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RECOMMENDATION FOR COUNCIL ACTION PAGE: 1 of I

SUBJECT: C14-04-0015 - 51st Street Mixed Use - Conduct a public hearing and approve an ordinance
amending Chapter 25-2 of the Austin Code by rezoning property locally known as 100-104 East 51"
Street and 0 East 51st Street (Waller Creek Watershed) from family residence-neighborhood plan (SF-3-
"NP) combining district zoning to neighborhood commercial-mixed use-conditional overlay-neighborhood
plan (LR-MU-CO-NP) combining district zoning. Planning Commission Recommendation: To forward to
Council without a recommendation. Applicant: Northfield Design Associates (Don Smith). Agent:
Northfield Design Associates (Don Smith). City Staff: Glenn Rhoades, 974-2775. Note: A valid petition
has been filed by property owners within 200 feet of the site.

REQUESTING Neighborhood Planning DIRECTOR'S
DEPARTMENT: and Zoning AUTHORIZATION: Greg Guernsey

RCA Serial*: 5803 Date: 06/24/04 Original: Yes Published:

Disposition: Adjusted version published:



ZONING CHANGE REVIEW SHEET

CASE: C14-04-0015 P.C.PATE: March 9,2004
April 13,2004
May 11,2004

C.C. DATE; June 24,2004
ADDRESS: 100-104 East 51st Street

OWNER/AGENT: Northfield Design Association
(Don Smith)

ZONING FROM: SF-3-NP TO: LR-MU-CO-NP AREA: .95 acres
Amended to SF-5-CO
on June 17, 2004: •' •

SUMMARY STAFF RECOMMENDATION:

Staffs alternate recommendation is SF-5-NP, Urban Family Residence-Neighborhood Plan district
zoning.

PLANNING COMMISSION RECOMMENDATION;

March 9,2004 - Postponed to April 13,2004 by staff (Vote: 8-0).

April 13, 2004 - Postponed to May 11, 2004 by staff (Vote: 8-0).

May 11, 2004 - Two motions were made. The first was to approve staff recommendation with three
additional conditions; 1) additional 10 foot set back on the east and north property lines, 2) height
restricted to 30 feet, 3) 3 bedrooms per unit if developed as duplexes (Vote: 4-3, N. Spelman, M.
Armstrong, J. Cortex and D. Sullivan - yes, C. Riley, M. Moore and C. Galindo - no). The first
motion failed for lack of a quorum. The second motion was to approve the applicant's request (Vote:
C. Riley, M. Moore and C. Galindo - yes, N. Spelman, M. Armstrong, J. Cortez and D. Sullivan -
no). Due to a lack of a quorum, the case is being sent forward to Council without a recommendation.

ISSUES:

The applicant wishes to postpone this case until the July 29th City Council hearing, ft will give the
property owner time to complete an agreement with the neighborhood and it will give staff tune to
request an ordinance from the Legal Department.

The applicant and property owner have come to an agreement for SF-5-CO-NP, subject to the
following conditions (some of the conditions cannot be placed in a conditional overlay and must be
placed into a private agreement. Those items arc noted):

1. Height limited to 35 feet.

2. The 3rd floor is limited to 600 square feet and there are to be no balconies on the third floor
for units racing the north and east side (must be private agreement).

3. A 15-foot set back on the north and east side



4. No duplex units.

5. No secondary apartments

6. Property shall be limited to 4 bedrooms per unit (must be private agreement).

The parking requirement for a townhouse residential use that contains two or more bedrooms is one
space per bedroom.

The property is located within the North Loop Neighborhood Plan boundaries. At present, the Future
Land Use Map (FLt JM) designates the tract as single-family. Therefore, the proposed zoning requires
a Plan Amendment that is to be heard concurrently with this case (case NPA-04-0011.01).

The owner of the subject tract filed a zoning case for this property on July 10,2002 (case C14-02-
0113). The request was for LR-MU zoning and was scheduled for Commission consideration on
October 23,2002, but was withdrawn by the applicant before the public hearing due to neighborhood
opposition. The neighborhood, at the time submitted a petition that was validated at 30.17%. In
addition, close to 200 signatures were collected from nearby residents.

With this case, the neighborhood has submitted a new petition in opposition to the proposed zoning
case and plan amendment, that has been calculated at 43.54% (see attached). Also, an additional 200
signatures have been collected from residents hi the immediate vicinity.

The North Loop Planning Team is in support of the proposed change (see attached letter). .

If the zoning is granted, staff requests that Commission impose a conditional overlay that would limit
vehicle trips to 2,000 per day. : •

DEPARTMENT COMMENTS:

The subject tract is within the North Loop Neighborhood Plan Combining District (NLNPCD)
boundaries. The NLNPCD was approved by this Commission on March 13,2002 and by City council
on May 23, 2002. The NLNPCD future land use map designates the property seeking the zoning
change and plan amendment as single family. The FLUM does not distinguish among the various
single-family districts (SF-1 through SF-6) and only states that the property is designated for single
family uses. The SF-5 zoning district allows for duplexes, townhouses, condominiums and single-
family houses. Staff estimates that approximately 10 units could be built on the property.

EXISTING ZONING AND LAND USES:

Site
North
South

East
West

ZONING
SF-3-NP
SF-3-NP
SF-3
UNZ
SF-3-NP
SF-3-NP

LAND USES
Duplexes
Duplexes
Single Family
Vehicle Storage
Single Family
Cemetery

AREA STUDY: North Loop Neighborhood Plan TIA: N/A



WATERSHED: Waller Geek

CAPITOL VIEW CORRIDOR: N/A

NEIGHBORHOOD ORGANIZATIONS:

#034 - Hyde Park Neighborhood Association
#283 - North Austin Neighborhood Alliance
#511- Austin Tatighborhoods Council
#603 - Mueller Neighborhoods Coalition
#631 - Alliance to Save Hyde Park
#687 - North Loop Neighborhood Planning Team
#941 - Northfield Neighborhood Association
CASE HISTORIES:

There have been no recent zoning cases in the immediate vicinity.

ABUTTING STREETS:

DESIRED DEVELOPMENT ZONE: Yes

HILL COUNTRY ROADWAY: N/A

NAME
5 1st Street

ROW
60'

PAVEMENT
Varies

CLASSIFICATION
Arterial

DAILY TRAFFIC
N/A

CITY COUNCIL PATE: June 24, 2004

ORDINANCE READINGS; 1st

ORDINANCE NUMBER:

CASE MANAGER: Glenn Rhoades

ACTION:

yd :.

PHONE: 974-2775
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STAFF RECOMMENDATION

Staffs alternate recommendation is SF-5-NP, Urban Family Residence-Neighborhood Plan district
zoning

BASIS FOR RECOMMENDATION

First, the LR-MU district is not recommended because it does not conform to the adopted North Loop
Neighborhood Plan. In addition, it is unlikely staff would have recommended the proposal even if the
property were not in a neighborhood planning area due to the location of the property. After
determining the applicant's proposal did not match the plan, we looked at the site to determine what
type of zoning staff would find appropriate at this location. While staff docs not believe that
commercial zoning is appropriate at this location, we also do not believe that SF-3 fronting an arterial
roadway would be appropriate either. Staffs alternate recommendation is SF-5, which would allow
for a town home development with no more that 10 units. Below are our reasons for the alternate •
recommendation.

