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ZONING CHANGE REVIEW SHEET 

CASE: C14-2020-0007– 
             2001 Guadalupe Street Zoning 

DISTRICT: 9 

ZONING FROM: CS-NP TO: CS-MU-NP 

ADDRESS: 2001 Guadalupe Street SITE AREA: 0.201 acres (8,755 sq. ft.) 

PROPERTY OWNER:  
Powell-Corbett LLC (William Corbett) 

AGENT:  
Coats-Rose (John Joseph) 

CASE MANAGER: Mark Graham (512-974-3574, mark.graham@austintexas.gov ) 

STAFF RECOMMENDATION: 
The staff recommendation is to grant general commercial services – mixed use – 
neighborhood plan (CS-MU-NP) combining district zoning. For a summary of the basis of 
staff’s recommendation, see case manager comments below.  

PLANNING COMMISSION ACTION / RECOMMENDATION: 
Scheduled for April 14, 2020 

CITY COUNCIL ACTION: 
Scheduled for April 9, 2020  

ORDINANCE NUMBER: 

ISSUES 
While there is staff support for the requested Mixed Use zoning for the property at 2001 
Guadalupe Street, there are other processes available that may provide more flexible 
development standards such as parking, height, floor to area ratio (FAR) and in return require 
participation in affordable housing, streetscape investments and adherence to design standards. 

CASE MANAGER COMMENTS: 
The subject lot is on the east side of Guadalupe Street at the south end of “The Drag,” a 
nickname for the portion of Guadalupe Street along the western edge of the University of Texas 
(UT) Austin Campus. The lot is situated between the five-story University of Texas, McCombs 
Business School on the south and the two story Dobie Center retail buildings to the north, in the 
shadow of the 27 story Dobie residential tower. This busy section of the West Campus 
Neighborhood has many apartments and condominiums housing UT students as well as food, 
clothing, school supplies and service businesses catering to students and university employees.  
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The 0.201 acres (8,755 square foot) parcel is located on the northeast corner of Guadalupe Street 
and West 20th Street. On the parcel there are three retail commercial buildings, two one story 
buildings and a two story building. There is also outside seating between the building and 
Guadalupe Street for patrons of the food oriented businesses. The adjacent lot to the north is 
vacant.  

The current zoning is General Commercial Services - Neighborhood Plan (CS-NP) district. The 
applicant is requesting the addition of Mixed Use (MU) combining to allow building up to 66 
dwelling units on the lot.  

Guadalupe is a designated Core Transit Corridor and supports mixed use and intensity of use.  

University Neighborhood Overlay 
The subject tract is within the University Neighborhood Overlay (UNO) district (LDC 25-2 
Section 179). The purpose of the district is to promote high density redevelopment, provide a 
mechanism for the creation of a densely populated but livable and pedestrian friendly 
environment. The Future Land Use Map (FLUM) indicates Mixed Use, Transportation. The 
current request is consistent with the FLUM.  

A representative of University Area Partners responded to the hearing notice for this case in 
opposition to the request. They pointed out that the purpose (12.1.1) of UNO is to establish 
design criteria for all buildings and streetscapes within the UNO District with the goal of 
reinforcing the human scale/pedestrian friendly environment of the district. Participating lots in 
the UNO: Dobie subdistrict adhere to design standards for building walls and roof planes and 
provide street trees, pedestrian scale lighting and street furnishings, including benches, bike 
racks and trash receptacles. 

To participate, the property owner files a site plan and elects for the property to be governed by 
the UNO District Requirements (25-2-751). Properties in the UNO have a process for reducing 
parking and setback requirements. A site plan filed under the UNO provisions is reviewed for 
building design and may achieve increase height and allowed Floor to Area Ratio (FAR). UNO 
also requires an affordable housing commitment for properties that opt-in to UNO district 
governance.   

Height, Parking 
Building heights along Guadalupe Street and governed by the UNO Dobie district have a height 
limited of 65 feet. That limit is 5 feet more than the underlying CS zoning height limit because of 
a provision in (25-2-752) that says UNO division of the Land Development Code supersedes 
other provisions of this title to the extent of conflict.  

Request 
From General Commercial Services – Neighborhood Plan (CS-NP) combining district to General 
Commercial Services – Mixed Use – Neighborhood Plan (CS-MU-NP) combining district.  
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Legal Description: 

Lot 5 Outlot 21 division of Louis Horsts Subdivision (tax parcel 2016168899) as recorded in 
Book ‘Z,’ Page 594 and Book ‘Z,’ Page 613 of the Deed Records of Travis County, Texas.  

BASIS OF RECOMMENDATION: 

1. The proposed zoning should be consistent with the purpose statement of the district sought.  

(CS) General Commercial Services district is intended predominately for commercial and 
industrial activities of a service nature having operating characteristics or traffic service 
requirements generally incompatible with residential environments. 

