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NPA-2019-0012.02 

NEIGHBORHOOD PLAN AMENDMENT REVIEW SHEET 

NEIGHORHOOD PLAN: Upper Boggy Creek 

CASE#:  NPA-2019-0012.02  DATE FILED: July 31, 2019 (In-cycle) 

PROJECT NAME: 3201 & 3203 Merrie Lynn Ave. 

PC DATE:  November 12, 2019 

ADDRESSES: 2804 Manor Road (formerly 3201 Merrie Lynn Avenue)  and 
3203 Merrie Lynn Avenue 

DISTRICT AREA: 9 

SITE AREA:  0.375 acs 

OWNER/APPLICANT:  3201 Merrie Lynn, LLC and David Bills 

AGENT:   Drenner Group (Amanda Swor) 

CASE MANAGER: Maureen Meredith PHONE:   (512) 974-2695 

STAFF EMAIL:  Maureen.meredith@austintexas.gov 

TYPE OF AMENDMENT: 

Change in Future Land Use Designation 

From: Multifamily To: Mixed Use/Office 

Base District Zoning Change 

Related Zoning Case: C14-2019-0106 

From: MF-4-NP To: LO-MU-NP (as amended on Oct. 24, 2019) 

NEIGHBORHOOD PLAN ADOPTION DATE: August 1, 2002 

PLANNING COMMISSION RECOMMENDATION: 

November 12, 2019 -  Approved on the consent agenda for Mixed Use/Office land use. [A. Azhar 

– 1st; C. Kenny – 2nd] Vote: 11-0 [R. Schneider and P. Seeger absent].

STAFF RECOMMENDATION:   Recommended for applicant’s request for Mixed Use/Office. 
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BASIS FOR STAFF’S RECOMMENDATION. The property currently has an existing land 

use Multifamily and current zoning of MF-4-NP. The applicant’s request of Mixed Use/Office 

land use and associated zoning of LO-MU-NP would allow for office and residential uses, which 

is appropriate for this location on Manor Road, which is an Activity Corridor and adjacent to 

residential uses. There was a recent plan amendment case across the street at 3200 Merrie Lynne 

Avenue that was recently approved for LO-MU-NP zoning and Mixed Use/Office land use, so 

this request is consistent with this previously-approved case. 

 

Below are relevant sections from the Upper Boggy Creek plan document: 
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LAND USE DESCRIPTIONS  

 

EXISTING LAND USE ON THE PROPERTY 

 

Multifamily Residential - Higher-density housing with 3 or more units on one lot. 

Purpose 

1. Preserve existing multifamily and affordable housing; 

2. Maintain and create affordable, safe, and well-managed rental housing; and 

3. Make it possible for existing residents, both homeowners and renters, to continue to live in 

their neighborhoods. 

4. Applied to existing or proposed mobile home parks. 

  

Application 

1. Existing apartments should be designated as multifamily unless designated as mixed use; 

2. Existing multifamily-zoned land should not be recommended for a less intense land use 

category, unless based on sound planning principles; and 

3. Changing other land uses to multifamily should be encouraged on a case-by-case basis. 

 

PROPOSED LAND USE ON THE PROPERTY 

 

Mixed Use/Office - An area that is appropriate for a mix of residential and office uses. 
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Purpose 
 
1.   Accommodate mixed use development in areas that are not appropriate for general 

commercial development; and 
 
2.   Provide a transition from residential use to non‐residential or mixed use. 

 

Application 
 
1.   Appropriate for areas such as minor corridors or local streets adjacent to 

commercial areas; 
 
2.   May be used to encourage commercial uses to transition to residential use; and 

 

  3.   Provide limited opportunities for live/work residential in urban areas.

 

 

 

IMAGINE AUSTIN PLANNING PRINCIPLES 

 
1. Create complete neighborhoods across Austin that provide a mix of housing types to suit 

a variety of household needs and incomes, offer a variety of transportation options, and 

have easy access to daily needs such as schools, retail, employment, community services, 

and parks and other recreation options. 

