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CURRENT CODE AND INFILL:
LAYERS OF REGULATIONS

Base District Zoning
« Site development standards (setbacks, building height, FAR, etc.)
* Permitted Uses (Commercial, Multi-Family, Single-Family, Mixed Use)

Combining and Overlay Districts
* Modify base districts or allow different standards

« CO, MU, NP, NCCD, PUD, VMU

Parking Requirements and Reductions

Subchapter E (“Commercial Design Standards”) and
Subchapter F (“McMansion”)

Compatibility Standards



CURRENT CODE AND INFILL:
LAYERS OF REGULATIONS

Environmental Regulations

 Water Quality, Detention, Impervious Cover, Tree Protection,
Landscape, Cut and Fill, Erosion Hazard Zone, Floodplain

Density Bonus (Downtown, East Riverside, NBG, VMU, TOD, UNO)

Infill TOOls — Small Lot Amnesty, Secondary Apt., Cottage Lot, Urban
Home, Corner Store, Residential Infill, Mixed Use Building,
Neighborhood Urban Center

Technical Criteria Manuals (DCM, ECM, TCM),
Requirements for easements, Etc.



SPECIAL USE INFILL OPTIONS

Small Lot Secondary Cottage Urban Corner
Amnesty Apartments Lots Homes Stores



SMALL LOT
AMNESTY

» Allows construction
Or major renovation
of homes on legal
lots smaller than
current minimum size



SECONDARY
APARTMENT*




COTTAGE LOT*




URBAN HOME*




CORNER STORE*




PARCELS WITH
RESIDENTIAL
INFILL

 Allows mixed
housing types and
limited retall In
residential districts
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PARCELS WITH
MIXED USE
BUILDING

» Allows residential
uses above ground
floor in certain
commercial districts

 Maximum lot size 1
acre
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PARCELS WITH
NEIGHBORHOOD
URBAN CENTER

* Allows mix of
residential,
commercial and
CivIiC uses Iin certain
commercial districts
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ACTUAL USE OF INFILL TOOLS

« Accessory dwelling units
e Total built citywide 2007-2014: 239
 In neighborhoods with infill tool: 103
* Used infill tool (lots < 7,000 SF): 60

« Number of corner stores — 0

 Number of neighborhood urban centers -0
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WHY AREN'T INFILL TOOLS...

More widely adopted?

« Concern about Teardowns - (Cottage Lot, Urban Home)

« Concern about Neighborhood Impacts - Parking,
Privacy, Commercial Creep, others...(Secondary
apartment, Corner Store)

More widely used after adoption?

« Complex and Ineffective Regulations — (Residential Infill,
Mixed Use Building, Neighborhood Urban Center)

« Lack of Predictability — (Corner Store)
« Lack of Awareness
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TRENDS IN INFILL IN AUSTIN

Duplex Condo

Vertical Mixed Use

Condominiums

Vertical Mixed Use
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COMPATIBILITY STANDARDS

LDC SECTIONS 25-2-1051 - 1082



HOW COMPATIBILITY
STANDARDS WORK

* Apply to commercial or multifamily when
within 540 feet of single-family or duplex uses
Or zoning

- Can affect height, setback, lighting,
screening, design, scale and clustering, and
noise

» Supersedes base zoning district requirements
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HOW COMPATIBILITY
STANDARDS WORK (CONT.)

 Intent is to limit impact on neighboring residences

» Typical setback requirement is 25 feet from abutting
residential

* No structures may be built in the compatibility setback.

» Building height required to be stepped back from
residential uses

» Typical height requirements are 2 stories or 30 feet If
more than 25 feet away, and increase with distance
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COMPATIBILITY STANDARDS:
HEIGHT AND SETBACKS

MID RISE 5-9 STORY
LOW-RISE DEVELOPMENT

2-4 STORY DEVELOPMENT

|

In this area, building heights are limited by both zoning
and compatibility standards. After 540°, building heights
limited by zoning only.
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HOW COMPATIBILITY
STANDARDS WORK (CONT.)

« Scale and Clustering:

» “variety of scale relationships,” “appearance or feeling of
a residential scale,” “human in scale,” “significantly more
massive,” etc.