SF-5 - Urban Family Residence is the designation for a moderate density single-family residential
use on a lot that is a minimum of 5,750 square feet. A duplex, two-family, townhouse or
condominium residential use is permitted in an SF-5 district under development standards that
xoaintain single-family neighborhood characteristics. This district is appropriate in a centrally located
area of the City and can be used as a transition between single-family and more intense uses or
zonings.

The subject tract meets the purpose statement set forth in the Land Development Code. It is centrally
located near employment centers and could be considered a buffer between the cemetery to the west
and the Texas Parks and Wildlife facility and University of Texas athletic fields to the southwest.

The property is currently occupied with duplexes and is bordered to the north with 3 additional
duplex structures. SF-5, with a projected maximum of 10 units would be compatible with the
surrounding neighborhood.

If the current zoning of SF-3 remains, given the size of the lot, the applicant would be able to build 5
duplexes and achieve 10 living units. However, SF-5 would allow the applicant to locate the units on
a single lot with a town home style development and allow for more impervious cover in order to
provide adequate parking and drives. Also, by allowing a town home development, the units could be
built closer together, potentially pulling the structures away from the adjacent single-family homes.

LR zoning is not consistent or compatible with the surrounding area. This portion of 51st Street is
primarily single-family residential. In addition, the property is not at an intersection and staff is
reluctant to recommend commercial zoning mid-block, where it abuts single-family residences.

Also, while it appears at this time that the applicant will be able meet the parking requirements there
is the potential for overflow parking onto the surrounding residential streets.

EXISTING CONDITIONS

Site Characteristics

The property is'currently developed with duplexes.



Transportation

No additional right-of-way is needed at this time.

The trip generation under the requested zoning is estimated to be 2,495 trips per day, assuming that
the site develops to the maximum intensity allowed under the zoning classification (without
consideration of setbacks, environmental constraints, or other site characteristics).

A traffic impact analysis was waived for this case because the applicant agreed to limit the intensity
and uses for this development. If the zoning is granted, development should be limited through a
conditional overlay to less than 2,000 vehicle trips per day. [LDC, 25-6-117]

There are existing sidewalks along 51st Street . . , • '

51" Street is classified in the Bicycle Plan as a Priority 2 bike route. (Route #30)

Capital Metro bus service is not available within 1/4 mile of this property.

Impervious Cover

The maximum impervious cover allowed under LR zoning is 80%.

Environmental

The site is located over the North Edwards Aquifer Recharge Zone. The site is located in the Waller
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 Drinking Water Protection Zone/ Desired
Development Zone. Impervious cover is not limited in this watershed class; therefore the zoning
district impervious cover limits will apply. This site is required to provide on-site structural water
quality controls (or payment in lieu of) for all development and/or redevelopment when 5,000 s.f.
cumulative is exceeded, and detention for the two-year storm.

According to flood plain maps, there is no flood plain within the project area.

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

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

Right of Way

The scope of this review is limited to the identification of needs for dedication and/or reservation of
right-of-way for funded Capital Improvement Program (C.I.P.) Roadway Construction Projects and
Transportation Systems Management (T.S.M.) Projects planned for implementation by the City of
Austin. No aspect of the proposed project is being considered or approved with this review other than
the need for right-of-way for City projects. There are separate right-of-way dedication and
reservation requirements enforced by other Departments and other jurisdictions to secure right-of-way
for roadway improvements contained in the Austin Metropolitan Area Roadway Plan, roadway



projects funded by County and State agencies, and for dedication in accordance with the functional
classification of the roadway.

We have reviewed the proposed subdivision, site plan, or zoning case and anticipate no additional
requirement for right-of-way dedication or reservation for funded C.I.P. or T.S.M. projects at this
location.

Water and Wastewatcr

The site is served with City water and wastewater utilities. If water or wastewater utility
improvements, or offsite main extension, or system upgrades, or utility relocation, or adjustment are
necessary for the land use, the landowner will be responsible for all costs and providing. Also, the
water and wastewater utility plan must be reviewed and approved by the Austin Water Utility. The
plan must be in accordance with the City's utility design criteria.

Compatibility Standards

The site is subject to compatibility standards along all property lines (if property is rezoned to LR),
The following regulations will apply:

• No structure may be built within 25 feet of the property line.
• No structure in excess of two stories or 30 feet in height may be constructed within 50 feet of the

property line.
• No structure in excess of three stories or 40 feet in height may be constructed on this site.
• No parking or driveways are allowed within 25 feet of the property line
• A landscape area at least 15 feet in width is required along the property line if tract is zoned MF-

3, MP-4, MF-5, MH, NO, or LO.
• A landscape area at least 25 feet in with is required along the property line if the tract is zoned

LR, GO, GR, L, CS, CS-1, or CH.
• A fence, berm or dense vegetation must be provided to screen adjoining properties from views of

parking, mechanical equipment, storage, and refuse collection.

Additional design regulations will be enforced at the time a site plan is submitted.
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PETITION

Case Number: C1 4-04-001 5

Total Area within 200' of subject tract: (sq. ft.)

BRANSFORD RANDAL
1 02-2308-0102 M

2

3
4

5

6

7
8

9
10
11 \
12 >
13
14

15
16
17
18
19
20 -

--. 21
22
23
24
25
26
27
28

Validated

02-2308-0104

02-2308-0238
02-2308-0239

02-2308-0243

02-2308-0252

02-2308-0601

02-2309-0302
02-2309-0303
02-2309-0304
02-2308-0237
02-2308-0240
02-2308-0242

02-2308-0305
02-2308-0306
02-2308-0603
02-2308-0230 .
02-2308-0231
02-2308-0232

02-2308-0236

By:

Stacy Meeks

TODD JAMES THOMAS
& LINDA JEAN

GRAHAM NATALIE D
MAUL & ANDR
CLARO CANDACE A
GAMBLE MAYA S
GUERRA
NEALJEANDJR&
BARBARA

HARRINGTON STEVE L
DACUS TINA
SCOTT MICHAEL N &
MONICA C
ALBERT DAVID RICH
DUVALL JUSTIN
BRUST PETER C
BONNER DOUGLAS
LINDSEY BENJAMIN D
KNAUJER KIRK
JONATHAN & SYLVIA
HEDEEN WENDY L
CHATELAIN OLIVER
GARZA BEN III
GARZA BEN III
GARZA BEN III

MORELAND VALERIE L

Date:

292.035.67

15,570.94

7,260.20

6,931.53
7,006.35

10,606.11

7,155.39

2,081.76
4,599.22

3,001.57
2,987.44
3,025.46
7,040.60
6,946.08
6,988.48

2,977.84
2,995.87

10,457.45
2,670.07
3,417.89
3,172.83

10,254.47

Total Area of Petitioner:

127,147.54

Apr. 22, 2004

5.33%

2.49%

2.37%
2.40%

3.63%

2.45%

0.71%
1.57%

1.03%
1.02%
1.04%
2.41%
2.38%
2.39%

1.02%
1.03%
3.58%
0.91%
1.17%
1.09%

3.51%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%

Total %

43.54%



P ty 20 February 2004

I, the undersigned, own a home and/or property within 200' of the proposed zoning change at 100,102;&104 East 51st
Street(RIe # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SIGNATURE NAME ADDRESS 7? «7 PHONE

2..