MU – Mixed Use combining district is intended for combination with selected base 
districts, in order to permit any combination of office, retail, commercial, and residential uses 
within a single development.  

The Neighborhood Plan FLUM supports mixed use with retail and residential, the 
UNO/Dobie district supports mixed use residential and the Central Austin Combined 
Neighborhood Planning Area supports mixed commercial and residential uses in this area.  

2. The proposed zoning should satisfy a real public need and not provide special privilege to 
the owner.  

There is a growing demand for housing in the University and Downtown Austin area. This 
area is well suited for people who walk and use public transportation to take advantage of the 
jobs, entertainment, goods and services along the Guadalupe corridor. There is a lack of 
affordable housing for students and this location would be very convenient for students. 
There are many residential buildings currently under construction near the Guadalupe 
corridor and near UT.   

3. Zoning should allow for reasonable use of the property. 

The addition of residential uses is a reasonable way to increase the intensity of use for the 
subject property.  

EXISTING ZONING AND LAND USES: 

 Zoning Land Uses 
Site CS-NP Restaurant, retail, personal services 
North CS-NP, UNZ Vacant land, entertainment, retail, 

residential, UT education 

South CS-NP, DMU Education 
East MF-4, CS-NP, GR-NP Residential condos, parking, University 

Bldgs.  
West CS-NP Restaurants,  repair shop, church 
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NEIGHBORHOOD PLANNING AREA: Central Austin Combined Neighborhood Plan (West 
University). Current land use on FLUM: Mixed Use. Proposed land use: Mixed Use. A 
Neighborhood Plan amendment is NOT required.  

TIA: The TIA determination is deferred until site plan application, when land use and intensities 
will be finalized.  

WATERSHED: Shoal Creek – Urban. Impervious coverage allowed: 95%   

OVERLAYS: Green Building Mandatory: University Neighborhood Overlay. Neighborhood 
Planning Area: West University.  Residential Design Standards: LDC/25-2-Subchapter F. West 
Campus Neighborhood Overlay: DOBIE  

SCHOOLS:  

• AISD: Lee Elementary Kealing Middle McCallum High 

 

NEIGHBORHOOD ORGANIZATIONS 

Austin Independent School District 
Austin Lost and Found Pets  
Austin Neighborhoods Council 
Bike Austin 
Central Austin Community Development 
Corporation 
Friends of Austin Neighborhoods 
Homeless Neighborhood Association 

 

My Guadalupe 
Neighborhood Empowerment Foundation 
Preservation Austin 
SELTexas 
Sierra Club 
Austin Regional Group 
The University of Texas at Austin 
University Area Partners 
 

AREA CASE HISTORIES: 

Number Request Commission City Council 

C14-04-0021 
 

Central Austin Combined 
NP (West University) 
Rezoning. To change base 
district zoning on 454.13 
acres on 329 tracts 

To Grant Apvd. (05/19/2005) 

C14-2007-0262  
 

Central Austin Combined 
Neighborhood Planning 
Area Vertical Mixed Use. 
To add V, vertical mixed 
use to 20.42 acres of land. 

To Grant Apvd. (06/11/2009) 
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Number Request Commission City Council 

C14-2016-0059 
KKG 1 (Kappa Kappa 
Gamma) 
2001 University Ave 

MF4-H-NP to GO-H-NP To Grant Apvd. (09/22/2016) 

C14H-2009-0013 
Kappa Kappa Gamma 
House 
2001 University Ave 

MF-4-NP to MF-4-H-NP To Grant Apvd. (08-06-2009) 

C14-2016-0058 KKG 2 
(Kappa Gamma House) 
1911 ½ University Ave 

MF-4-NP to GO-CO-NP 
Conditions: Uses not 
permitted: Professional 
office, medical offices-
exceeding 5000 sq. ft. gross 
floor area, administrative 
and business offices, 
personal services, medical 
offices-not exceeding 5000 
sq. ft. gross floor area.  

To Grant Apvd. (09/22/2016) 

 

RELATED CASES:  
C14-04-0021 West University Neighborhood Plan 

C14-2007-0262 Central Austin Combined Neighborhood Planning Area Vertical Mixed Use 

OTHER STAFF COMMENTS: 

Transportation  

 

Street Characteristics 

Name ROW Pavement Classification Sidewalks Bicycle 
Route 

Capital 
Metro 
(within ¼ 
mile) 

W. 20th St 70’ 30’ Level 1 (local) Yes Yes No 
Guadalupe 125’ 65’ Level 3 (Minor 

Arterial) 
Yes Yes Yes 
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Comprehensive Planning 

The zoning case is located on the northeast corner of W. 20th Street and Guadalupe Street on a 
0.201 acre tract of land that is located in the Downtown (Imagine Austin) Regional Center. 
The subject property is located within the boundaries of the Central Austin Neighborhood 
Planning Area, in West University and contains a small two story building with retail shops.  
Surrounding land uses includes retail uses to the north, including a Target store; to the south is an 
office building and a University of Texas building; to the east is an apartment building and a 
parking garage; to the west is a shopping center and a church. The proposed use is 66 unit 
multistory multifamily residential housing project. 