* These are more subjective and harder to pin down.
Essentially, adjacent buildings need to feel residential in
size and scale, even if they aren’t.

« Screening:
« Off-street parking; Mechanical equipment; Storage; Trash
* Screening may include yard, fence, berm, or vegetation
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HOW COMPATIBILITY
STANDARDS WORK (CONT.)

» Design regulations for:

Lighting, which must be hooded or shielded;

Noise, which cannot exceed 70 db at the property
line;

Location of dumpsters, which cannot be closer than
20’ to residential;

Highly reflective surfaces, such as reflective glass or
metal;

Intensive recreational uses such as pools — 50 or more
away from residential;

Parking or driveways — 25’ or more away from
residential
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WHERE DOES COMPATIBILITY APPLY?

Major Zoning

District Sum of Acres Percentage
Single-family 52,523.5 25.4%
ROW 30,255.9 14.7%
LA,RR 25,685.9 12.4%
PUD 23,311.4 11.3%
P,AV,UNZ 20,132.3 9.8%
Industrial 10,846.4 5.3%
Commercial 10,553.5 5.1%
AG,DR 9,462.8 4.6%
Multi-family 8,207.7 4.0%
Office 3,556.4 1.7%
Vertical Mixed Use 3,389.4 1.6%
Mixed Use 3,259.9 1.6%
NBG 1,434.4 0.7%
Water 1,212.1 0.6%
ERC 817.6 0.4%
MH 803.9 0.4%
Historic 337.8 0.2%
TOD 332.3 0.2%
CBD, DMU 311.6 0.2%

Grand Total 206,434.8 100.0%



HOW COMPATIBILITY DOESN'T
(ALWAYS) WORK

« Sometimes 25’ setback isn’t enough, or is too much

- Standards based purely on adjacency to single
family uses or zoning within the City limits

« Anything less than the required spacing or more than
the permitted height requires a waiver

« However, even If a structure meets all the standards,
It may still impact the adjoining neighborhood
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EXAMPLE 1 - CONDOS ADJACENT TO
SINGLE-FAMILY

Typical example of multifamily adjacent to single-family
25’ buffer required along rear of property

Compatibility waiver required on west side adjacent to
civic use. Setback reduced to 17’ rather than 25’

25’ provides additional planting area and vegetative
buffer but separates similar uses (single-family/single-family
condo)

Buffers contribute to private open space only
24
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EXAMPLE 2 - RESTAURANT IN URBAN
AREA

 Site was required to seek a waiver fora 17’ rear
compatibility setback.

» Site Is In an urbanized, walkable area characterized
by a mix of residential, commercial, and industrial
uses.

» 25’ setback is larger than what this area can
accommodate without waivers, but the two uses
are separated by a platted but unbuilt alley and
two fences.
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EXAMPLE 3 - AUTO REPAIR ADJACENT
TO SINGLE FAMILY

* Auto repair and storage located within a large
complex of auto sales and storage uses along
-35

« Adjacent to single-family along the west and
southwest property lines

« 25 compatiblility setback and all height
reguirements were met, but the use is visible
and audible from the adjacent residences
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EXAMPLE 4 - TOPOGRAPHY AND
COMPATIBILITY

 Where compatibility requirements fall short - literally

 Site was redeveloped for commercial retail along a
major thoroughfare

* Immediately adjacent to single-family residential and
triggered height and setback requirements, which
were met

« However, the ability of the site to buffer is limited
because the residential is 30 feet above, and
compatibility does not take topography into account

35












512’ elevation
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MISSING MIDDLE HOUSING




OVERVIEW OF MISSING MIDDLE
HOUSING

* Missing Middle housing types achieve:
 medium-density yields

* high-quality, marketable options between the scales of single-
family homes and mid-rise flats for walkable urban living

» possibility of diverse and complete communities

* They are classified as ‘missing’ because very few of these
housing types have been built since the early 1940’s due to:

* regulatory constraints
* the shift to auto-dependent patterns of development
* the incentivization of single-family home ownership

Dan Parolek, Principal of Opticos Design Inc; A Better Way to Zone (Donald L. Elliott); Suburban
Nation, The Rise of Sprawl and the Decline of the American Dream (Andrea Duany, Elizabeth
Plater — Zyberk, and Jeff Speck) 41



OVERVIEW OF MISSING MIDDLE
HOUSING

* The following are defining characteristics of Missing
Middle housing:

« walkable context;

 medium density but lower perceived density;

« small footprint;

« smaller but well-designed units;

« off-street parking does not drive the site plan;

e simple construction, community, and marketability.