3,

4.

5,

6,

7..

8-

9.

10..

12..

13..

15..

16,

17..

18,

20..

21-.

22..

23..

24.

25.
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
case(File#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
consent of each party listed above._



20 February 2004

I, the undersigned, own a home and/or property within 200' of the proposed zoning change at 100,102,&104 East 51st
Street(RIe # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SKJN^SFURE tS\ NAME ADDRESS PHONE

2._

3..

5..

6.

8..

9..

10..

11..

12..

13..

14..

15..

16..

17..

18..

19.

20.

21.

22.

23.

24.

25.
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
case(FUe#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
consent of each party listed above._



20February2004

I, the undersigned, own a home and/or property within 200' of the proposed zoning change at 100,102,&104 East 51st
Street(File # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

NAME ADDRESS PHONE

w Wfrlka^- S^n? Aft* F

5..

6..

7..

8._

9.

14..

is:.
16..

17..

18..

19.

20.

2t.

22.

23.

24.

\ "he information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
\ ie(Rle#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
\ sent of each party listed above._
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, ttHeimdcisiguedVownahomc^^^
\.;: Stre«t(Hle#C14-<)4-0015). I object to the proposed rezoning as the increase intefic, noise, air pollution, litter, and

light pbUution will surely negatively impact my prbji»^

JSiGNATURE NAME ADDRESS PHONE

-••jy r-;x-
~'ff%JL

6̂;-
it

11.-

•io..
2L

. _ , . , _ _ . _ . _ .
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this :
case(Fae#Cl4-04-OQi5). This information ffl»y not be sold or given to any other entity without the expressed written
consent of each party listed ahove._



- - - 20 February 2004

I, the undersigned, own a home and/or property within 200' of the proposed zoning change at 100,102,&104 East 51st
Street(FIle # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

NAME ADDRESS PHONE

5..

6.

8.

9.

10..

H._

12..

13..

14..

15.

16..

17-.

18..

19.

20.

21.

22.

23. .

24. \ '

25. ;
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
case(Rle#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
consent of each party listed above._



20 February

I, the undersigned , own a home and/or property within 200' of the proposed zoning change at 100,102,&104 East 5lst
Street(File # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SIGNATURE

1.

PHONE

6.r M- Stortf-
fc^JaijQA^

5~ia7
19.. o q

10..

Jk^

i .
TO..

e information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
e(File#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
isent of each party listed above._



20 February 2004

I, the undersigned, own a home and/or property within 200' of the proposed zoning change at 100,102,& 104 East 51 st
Street(File # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, Utter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SIGNATURE NAME ADDRESS _ PHONE

2.

3..

5..

7.

9.

10.

12.

14.

15.

18.

19. ____

20.
The information above is solely to aid the Austin Planning Commission and Austin City Council hi deciding this
case(Fite#C14-04-0015). Ms information may not be sold or given to any other entity without the expressed written
consent of each party listed above.



20 February 2004

I, the undersigned , own a home and/or property within 200' of the proposed zoning change at 100,102,&104 East 51st
Street(File # C14-04-0015). 1 object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SIGNATURE NAME ADDRESS PHONE

i. $twL &&&*< (VeWfeka* 5m

4._

5.

9.

10.

12.

15.

19.

20.
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
case(File#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
consent of each party listed above.



20 February 2004

I, the undersigned , own a home and/or property within 200f of the proposed zoning change at 100,102,&104 East 51st
Street(File # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SIGNATURE NAME ADDRESS PHONE

You may send your written comments to the Planning Commission Assistant. Transportation, Planning &
Sustainability Department, P.O. Box 1088. Austin. TX 78767-8835-

File # C14-04-0015-GR

Name (please print)

« - - < / »
Address 5&I X

Planning Commission Hearing Date: Jebnury M. 2004

P

' • (Estbydeacuenfo)
7%7S ) j8_ I object

(No estoy de acucndo)

11..

12.

24-.

25.
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
case(File#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
consent of each party listed above._



20 February 2004

I, the undersigned , own a home and/or property within 200' of the proposed zoning change at 100,102,&104 East 51st
Street(File # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
I ight pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SIGNATURE NAME ADDRESS PHONE

2.

4.,

5..

6..

7.,

8..

9.

10.,

11..

12..

13..

17..

18._

19..

20..

21._

22,.

24,

25.
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
case(File#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
consent of each party listed above._



20 February 2004

I, the undersigned , own a home and/or property within 200' of the proposed zoning change at 100,102,& 104 East 51 st
Street(File # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SIGNATURE ^ , NAME ADDRESS PHONE

1

3-

9.

10._

'*..

12.

15.

17.

20.
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
case(File#C14-04-0015). This information may not be sold or given to any other entity without the expressed written
consent of each party listed above.



20 February 2004

I, the undersigned, own a home and/or property within 2001 of the proposed zoning change at 100,102,&104 East 51st
Street(FiIe # C14-04-0015). I object to the proposed rezoning as the increase in traffic, noise, air pollution, litter, and
light pollution will surely negatively impact my property value as well as the quality of life for me and my family.

SIGNATURE NAME ADDRESS PHONE
.* Sit '7^7-

l.

3..

4..

5..

8..

9.

11.

13.

17..

20._

21..

22..

23..

24..

25.
The information above is solely to aid the Austin Planning Commission and Austin City Council in deciding this
case(File#C14-04O015). This information may not be sold or given to any other entity without the expressed written
consent of each party listed above._



February 2004

As a resident of the neighborhood, I object to the proposed zoning change at 1G0,102,&104 East 51st
Street (Hie # C144H-0015) as me increase in traffic,noise, air pollution, and litter will surely negatively
impact the quality of life for my family and me. Please, protect the rights of my family and my neighbors'
families to retain our peaceful community and vote against the zoning change. Thank you.

NAME SIGNATURE ^ ,, . ADDRESS PHONE
i_§v

20) Jp-fl- faU

30).

The above information is solely to aid the Planning Commission and City Council in deciding this case (File #
C14-04-0015).This information may not be sold or given to any other entity without expressed written consent
of each party listed above.



February 2004

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st
Street (File # C14-04-0015) as the increase in traffic,noise, air pollution, and litter will surely negatively
impact the quality of life for my family and me. Please, protect the rights of my family and my neighbors'

lilies to retain our peaceful community and vote against the zoning change. Thank you.

