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Engineering Analysis 
The applicant is requesting approval of a Qualified Watershed Protection Plan Phase 2 (QWPP2) based 
upon reclamation of land within the Draft FEMA 100-year floodplain of Purgatory Creek. Proposed site fill 
is outside the effective current FEMA 100-year floodplain.  
 
The site is currently not being used.  There are several buildings located on the site (some have been 
removed recently) that were used during the operation of the Tuttle Lumber Company.  Several of these 
existing buildings are also within the Draft FEMA 100-year floodplain.   
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Applicant Information: 

 
 

Agent: 
 
 
 
Applicant: 
 
 
 
Property Owner: 

Jacobs 
2705 Bee Caves Road, Suite 300 
Austin, TX  78746 
 
Jacobs 
2705 Bee Caves Road, Suite 300 
Austin, TX  78746 
 
Tuttle Lumber Co., Ltd. 
228 S Guadalupe Street 
San Marcos, TX 78666  
 

  

Notification: Notification not required               

Subject Property:  
Legal Description: 3.27 acre tract out of the JM Veramendi Survey, Abstract 17 
Location: North bank of Purgatory Creek at Guadalupe Street  
Existing Use of Property: Site not in use, Previously Tuttle Lumber yard   
Zoning: Urban Center (T5) 
Proposed Use of Property: Student Housing 
  
  
Frontage On: Guadalupe Street 
Area Zoning and Land Use 
Pattern: Location Current Zoning Existing Land Use 

N of Property Urban Center 
(T5) 

Commercial 

W of Property Single Family 
Residential, 
Mixed Use 

Single family 
residential 
Auto mechanic and 
Wrecker Service 

S of Property Urban Center 
(T5), Civic Space 

Commercial, 
Automotive repair, 
San Marcos Station 

E of Property Urban Center 
(T5) 

Commercial  
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The proposed building is the encroachment into the Draft FEMA 100-year floodplain.  The footprint of the 
proposed building is in a similar location of the existing buildings.  The development also includes 
increasing flood conveyance by increasing the width of a portion of the Purgatory Creek channel by 7.5-
feet and lowering the top-of-bank by 1-foot for a width 22-feet.  Channel improvements will not impact 
bottom of channel where possible Waters of the US may exist.   
 
The development was required to meet all conditions of the new Flood Damage Prevention Ordinance.   
 
The 1D hydraulic analysis of the existing conditions included all existing buildings that were in place in 
2015 and allowed full flood conveyance through most of these buildings.  This is a more conservative 
representation of the Draft FEMA 100-year floodplain during existing conditions. 
 
The 1D hydraulic analysis of the proposed improvements included the proposed building and the 
proposed channel improvements.  Three additional model cross sections were added to the existing 
conditions and proposed conditions models with a total of six model cross sections representing the 
proposed development.  The 1D hydraulic analysis shows that the proposed improvements do not 
increase the 100-year water surface elevation.   
 
The modeling shows an approximate average reduction of 0.4-inches adjacent to the site and for a 
distance of approximately 1000-feet upstream.  The reduction eventually attenuates to 0 at approximately 
4000-feet upstream of the site.  Some flood reduction benefits are also seen downstream to LBJ Drive 
due to increased flow conveyance through the railroad and Guadalupe Bridges due to the channel 
widening. 
 
The compensatory floodplain storage requirement has been met with the project.  The removal of the 
existing buildings on site and the proposed channel widening provides additional storage for the site to 
meet the requirement.   
 
The finished floor elevation has been set to 583.5-feet which is 2-feet above the Draft FEMA 100-year 
floodplain.   
 
Existing site impervious cover is approximately 92% and the impervious cover for the proposed site is 
approximately 73%. 
 
The Tuttle Lumber site was required to treat 1.10 acres of impervious cover to improve water quality for a 
previous permit.  The proposed development will continue to treat 1.10 acres of impervious cover with a 
water quality BMP. 
 
The project does impact the water quality zone.  However, the amount of impervious cover within the 
water quality zone has been reduced and the Land Development Code allows existing impervious cover 
to be replaced within a water quality zone. 
 
Stormwater detention is not required for the site since the amount of runoff from the site is reduced due the 
reduction of impervious cover. 
 
Temporary erosion control measures shown to be implemented during construction appear adequate 
except for the following: 

• Include note on the Erosion and Sedimentation Control Plan that specifies the revegetation of the 
excavated slope in a way that meets COSM revegetation standards and requires the installation 
of soil retention blanket per COSM soil retention blanket detail. 

• Show silt fencing at the bottom of the excavated slope on the Erosion and Sedimentation Control 
Plan. 

No portion of the tract is located within the Edwards Aquifer Recharge Zone. 
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Based upon the engineering review of this Qualified Watershed Protection Plan, Phase 2, it meets the 
applicable technical requirements of Chapter 5 of the Land Development Code, except for the temporary 
erosion control measure inadequacies noted above. 

Staff provides this request to the Commission for your consideration and recommends approval 
with the condition that a revised set of plans are provided addressing the temporary erosion 
control plan inadequacies noted above. 

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) Other water quality zones - factors. Where land subject to the plan lies in whole or in part within a river 
or stream corridor water quality zone located outside 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, and/or the 
specific criteria in Chapter 5, Article 3;  

c. Whether any proposed mitigation plan offsets the impacts to water quality resulting from 
increased development within a buffer zone; and  

d. Whether the Watershed Protection Plan is consistent with proposed clustering or development 
transfers outside the plan area.  

(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 element 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 element 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. 
 

http://library.municode.com/HTML/11549/level2/SPBLADECO_CH5ENRE.html#SPBLADECO_CH5ENRE
http://library.municode.com/HTML/11549/level2/SPBLADECO_CH5ENRE.html#SPBLADECO_CH5ENRE
http://library.municode.com/HTML/11549/level2/SPBLADECO_CH5ENRE.html#SPBLADECO_CH5ENRE
http://library.municode.com/HTML/11549/level2/SPBLADECO_CH5ENRE.html#SPBLADECO_CH5ENRE
http://library.municode.com/HTML/11549/level2/SPBLADECO_CH5ENRE.html#SPBLADECO_CH5ENRE
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(3) 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.  
 
(4) 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: 
 
 
Gregory J. Schwarz, PE, LEED AP Senior Engineer             1-4-17 
Name                    Title                Date 
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Ineffective flow shadow noves out 5.0 ft in Proposed Conditions.
The bank is cut back 7 feet therefore moves the the IF shadow
over by 5.0 feet in the skewed cross section (34 deg skew).

Attachment 2

.... Downstream ineffective flow shadow line at 4:1. 
This shadow dies at the bridge embankment.  Additionally, the
shadow overlaps with existing ineffective flow area due to bridge.  
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