to hold and infiltrate smaller storms
but—again, on a relative basis—not as much for the larger storms. But we do still recognize that

impervious cover is a factor for protecting Austin’s water quality and managing erosion and
flooding, and staff supports the Council’s directive to hold the line on entitlement increases.
5. Flooding near House Park. City staff too are concerned about the flooding that occurs
downtown in the area around the House Park ballfield. We recently completed a feasibility
study to assess the possible solutions to flooding along Shoal creek between 15th St. and Lady
Bird Lake. (You can find out more about the study at this link:
http://www.austintexas.gov/shoalcreekfloods)
6. Small sites vs. larger sites with payment-in-lieu. You refer to p. 26 of our Staff Report where we
talk about the relative numbers and areal extents of properties smaller and larger than ½-acre in
size:
MAINTAIN EXISTING OPTION FOR PAYMENT-IN-LIEU IN URBAN WATERSHEDS.
The LDC Revision maintains the existing code provision for payment in-lieu of on-site
water quality controls for sites in Urban watersheds, which applies to commercial and
multifamily sites that are one acre or smaller and single-family residential subdivisions
that are two acres or smaller. The payment-in-lieu program allows sites to maximize the
developable area while helping fund water quality retrofits constructed by the
Watershed Protection Department. Approximately 50 to 60 percent of commercial and
multifamily sites along the corridors could be eligible to provide a payment in-lieu of
building on-site controls. Although many small sites could benefit, they comprise a
relatively small amount of the total land area. Sites larger than one acre comprise
approximately 90 percent of the land area of commercial and multifamily properties
along the corridors and thus represent the bulk of stormwater to be treated.
Since the 1991 Urban Watersheds Ordinance, Austin’s code has sought to balance the need for
environmental protection with the need to encourage redevelopment of existing, legacy
properties. Older commercial properties—such as those along most of our older roadway
corridors—often have high impervious cover and no water quality controls. We want these to
redevelop so that they provide a host of new public benefits to our community: updated
services, more housing, landscaping, street trees, sidewalks, safer transportation access, and so
forth. If property owners are discouraged from redeveloping by too many code requirements,
they elect to just remodel their buildings and not provide these benefits (which are only
required of full redevelopments). The statistics we present in the above paragraph show that
while smaller commercial properties (< 1.0 acre) in the Urban Watershed areas are numerous
(50-60% of all sites by count), they only represent 10% of the land area of this class of
properties. The other 90% of the commercial land area is located on properties of greater than
1.0 acre that are subject to onsite water quality requirements. So the vast majority of land in
these areas, when redeveloped, would still have to provide water quality ponds to slow and
filter water. And for the small sites on the 10% area where we collect payment-in-lieu monies,
we build offsite water quality projects in parks and other public spaces.
7. Infill residential impacts on flooding. We understand your desire to see more justification for
our statement that "Contrary to intuition, analysis by the Watershed Protection Department
shows that new impervious cover from infill residential development does not significantly
worsen problems for these systems." As we mention, this is not intuitive and we ourselves
studied this question at both the larger “creek flooding” and “local flooding” scales in

preparation for our work on the Land Development Code recommendations. We are attaching a
copy of a report that we wrote to investigate this issue. (Note that when we model watersheds,
we always include the street rights-of-way and associated pavement. We only left out the roads
when we compared the areas subject to zoning.) The main bottom line is that, although
impervious cover does affect runoff and stormwater flows, the very small increments of
impervious cover increases envisioned by the LDC Revision do not create significant changes.
But, as we state in the Staff Report, we must still be vigilant for lot-to-lot flooding and need to
resolve a large number of outstanding flooding concerns via our capital projects and operating
programs.