NAME -^A ^Q^^S^^^s^^X) A?HF^U£X

2) li

— j _ — - - - • • i i - -

3100*3 rut *Flcr?30).

The aboveHnformation is solely to aid the Planning Commission and City Council in deciding this case (File #
C14-04-0015).This information may not be sold or given to any other entity without expressed written consent
of each party listed above.

be



February 2004

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st
Street (Hie # C14-04-0015) as the increase in traffic,noise, air pollution, and litter will surely negatively
impact the quality of life for my family and me. Please, protect the rights of my family and my neighbors'
families to retain our peaceful community and vote against the zoning change. Thank you.

x, .SIGNATURE, , ADDRESS- ^ r> , . . ^PHQNE
fl-mMjMlin£k't. fo/e W^fz^teld (ant €

500-7
13)'

/*

A/-C.

6130).
(_^/ JtV

The above in^rmation is solely ttnadAe-P&nning Commission and City Council in deciding this case (File #
C14-04-0015).This information may not be sold or given to any other entity without expressed written consent
of each party listed above.



February 2004
Dear Planning Commission,

As a resident of the neighboriiood, I object to the proposed zoning change at 100,102,&104 East 51st Street (File #
C14-04-0015) as the increase in traffic.noise, air pollution, and litter will surely negatively impact the quality of life for
my family and me. Please, protect the rights of my family and my neighbors' families to retain our peaceful community
and vote against the zoning change.Thank you,

Sincerely,
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solely to aid the Planning Commission in deciding this 6ase(File # C14-04-0015).
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February 2004
Dear Planning Commission,

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st Street (File #
C14-04-0015) as the increase in traffic,noise, air pollution, and litter will surely negatively impact the quality of fife for
my family and me. Please, protect the rights of my family and my neighbors' families to retain our peaceful community
a n d vote against t h e zoning change.Thank you. . . , . . , .

Sincerely,
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The above information is solely to aid the Planning Commission in deciding this case(File # C14-04-0015).
This information may not be sold or given to any other entity without expressed written consent of each
party listed above.



February 2004
Dear Planning Commission,

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104East 51st Street (File #
C14-04-0015) as the increase in traffic,noiseT air'pollutipn, and litter will surely negatively impact the quality of life for N
my family and me. Please, protect the rights of my family and my neighbors' families to retain our peaceful community
and vote against the zoning change.Thank you .

Sincerely,

PHONE
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The aboVe information is solely to aid the Planning Commission in deciding this case(Hle # C14-04-0015).
This information may not be sold or given to any other entity without expressed written consent of each
party listed above.
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Dear Planning Commission,

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st Street (File #
C14-044J015) as the increase in traffic,noise, air pollution, and litter will surely negatively impact the quality of life for
my family and me. Please, protect the rights of my family and my neighbors' families to retain our peaceful community
and vote against the zoning «hange.Thank you.

Sincerely,

- - - - - - . M — ^ ^ 1 . . .......

The above information is solely to aid the Planning Commission in deciding this case(File # C14-04-0015).
This information may not be sold or given to any other entity without expressed written consent of each
party listed above.
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Dear Planning Commission,

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st Street (File #
C14O4-0015) as the increase in traffic,noise, air pollution, and litter will surely negatively impact the quality of life for
my family and me. Please, protect the rights of my family and my neighbors' families to retain our peaceful community
and vote against the zoning change.Thank you.
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The above information is solely to aid the Planning Commission in deciding this case(File # C14-04-0015).
This inforrriation may not be sold or given to any other entity without expressed written consent of each
party listed above.



<# February 2004
Dear Planning Commission,

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st Street (File #
C14-04-0015) as the increase in traffic,noise, air pollution, and litter will surely negatively impact the quality of life for
my family and me. Please, protect the rights of my family and my neighbors' families to retain our peaceful community
and vote against the zoning change.Thank you.

Sincerely,
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The atfove infoiination is solely to aid the Planning Commission in deciding this case(File # CI4-04-0015).
This infonnation may not be sold or given to any other entity without expressed written consent of each
party listed above.



February 2004
Dear Planning Commission,

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st Street (File #
C14-04-0015) as the increase in traffic,noise, air pollution, and Utter will surely negatively impact the quality of life for
my family and me. Please, protect the rights of my family and my neighbors' families to retain our peaceful community
and vote against the zoning change.Thank you.

Sincerely,

DRESS ^ t PHO(Wist

The above information is solely to aid the Planning Commission in deciding this case(File # C14-04-0015).
This information may not be sold or given to any other entity without expressed written consent of each
party listed above.
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As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st
Street (File # C14-04-0015) as the increase in traffic,noise, air pollution, and litter will surely negatively
impact the quality of life for my family and me. Please, protect the rights of my family and my neighbors'
families to retain our peaceful community and vote against the zoning change. Thank you.

_ NAME SIGNATURE ADDRESS PHONE
1).
21

3).

4)

11).

12).
131

141

151

161

171

181

191
201

211

22).

23)_

241

251

261

27)_

28).

29)_

30).

The above information is solely to aid the Planning Commission and City Council in deciding this case (File #
C14-04-0015).This information may not be sold or given to any other entity without expressed written consent
of each party listed above.



February 2004

As a resident of the neighborhood, I object to the proposed zoning change at 100,102,&104 East 51st
Street (File # C14-OWXH5) as the increase in traffic,noise, air pollution, and litter will surely negatively
impact the quality of life for my family and me. Please, protect the rights of my family and my neighbors'
families to retain our peaceful community and vote against the zoning change. Thank you.
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The above information is solely to aid the Planning Commission and City Council in deciding this case (File #
C14-04-0015).This information may not be sold or given to any other entity without expressed written consent
of each party listed above.



FROM PARSONS
(TUB) 4.13-04 14 = 49/ST. 14 = 49/NO. 4862904041

City of Austin, Neighborhood Planning & Zoning Department
505 Barton Springs Road / P.O. Box 1088 / Austin, Texas 78767-8835

NOTICE OF PLANNING COMMISSION PUBLIC HEARING
FOR A PROPOSED ZONING CHANGE

Este aviso es para informatics de una Junta publtea tocaoto a tm cambio en dusodelmpropiedadtadicada
asCabajo. Si qutere pna copia de crte ariio «n cgpafiot, habte ai teMfono (S12) 974-2680.

Matting Date of Ate Notice: April 2,2004 file Number; C1444-0015
Mailing Date of first Notice: February 4,2004

ADDRESS AND/OR LEGAL DESCRIPTION OF PROPOSED ZONING CHANGE: (See map) 100 -104 East
51st Street & OEast 51st Street

PROPOSED TONING CgAHPE; _ _ _ , . _ ._-
FROM: SF-3-Farnfly Residence district is intended as an area for moderate density single-family residential'

use, with & iobuxuim lot size of 5,750 square feet Duplex use is permitted under development standards
which maintain single-family neighborhood characteristics. This district is appropriate for existing
single-family neighborhoods having typically moderate sized lot patterns, as well as for development of
additional family housing areas with ynintnwtn land requkomcnts.'