Connectivity: Public sidewalks are located partially along West 20th Street and are on both sides 
of Guadalupe Street. Bike lanes are also located on both sides of Guadalupe Street. A CapMetro 
transit stop is located less than 100 feet away on Guadalupe Street. The mobility and 
connectivity options in this area are excellent. 

Central Austin Combined Neighborhood Planning Area (CACNP) 
The Central Austin Combined Neighborhood Plan Future Land Use Map identifies the subject 
area as being classified as ‘Mixed Use;’ Zone CS-MU is permitted under this future land use 
category. Mixed Use is meant to encourage more retail and commercial services within walking 
distance of residents. The subject property is also located in the University Area Overlay (UNO) 
District, which allows for denser, pedestrian oriented, commercial and multi-family 
development. 

The following Goals, Objectives and Recommendations in the CACNP are applicable to this 
case: 

Goal Three: Allow mixed-use development along the existing commercial corridors that 
is pedestrian oriented, neighborhood friendly, neighborhood scaled, and serves 
neighborhood needs. (p. 74) 

Goal Four: West Campus should become a dense, vibrant, mixed-use and pedestrian 
oriented community. (p. 83) 

Objective 4.1: Promote quality, higher density mixed use and multi-family 
development in West Campus while preserving nearby single-family neighborhoods. 
(p. 85) 

Recommendation 3: Establish the University Neighborhood Overlay (UNO) for 
the West Campus area that allows denser, pedestrian-oriented commercial and 
multi-family development (see “Proposed University Neighborhood Overlay 
[UNO] Boundaries and Districts” map on page 87 and Architectural Guidelines 
for the UNO District beginning on page 116). The overlay should function as 
providing a development bonus to projects that choose to follow the provisions 
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of the overlay. The development bonuses should include, but not be limited to, 
providing for (p. 86) 

• Increasing building heights above what is allowed by the base zoning district 

• Reducing site area requirements for multi-family development 

• Relaxing and/or eliminating other site development standards such as allowing 
higher amounts of impervious cover than the base zoning district, waiver of 
compatibility standards, and reduction of required parking spaces for 
commercial uses. The provisions of the overlay should be designed to promote 
projects that are long lasting and of high quality. 

Map on page 87 identifies this property in the ‘Dobie District’ which would 
allow a building to be 60 feet tall or five stories in height) 

Goal 4 of CACNP appears to support the relaxation or elimination of various site development 
standards in the UNO district to promote a ‘dense, vibrant, mixed-use and pedestrian oriented 
community’ and multifamily development and appears to be supported by the CACNP. 

Imagine Austin 
The Imagine Austin Comprehensive Plan locates the subject property within the boundaries of a 
‘Regional Center’, as identified on the Imagine Austin’s Growth Concept Map. A Regional 
Center is the most urban of the three activity centers outlined in the growth concept map. These 
centers are and will be the retail, cultural, recreational, and entertainment destinations for Central 
Texas. 

The following Imagine Austin policies are also applicable to this case: 

• LUT P3 Promote development in compact centers, communities or along corridors that are 
connected by roads and transit, are designed to encourage walking and bicycling, and reduce 
healthcare, housing and transportation costs. 

• LUT P5. Create healthy and family-friendly communities through development that includes 
a mix of land uses and housing types and affords realistic opportunities for transit, bicycle, 
and pedestrian travel and provides both community gathering spaces, parks and safe outdoor 
play areas for children. 
 

• LUT P7. Encourage infill and redevelopment opportunities that place residential, work, and 
retail land uses in proximity to each other to maximize walking, bicycling, and transit 
opportunities. 

• HN P11. Protect neighborhood character by directing growth to areas of change and ensuring 
context sensitive infill in such locations as designated redevelopment areas, corridors, and 
infill sites. 
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Based on the property being located within a Regional Center and in the UNO District, which 
both encourage high density mixed use and multifamily development, the proposed project 
appears to be supported by the Imagine Austin Comprehensive Plan. 

Environmental 

1. The site is not located over the Edwards Aquifer Recharge Zone. The site is located in the 
Shoal Creek Watershed of the Colorado River Basin, which is classified as an Urban 
Watershed by Chapter 25-8 of the City's Land Development Code. It is in the Desired 
Development Zone. 
 