Dan Parolek, Principal of Opticos Design Inc; A Better Way to Zone (Donald L. Elliott);
Suburban Nation,The Rise of Sprawl and the Decline of the American Dream (Andrea Duany,
Elizabeth Plater — Zyberk, and Jeff Speck)
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NATIONAL TRENDS

“In 1970, about 50 percent of all families could afford a median-
priced home; by 1990, this number had dropped below 25
percent.” (Suburban Nation; p.55)

“The median percentage of household income spent to rent a
home rose from 19 percent in 1960 to 29 percent in 2005, and the
percentage of rental households who spent more than 30
percent of their income on housing rose from 23 percent to 49
percent. “ (A Better Way To Zone; p.79)
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LOCAL

“Townhouses can provide an effective transition between
commercial or higher density multifamily residential and single -
family residential areas.”

North Loop Neighborhood Plan, Page 12. Adopted by the City Councill
on May 23, 2002 under Ordinance No. 020523-30

“Encourage a mixture of compatible and appropriately scaled
business and residential land uses in the neighborhood and
mixed-use development on major corridors to enhance this
diversity.”
Brentwood/Highland Combined Neighborhood Plan, Page 6. Adopted
by the City Council on May 13, 2004 under Ordinance No. 040513-30

44



DOES AUSTIN’S CODE ALLOW

Zoning

SF-3 >7000 sf

SFAA & B

SF-5, SF-6

MF-2 to MF-6

Permitted Uses

Duplex , two-
family,
secondary
apartment,
single-family
attached

Small lot
single family

Townhouse,
Condominium

Multi-family,
Condominium

# of lots

43,000 lots

Acreage
citywide

19,543 ac

2,680 ac

2,965 ac

8,207 ac

MISSING MIDDLE HOUSING?

Percentage of
total land area

9.5%

1.5%

1.5%

4.0%
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MUELLER

Mueller could not be built under the existing Land
Development Code. The Mueller Planned Unit
Development (PUD) took carefully crafted
compromises and over 60 changes to the existing
regulations to build the traditional neighborhood,
Including:

 Definitions » Subdivision
« Use regulations « Transportation
» Zoning  Signs

Drainage and environment
Capitol view corridor

Site development
Landscaping
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CURRENT CODE AND MISSING MIDDLE

Mueller (PUD) Hyde Park (Pre-LDC)

T

Chestnut (TOD) Bouldin (SF-3) Brodie @ William Cannon
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CONCLUSIONS

* Much of central Austin was built without key
elements of current code

« Much of the current code is based on a suburban
model or development pattern

« Over the last ~15 years regulations have been
added to both encourage and control infill

« Infill is built within this framework of suburban and
layered sets of regulations
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CONCLUSIONS

« Compatibility Standards lack context and need
more flexibility for redevelopment and
neighborhood protection

« Austin’s code does not allow a full range of missing
middle housing

« CodeNEXT is the first opportunity to holistically assess
and review these tools

49



QUESTIONS AND DISCUSSION




DEVELOPER FUNDING OF
INFRASTRUCTURE

« Water and sewer facilities
* Service extensions
« Capital recovery fees

» Transportation improvements
e Construction of new streets
* Upgrading of substandard abutting streets
* Mitigation for traffic impacts
« Sidewalks
* Right-of-way dedication
« Easement dedication
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DEVELOPER FUNDING OF
INFRASTRUCTURE

« Drainage improvements

* On-site or regional stormwater management program
« Water quality facilities

¢ On-site or fee-in-lieu
« Parkland dedication

* Electrical facilities
* Service extensions or upgrades

52
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