TO: LR-MU-CO-NP-Nftighborhood Comnwciil district ia intended far neighborhood, shopping facilities
which provide limited business service and office facilities predominately for the convenience of
residents of the neighborhood. Mil-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 MU combining district is intended for use in combination with
the NO base district only when its use will further the purposes and intent of the NO base district. CO-
Conditional Overlay combining district may be applied in combination with any base district. The
district is intended to provide flexible and adaptable use or site development regulations by requiring
standards tailored to individual properties. NP-WeighboriioodPlan denotes a tract located within the
boundaries of an adopted Neighborhood Plan,

OWNER /AGENT: Notbfidd Design Assoc., PULC (Den Smith) PHONE: (512)302-1458

PLANNING COMMISSION HEARING DATE: April 13, 2«W TIME: 6:00 PM

LOCATION: 505 Barton Springs Road, One TewCenter 3rt floor, Training Room. #325, Austin
Tf ynn ha ontiritmtt»g tTric î nH^e,

Neighborhood Planning & Zoning epartmcnt, (512) 974-2775. Office hours are 7:45 am to 4:45 p.m. Please be
sure to refer to the File Number at the top of the page when you call. See enclosed sheet for more information on
public hearings.

You may send your written comments to the Planning Commission Assistant, Transportation. Planning &
Sustainabttity Department, P. 0. Box 1088, Austin, TX 78767-8835.

File # C14-04-0015-GR

Nan* (please print)

Address

Planning Commission Hearing Date: Aprill3,2004

I am in favor
(Estoy de ocuerfy)

D 1 object
(No estoy de ocuerdo}
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February 23,2004

TO: City of Austin Neighborhood Planning & Zoning Department

FROM: Doug Bonner, homeowner, 5106 Avenue F, Austin

RE: File # Ci4-o4-ooi5-GR

Dear Concerned Persons:

This letter is in response to a Notice of Filing of Application for
Rezoning which I received in the mail. As I understand, the request is
for the 100-104 E 51* Street tract to be rezoned from SF-3 to LR-MU,

The North Loop neighborhood currently has an adequate
infrastructure of commercial buildings. The neighborhood is already
well-served by the Nortfvtoop/Avenue F intersection, the Duval/515*
Street intersection, and tfie services offered both on and tangential to
Airport and Lamar Boulevards. Additionally, there are more
commercial services at the intersection of 43rd Street and Duval.

While these other commercial centers in the North Loop area
are concentrated at significant intersections, the 100-104 E 51st Street
tract is located on the elbow of a curve with limited sightlines. the
other commercial services I listed are located at junctions with stop
signs, where traffic flow is controlled and access is pedestrian- and
bicycle-friendly. This is not the case with the 100-104 E, 51st Street
tract. The stopping and turning of commercial traffic into this lot will
increase the difficulties and risks of this already problematic stretch
of 51st Street.

There is a blind crest in the hill of 51* between Avenue F and
Avenue G, followed immediately by a curve in the road west of the
hill. This combination has always made traffic perilous on the stretch
fronting the 100-104 E 51** Street tract. Speaking as one who has
driven, walked and bicycled 51" Street between Guadalupe and Duval
many times, I have witnessed situations where accidents were
avoided only through quick actions by one of the motorists.
(Especially by cars turning into or out of Rowena Avenue, which is
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diagonally across from the 100-104 E 51* Street tract) Having
viewed these problems during the tract's current residential status, I
believe commercial traffic could only increase these dangers.

A KEY QUESTION OF CONCERN: this application is on the
behalf of owner/agent Don Smith. Is this the same Don Smith who is
a voting member of the North Loop Planning Team? If so, is this a
blatant conflict of interest?

As I understand, LR-MU zoning would allow two-story
commercial buildings in our residential neighborhood. This would
dramatically alter the character and human aspect which the North
Loop neighborhood enjoys.

There is no guarantee that commercial tenants of the 100-104 E
5i« Street tract will increase convenience for the North Loop
community. The current infrastructure of commercial space in the
neighborhood is underutilized for convenience-based neighborhood
services. A better gift to the North Loop neighborhood would be to
allow the residential zoning to remain on the tract in question.

A rezoning to LR-MU does not increase the key quality-of-life
issues that are benchmarks of an Austin residential community:
access to nature, good transportation and housing, pedestrian- and
bicycle-friendly accessibility, and a feeling of responsible investment
in the land.

As someone who has owned a home in the North Loop neighborhood
for over ten years, I strongly urge you NOT to rezone the 100-104 E
51st Street tract.

Respectfully,

Doug Bonner
Homeowner/ Taxpayer
5106 Avenue F
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3. Neighborhood
Plan Amendment:

Location:

Owner/Applicant:

Agent:

Request:

Staff Rec.:

Staff: .

NPA-04-0011.01 - E. 51st Street-North Loop Plan Amendment

100-104 & 0 E. 51st Street, Waller Creek Watershed, North Loop
Planning Area NPA
Applicant: North Loop Neighborhood Planning Contact Team;
Owner: Eileen Menitt, Inc.
Mike Rhodes, Eileen Merritt, Inc. and Don Smith, Northfield Design
Associates, PLLC
Change the North Loop Future Land Use Map designation from single-
family residential to commercial-mixed use.
NOT RECOMMENDED (Alternate Staff Recommendation:
Higher density single-family)
Kathleen Welder, 974^2856, kathleen.welder@ci.austin.tx.us
Neighborhood Planning and Zoning Department

SEE ITEM 3 FOR DISCUSSION, MOTION AND VOTE

4. Zoning:
Location:

Owner/Applicant:
Agent:

Request:
Staff Rec.:
Staff:

014-04-0015 - 51st Street Mixed Use
100-104 and 0 E. 51st Street, Waller Creek Watershed, North Loop
Planning Area NPA
Eileen Mcnit, Inc.
Mike Rhodes, Eileen Merritt, Inc. and Don Smith, Northfield Design
Associates, PLLC
SF-3 to SK-MU-CO-NP '
Staffs alternate recommendation is SF-5-NP
Glenn Rhoades, 974-2775, glenn.rhoades@ci.austin.tx.us
Neighborhood Planning and Zoning Department

Kathleen Welder presented the staff recommendation.

Ms. Welder thought lots probably illegally subdivided. Commissioner Sullivan asked if the
property would have to be legally subdivided before submitting a site plan. Ms. Welder said yes.
Ms. Welder said the owner has already submitted a subdivision for the property.

Glenn Rhoades presented the zoning staff recommendation.