2. Zoning district impervious cover limits apply in the Urban Watershed classification. 
 

3. According to floodplain maps there is no floodplain within or adjacent to the project 
location.  

 

4. Standard landscaping and tree protection will be required in accordance with LDC 25-2 
and 25-8 for all development and/or redevelopment. 

 

5. At this time, site specific information is unavailable regarding vegetation, areas of steep 
slope, or other environmental features such as bluffs, springs, canyon rimrock, caves, 
sinkholes, and wetlands. 

 

6. This site is required to provide on-site water quality controls (or payment in lieu of) for all 
development and/or redevelopment when 8,000 s.f. cumulative is exceeded, and on site 
control for the two-year storm. 

Site Plan 

SP1. Site plans will be required for any new development other than single-family or duplex residential. 
 

SP2. Any development which occurs in an SF-6 or less restrictive zoning district which is located 540 
feet or less from property in an SF-5 or more restrictive zoning district will be subject to 
compatibility development regulations. 

 

SP3. Any new development is subject to Subchapter E. Design Standards and Mixed Use. Additional 
comments will be made when the site plan is submitted. 

 

SP4. FYI: Additional design regulations will be enforced at the time a site plan is submitted. 
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SP5. FYI: The subject property is included in an approved site plan SP-2007-0634D. University Avenue 
Improvements. Improvements in the right-of-way to include new curb, gutter, sidewalks and 
utilities. 
 

SMALL LOTS 

SP6. Small lot regulations will apply. There are reduced setbacks for lots smaller than 20,000 sq. feet 
with frontages less than 100 feet. Reductions apply to side and rear yards (25-2-1062) and the 
location of driveways and parking areas (25-2-1067). 25-2-1062 has the sliding scale for small lots 
setbacks. 
 

SCREENING REQUIREMENTS 

SP7. FYI: Screening is required for off-street parking, the placement of mechanical equipment, storage, 
and refuse collection if a person is constructing a building (25-2-1066). 
 

DEMOLITION AND HISTORIC RESOURCES 

SP8. The applicant is responsible for requesting relocation and demolition permits once the site plan is 
approved. The City Historic Preservation Officer will review all proposed building demolitions 
and relocations prior to site plan approval. If a building meets city historic criteria, the Historic 
Landmark Commission may initiate a historic zoning case on the property.  

 

RESIDENTIAL DESIGN STANDARDS OVERLAY 

SP9. The site is subject to 25-2 Subchapter F. Residential Design and Compatibility Standards.  
 

UNIVERSITY NEIGHBORHOOD OVERLAY 

SP10. This site is located in the University Neighborhood Overlay LDC Subchapter C Article 3 
Division 9 (25-2-751) 

a. This site is in the Dobie Subdistrict  
i. The maximum height for this lot is 65’ if elect to be governed my UNO.  

 

Austin Water Utility 

WW1.  The landowner intends to serve the site with City of Austin water and wastewater 
utilities.  The landowner, at own expense, will be responsible for providing any water and 
wastewater utility improvements, offsite main extensions, utility relocations and or 
abandonments required by the land use.  The water and wastewater utility plan must be reviewed 
and approved by Austin Water for compliance with City criteria and suitability for operation and 
maintenance.  All water and wastewater construction must be inspected by the City of Austin. 

Based on current public infrastructure configurations, it appears that service extension requests 
(SER) will be required to provide service to this lot.  For more information pertaining to the 
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Service Extension Request process and submittal requirements contact Alberto Ramirez with 
Austin Water, Utility Development Services at 625 E. 10th St., 7th  floor. Ph: 512-972-0211.   

The landowner must pay the City inspection fee with the utility construction.  The landowner 
must pay the tap and impact fee once the landowner makes an application for a City of Austin 
water and wastewater utility tap permit. 

INDEX OF EXHIBITS TO FOLLOW 

Exhibit A: Zoning Map  

Exhibit B: Aerial Map 
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± This map has been produced by the Planning Development Review Department for the sole purpose of
geographic reference. No warranty is made by the City of Austin regarding specific accuracy or completeness.

ZONING CASE#:
LOCATION:

SUBJECT AREA:

C14-2020-0007
2001 Guadalupe Street
0.2 ACRES

1'' = 200'

SUBJECT TRACT
2001 Guadalupe St. Zoning

ZONING BOUNDARY

EXHIBIT A
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ZONING CASE#:
LOCATION:

SUBJECT AREA:

C14-2020-0007
2001 Guadalupe Street
0.2 ACRES

1'' = 200'

SUBJECT TRACT
2001 Guadalupe St. Zoning

ZONING BOUNDARY

EXHIBIT B
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