PUBLIC HEARING

FOR
Don Smith, principal of Northfield Associates, said he could wear several hats as a neighborhood
resident, neighborhood plan team member, and proponent of curbing sprawl. The property is
located next to a cemetery, and across, the cemetery is a Parks and Wildlife center. The project
will be designed according to Neighborhood Mixed Use Building requirements. The mixed-use
project would be the highest and best use. The property benefits from superior street visibility,
and the project is a textbook example of what the neighborhood plan asked for. It also will
provide a transition from the housing to the cemetery, intramural fields and office buildings. The
proposed zoning would trigger stormwater controls that SF-3 would not require. In addition, the

Facilitator: Katie Larsen 974-6413
katie Jarsen @ci. austin.tx.us
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zoning would bring in additional property tax revenue. He pointed out that the Smart Growth
matrix granted many points for "trailblazer" developments, such as the one proposed for this site.
So, there is a developer willing and able to do this type of project, despite the risk, and the
success of this development would encourage others to build similar projects. His client is
willing to agree to conditions, such as prohibiting certain uses. The client will install a sidewalk
as requested in the neighborhood plan. He is willing to work with the neighborhood. The
property was not rezoned during the neighborhood planning process because staff said that spot
zoning would not be done.

Commissioner Sullivan asked Mr. Smith about the underutilized small office buildings along
North Loop Blvd. Mr. Smith said that there is not that much vacant land, and most of the
buildings are owned outright so there is no incentive to demolish the buildings and take on the
debt to create a new building.

Commissioner Sullivan asked Mr. Smith what restaurant is planned for the site. Mr. Smith said
something like New World Deli is envisioned for the site.

Commissioner Galindo asked why he thinks it is the case that access would improve if the site is
redeveloped. Mr. Smith said that currently there is a broad curb cut that stretches along most of
the property. Cars park along that curb cut. Redevelopment of the site would reduce the curb cut
to a driveway that will organize exiting traffic.

Commissioner Galindo expressed his concerniabout all the traffic along East 51st. Mr. Smith
acknowledged that 51st is a busy street, Mr. Sniith said that if the property is developed as SF-3,
the exit would be in the middle of the lot which-.would be less desirable than having the exit at the
end of the lot near the cemetery. " " :.• !

Matt Hollon, vice president of Morningside Ridgetop Neighborhood Association and member of
North Loop Neighborhood Planning Team. The traffic on East 51st separates the single-family.
The traffic will continue to increase along the road because of the Triangle and Mueller
redevelopment. Some have expressed concern about the additional "cut-through" traffic, but not
sure it makes sense to call traffic on an arterial as "cut-through." There was not a 51St Street
corridor plan in the neighborhood plan, but this should not prevent us from taking this
opportunity. The applicant will provide housing, retail and construct a sidewalk.

Mr. Hollon responded to Commissioner Riley's concern about the process the neighborhood plan
team followed to make decisions about the proposed project. He said that the team meets
quarterly, and first met in August of 2003. They had a meeting in December, and later had
meetings after sending out correct notification. At the March 23, 2003 meeting, the Team did
vote, and re-affirmed the vote with a vote of 13 to 1 to support the project. Mr. Hollon said that
as a result of that experience, by-laws changed to allow the neighborhood team to either l)lell the
applicant the neighborhood association would not submit the application or 2) submit the
application on applicant's behalf, but decide on whether or not to support it at a later meeting.

Commissioner Riley asked how someone can join the North Loop Neighborhood Plan Team. Mr.
Hollon said that those who attend the meetings 3 out of the four during the year can become
voting members. Commissioner Spelman asked how many members are on the Team.

Facilitator: Katie Larsen 974-6413
katie.larsen@ci.austin.tx. us 3
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Commissioner Cortez said if the property is rezoned, it would be spot zoning. Mr. Hollon said
that he researched spot zoning, and said that it does not apply in this case. The proposed rezoning
fits within the neighborhood per the plan. Mr. Hollon said that he is confused as to why staff says
LR is incompatible with single-family because the purpose statement of LR, Neighborhood
Retail, says it is intended to provide services adjacent to and compatible with neighborhood.

Bill Yoder, former Chair of the North Loop neighborhood planning team, explained that the team
met several times to vote. At the end of the March 2004 meeting, after two hours of focused
discussion, still decided to support the zoning. The bylaws of the North Loop Team are on record
at the City.

Kirsten Bartel, lives on Evans Avenue, and is a member of Neighborhood Planning Team and
Northfield Neighborhood Association. They have been earless for several months. They bicycle
to grocery store and other stores. The mixed-use zoning will make the neighborhood pedestrian
and accessible. She has heard about traffic, and the concern about speeding. She says people
speed because they can, because we provide wide pavement.

Patrick Goetz, said that one of the reasons they supported the project was to slow down traffic
by creating a pedestrian generator. He does have concerns about process, but concerns about
pressuring people to sign petition against zoning. The Team did listen to the arguments against,
but they did not make sense. One person would say that it's a corporation trying to make money,
and another would conflict with that and say there is.^aJready vacant commercial space in the area.

Commissioner Moore asked why zoning cannot be for a project.: Marty Terry, Assistant City
Attorney j said that zoning is for land uses'; not for a specific project. The -way you gfenheie, she
said, to get specific requirements, is to prohibit certain uses or impose conditions through
conditional overlay or private restrictive covenant.

Jay Reddy, president of the Northfield Neighborhood Association, said that the neighborhood
association voted 30-4 in favor of the rezoning request. The association sends about 1400
newsletters out informing owners of association meetings.

FOR-NOT SPEAKING
Ashley Montague- donated time to Bill Yoder
Jan Seward- donated time to Matt Hollon
Henry Stone- donated time to Matt Hollon
Laura Stone- donated time to Don Smith
Laura Smith
Richard Smith
Kris Schludermann
David Papas

AGAINST
Maya Gamble, owns house and lives on Avenue F (immediately adjacent to subject site), said
she has five main arguments against the proposed zoning change. First, the overwhelming
majority are opposed to the proposed rezoning. She did not browbeat or mention McDonalds to

Facilitator: Katie Larsen 974-6413
katic.larsen@ci.austin.tx.us 4
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gather signatures as a previous speaker suggested. Through her efforts and those of other
neighbors, 24 of the 28 adjacent property owners signed against the zoning change. Three of the
four that are missing are out-of-state that have not been contacted. The 43% is deceiving because
24 of the 28 owners have signed against it. Second, the existing zoning is appropriate. There is
plenty of vacant commercial property within the area. And there are plans for more commercial
development in the area, including the Triangle. Thirdly, the site is off to the side, and not that
accessible. Building large residences would not be compatible with the smaller adjacent homes.
Fourthly, the zoning would be spot zoning. The Team vote should be discounted due to lack of
involvement or notification of affected property owners. She did attend the December meeting,
but there was a sense she was not being listened to. The future land use map says the appropriate
use is single-family. Lastly, it would be extremely unfair to the adjacent property owners to
change the zoning. The owners would not have paid what they did or selected the home if knew
commercial development would go on to that property. The owner knowingly bought property
with SF-3 zoning. There is no hardship in this case. The property does fall at the base of the hill
and on a curve, so a residential use would generate less traffic. Also, pedestrians would not be
able to safely cross.

Commissioner Sullivan asked about her opposition to SF-5. Ms. Gamble explained that SF-5
would permit nicer projects like condominiums, but also have to look at what the zoning would
allow, and that includes large duplexes.

Commissioner Armstrong asked about the revised duplex ordinance.

Ms. Gamble, responding to Commissioner. Moore's question, said that her main concern is that
there would be a restaurant literally in her backyard. She does not want spillover parking,
trespassing from pedestrians, people smoking or drinking behind or in front of her house. She has
a young child that she docs not want to have him exposed to second hand smoke. The parking
and the traffic would directly affect her.

Kathleen Welder clarified that liquor sales would not be permitted in the limited restaurant use.
In addition, a patio with a table would be considered usable space, and so not permitted within the
25 foot setback.

Tina Dacus, owns house at 5101 Avenue F, said she had serious reservations about buying a
house on the corner of a busy arterial, but she decided to purchase the property because of the
surrounding single-family uses. Traffic on the weekends is not as busy. She was assured with the
approval of the neighborhood plan that the property would remain SF-3. The owner knew the
constraints of the property, and should have made plans if the zoning is not approved. She is not
making improvements because of her concern about the proposed commercial development. Her
property has been falling in value, and a mixed-use project might affect the value more. She is
concerned about overflow parking, traffic and the value of her property.

Bruce Nadig said thai there is vacant commercial and office space, and the Triangle development
is struggling to find retail tenants. The Hyde Park commercial area has been present since 1927.
In contrast, this property has not been commercial. Duval and 43rd St are straight and clear with
good line of sight, but that is not the case for 51Bl Street. Pedestrians can easily move around at
Hyde Park, but not that easily on subject site. Pedestrians should not be used as traffic calming

Facilitator: Katie Larscn 974-6413
katic.larsen@ci.austin.tx.us 5
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devices. He does not understand why staff is recommending SF-5 since no one has requested it.
The question tonight is whether it should be SF-3 or commercial. The owner is showing what
they can do, not what they will do.'

David Hoffman, showed photos of traffic on Sunday versus traffic at rush hour during the week.
The area in front of the property is an accident prone area. When the traffic flow is interrupted,
some people use the alleys. He rarely drives, and that is why they chose the neighborhood. The
Triangle is walkable from their neighborhood. There does not seem to be a compelling reason to
spot zone because of the proximity of the commercial development.

Lisa Hoffman, member of North Loop NPT, member of Hyde Park neighborhood association,
and resident of 5102 Avenue G. They oppose the request for the following reasons: 1) They
support the future land use map designation of SF-3,2) the plan amendment process was one-
sided- the opposition was not allowed to present a case against, so the North Loop Team vote
should be discounted. The owner hired the Vice Chair of the North Loop team. The vice chair
presented the plan to the Team, and though he recused himself, his influence is undeniable. 3)
They have a personal stake in this rezoning request because of the impact on their residence.
They have everything they need within walking distance or on a bus route.

Ryan Clinton, resident at 504 Martin Avenue, said he has three concerns. First, there is an
unfairness of allowing a developer to purchase a SF-3 property in an SF-3 neighborhood and
request commercial zoning. It is also unfair to place the burden of commercial development in a
neighborhood. Secondly, the location of the commercial development is inappropriate. Despite
its high traffic it is a small residential road; It is unsafe in the area because of the traffic.-: Thirdly,
the scale.is inappropriate. Mike is known for building in.one size, supersize. He regrets speaking
against the project because the applicant is his neighbor.

Commissioner Sullivan pointed out that Mr. Clinton lives 5 blocks away from the property, and
asked why it is salient to him. Mr. Clinton said that his reasons were stated earlier.
Commissioner Moore asked about his concerns about decreased property value. Mr. Clinton said
that when people are buying a house in Hyde Park they are looking for character and feel. When
that feel is gone, the houses are not attractive. They buy it for character and feel, not because it
makes economic sense.

Chris Gamble, adjacent to subject property, is opposed to the rezoning request. There is no
additional commercial property needed in this neighborhood. Second, the project would
exacerbate existing parking and traffic problems, and raise concerns about those passing through.
Thirdly, he said that he does have anecdotal evidence that the properties next to the commercial
development are in disrepair and have lower values.

Jason Burch, owns the Flightpath Coffeehouse and also lives at 52nd and Duval. He is concerned
about traffic because people take East 51st Street. He knows that people do not like to live next to
commercial development. No one wanted to purchase the house next to his coffeehouse, so it
became a rental property. Students live there. He added that he knows everyone on the right side
of the room on a first name basis. He knows they want to create a neighborhood with mixed-use.
The owner is blinded by his own vision- the project is not right for this site. His property is on
the corner, unlike the subject property. The stop sign helps slow down traffic in front of his store.
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but there is not a similar traffic calming device for the subject property. Residential properties
close to commercial are rental.

Julian Henry said that character and traffic are his main concerns. The residences near existing
commercial know it exists. In this case, those that have $F-3 zoning behind them now have

Andrew Homer said he is concerned about traffic. He participated in the Hyde Park NPT. Mr.
Rhodes, the developer, proposed several superduplexes in his subdivision. There is no reservoir
of goodwill for Mike Rhodes, and that explains why those who live several blocks away are
speaking against the rezoning request. Lastly, he bought the property on a speculative basis, that
takes adjacent homeowners by surprise.

Commissioner Galindo asked if Mr. Rhodes has built commercial buildings. Mr. Homer said that
he cannot speak to commercial, but for the residential development he has done, it is out of scale.

Commissioner Galindo pointed out that the current SF-3 zoning would permit large duplex units,
so how would that be better than the commercial development.

Justin Duval said he bought his residential property to be near Hyde Park. His main concerns
are that the appeal of the neighborhood would go away with the commercial development and
that the development on the site could be something other than what is currently proposed.

Stanley Kozinsky, Chairman of the Hyde Park Neighborhood Association Development
Committee, said that association voted to approve the SF-5 zoning. He is concerned about the
potentialof the zoning to recreate Koenig Lane, where a precedent was set to begin rezoning the
area along the roadway to commercial. Mr. Kazinsky said that there is a benefit .to having regular
users of the driveway, like residents of a townhouse development because they know where to
turn, whereas customers may not be familiar with vehicle entrance.

Alex Kopiwoda, 5101 Martin Avenue, lives across the street from Mr. Rhaodes large house.
There was a vacant lot. He said that they cannot believe what Mr. Rhoades says, because of his
experience with the house that he built across from his house. There is no reason to transition
between dead people and people living in homes.

AGAINST- DID NOT SPEAK
Randal Bansford- donated time to Maya Gamble
Shirley Mount
Geoff Mount
Lori Jagisch
Monica Scott
Katy Trosper
David Campbell

REBUTTAL
Don Smith, representative of Northfield Design Associates, said that he was not asked to trade-
up his goodwill to assist Mr. Rhodes. He actually marketed his mixed-use project idea to Mr.
Rhodes. He wanted to make sure it was clear which direction that went. Mr. Smith reiterated that
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the existing buildings in the area are not going to be redeveloped because they are cash cows.
And just because there is space available that does not mean it is appropriate space. He stressed
that the proposed project is what is desired in the neighborhood plan. He read an email from
Kathleen Welder, City staff, which states that the proposed project traffic impact would be 1,000
trips, an overestimate.

Commissioner Riley asked Mr. Smith to respond to neighborhood concerns about proposing
commercial development in a neighborhood. Mr. Smith said that he sees it as a property that is
not located within a neighborhood, but rather on the edge, adjacent to large tracts of essentially
vacant land owned by governmental entities.

MOTION: CLOSE PUBLIC HEARING
VOTE: 7-0 (DS-lst, NS-2"*; CM, JN- ABSENT)

COMMISSION DISCUSSION

Commissioner Sullivan suggested restrictions on driveway access, and right-in and right-out
requirements. Mr. Glenn Rhoades, city staff, said that would probably have to go into a
restrictive covenant. Commissioner Sullivan asked if 30 feet was the magic number to prevent
stilt parking. Staff responded they did not know.

Commissioner Spelman asked about the back vacant lot. Mr. Rhoades said that selling the front
lots would leave the back lot without frontage or dedicated, access which would not be permitted
under the subdivision requirements. . ..

Commissioner Riley asked whether the Hightpath Coffeehouse complies with current
compatibility standards. Mr. Rhoades said probably not. Commissioner Riley read the
compatibility standards that would apply to the site, and then asked Mr. Hollon about proposed
conditional overlays for the property addressing compatibility. Mr. Hollon explained the current
overlay conditions the applicant would agree with.

Commissioner Riley asked what assurances are in place that the development would not
negatively impact neighborhood. Mr. Hollon said that a restaurant would have an impact on
overflow parking, but so would five duplexes located on the site. He said it comes down to a
philosophical difference of either wanting an urban mixed-use environment, or a residential
environment.

Commissioner Galindo said 5 duplexes with 2 units each with 3 bedrooms each could be built on
the site with the existing SF-3 zoning. Mr. Rhoades, NPZ staff, said it is possible.

Commissioner Sullivan suggested a vegetative buffer, and Mr. Rhoades said that could be done.

Commissioner Cortz made a motion: Approve staff recommendation, with additional conditions:
1) additional 10 foot setback on the east si4e and the north side, 2) height restriction of 30 feet
and 3) 3 bedrooms per unit if built as duplex. He said that economic conditions should not
influence zoning decisions because market conditions can change, but the land use is around for
much longer. It does disappoint him that the property is inconvenient, and the plan did not call
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out for commercial at this site. No matter what happens traffic will get worse. East 51st Street is
between the largest highway and the largest employer in the City.

Commissioner Sullivan seconded the motion. He said that though he supports the vision of
mixed-use, this is not the right location to do it. He said that there has to be buy-in from the
neighbors. The people adjacent to commercial chose to live next to commercial, but in this case
commercial would be added after people have chosen their place of residence.

Commissioner Spelman said that the petition is at 43%, and that is significant She recognizes
that some people want SF-3, but she cannot support that because SF-5 could provide the better
development. As Commissioner Galindo pointed out, under SF-3,5 duplexes with 30 bedrooms
could be built on the site currently. A townhome development would be the best for the site. The
site needs to be developed. /.

Commissioner Armstrong said she would support the motion. She likes the project, but thinks it
is the wrong location. Need to respect property owners immediately adjacent to the property;

t

Commissioner Galindo said he would oppose the motion. His perception is that the property is
on the edge of a wonderful neighborhood. He does not think the project would affect the feel of
the neighborhood. He is a person that prefers an urban neighborhood where he can walk to
commercial. And even with SF-5 zoning, there will be 30 bedrooms permitted on the site, and he
thinks that would have negative impact more than the proposed commercial development.

Commissioner Moore said he cannot support the motion. He pointed out the problems with
sprawl and how that problem needs to be addressed, and this project is a good start to changing
development.

Commissioner Spelman said that the planning principles are not clear cut in this case.
Commissioner Moore said that he is concerned that the Commission would be sending a message
that mixed-use projects would not be approved. Commissioner Sullivan countered and said that
this is already a mixed-use neighborhood, so this should not be considered a referendum on who
supports mixed-use and does not support mixed-use.

Commissioner Riley said it is a struggle, because he enjoys living in a mixed-use neighborhood.
He thinks there is a possibility that the value could be enhanced by a good mixed-use
development. He pointed out that the North Loop Neighborhood Plan stands out as the
neighborhood plan that is notable in its emphasis on creating a mixed-use neighborhood. The
overall gist of the plan is that the neighborhood wanted to see one's daily needs met by foot. He .
thinks about the all the work of the neighborhood plan team, so out of respect for those involved,
he will not support the motion.

MOTION: APPROVE STAFF RECOMMENDATION WITH THREE ADDITIONAL
CONDITIONS: 1) additional 10 foot setback on the east side and the north side, 2) height
restriction of 30 feet and 3) 3 bedrooms per unit if built as duplex.
VOTE: 4-3 (JC-1S(, DS-2"*; NS, MA, JC, DS- FOR; CR, MM, CG- AGAINST; CM, JN-
ABSENT)
MOTION FAILED.
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Commissioner Armstrong pointed out that the applicant proposes 10 units, that could have 30
bedrooms, in addition to commercial, so she cannot see the argument against SF zoning that
would allow duplexes with 30 bedrooms.

Commissioner Cortez said that there needs to be respect for the deliberative neighborhood
planning process. He thinks it's a great project, wrong location.

Commissioner Spelman said that perhaps something went wrong with the process as evidenced
with the valid petition. Commissioner Sullivan said that he has lived in dense urban environment
and likes it, but his concern is that this is bringing commercial into an area that did not expect it.
His decision on this request is shaded by the applicant's previous development projects.
Commissioner Riley said that the applicant's 25 foot vegetative setback could be a better setback
than what would be permitted under the SF zoning. There is an opportunity to discuss the case in
terms of how the commercial development could be better than the existing zoning.

MOTION: APPROVE APPLICANT'S REQUEST
VOTE: 3-4(CG-lst,MM-2"d)
MOTION FAILED.

FORWARDED TO COUNCIL WITH NO RECOMMENDATION

5. Final without C8-03-0145 - Motloch Corner Subdivision
Preliminary: .

Location: Grove Avenue @ E, Northloop Blvd., Williamson Creek Watershed,
Brentwood NPA

Owner/Applicant: Anita K. Motloch
Agent: Jim Bennett
Request: The applicant requests approval of a resubdivision which seeks to

combine a portion of one lot into two lots.
Staff Rec.: RECOMMENDED
Staff: Don Ferryman, 974-2786, don.peiryman@ci.austin.tx.us

Watershed Protection & Development Review Dept.

MOTION: POSTPONE; TO MAY25, 2004 BY CONSENT
VOTE: 7-0 (NS-lst, DM"*; CM, JN- ABSENT)
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