 The property is located on an Activity Corridor and within (partially) the MLK 

Center Activity Center. The proposed zoning would allow for more residential 

uses which could provide a mix of housing types for a variety of incomes. 

Manor Road has bus routes and has multiple commercial uses. 

2. Support the development of compact and connected activity centers and corridors that are 

well-served by public transit and designed to promote walking and bicycling as a way of 

reducing household expenditures for housing and transportation. 

 The property is located on an Activity Corridor and within (partially) the MLK 

Center Activity Center. The proposed zoning would allow for more residential 

uses which could provide a mix of housing types for a variety of incomes. 

Manor Road has bus routes and has multiple commercial uses. 

3. Protect neighborhood character by ensuring context-sensitive development and directing 

more intensive development to activity centers and corridors, redevelopment, and infill 

sites. 

 The two lots are facing Merrie Lynn Avenue, but are currently zoned 

multifamily with multifamily land use. It could be considered an infill site and 

is located on an activity corridor and on the edge of the MLK Activity Center. 

4. Expand the number and variety of housing choices throughout Austin to meet the 

financial and lifestyle needs of our diverse population.   

 The proposed zoning of LO-MU-NP would allow for residential uses, in 

addition to office uses. 
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5. Ensure harmonious transitions between adjacent land uses and development intensities. 

 Mixed Use/Office land use is appropriate at this location. Mixed Use/Office 

land is located directly across the street and is appropriate adjacent to 

residential uses. 

6. Protect Austin’s natural resources and environmental systems by limiting land use and 

transportation development over environmentally sensitive areas and preserve open space 

and protect the function of the resource. 

 The property is not located within an environmentally sensitive area. 

7. Integrate and expand green infrastructure—preserves and parks, community gardens, 

trails, stream corridors, green streets, greenways, and the trails system—into the urban 

environment and transportation network. 

 Not applicable. 

8. Protect, preserve and promote historically and culturally significant areas. 

 Not applicable. 

9. Encourage active and healthy lifestyles by promoting walking and biking, healthy food 

choices, access to affordable healthcare, and to recreational opportunities. 

 The property is located on a corridor with access to a range of commercial uses. 

10. Expand the economic base, create job opportunities, and promote education to support a 

strong and adaptable workforce. 

 Not directly applicable. 

11. Sustain and grow Austin’s live music, festivals, theater, film, digital media, and new 

creative art forms. 

 Not applicable. 

12. Provide public facilities and services that reduce greenhouse gas emissions, decrease 

water and energy usage, increase waste diversion, ensure the health and safety of the 

public, and support compact, connected, and complete communities. 

 Not applicable. 
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Proximity of Imagine Austin Activity Corridor and Activity Center 
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Property Proximity to Parks 
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IMAGINE AUSTIN GROWTH CONCEPT MAP  

 

Definitions 

 

Neighborhood Centers - The smallest and least intense of the three mixed-use centers are 

neighborhood centers. As with the regional and town centers, neighborhood centers are 

walkable, bikable, and supported by transit. The greatest density of people and activities in 

neighborhood centers will likely be concentrated on several blocks or around one or two 

intersections. However, depending on localized conditions, different neighborhood centers 

can be very different places. If a neighborhood center is designated on an existing 

commercial area, such as a shopping center or mall, it could represent redevelopment or the 

addition of housing. A new neighborhood center may be focused on a dense, mixed-use core 

surrounded by a mix of housing. In other instances, new or redevelopment may occur 

incrementally and concentrate people and activities along several blocks or around one or 

two intersections. Neighborhood centers will be more locally focused than either a regional 

or a town center. Businesses and services—grocery and department stores, doctors and 

dentists, shops, branch libraries, dry cleaners, hair salons, schools, restaurants, and other 

small and local businesses—will generally serve the center and surrounding neighborhoods. 

 

Proximity to Capital Metro Bus Routes and Urban Trails 
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Town Centers - Although less intense than regional centers, town centers are also where 

many people will live and work. Town centers will have large and small employers, although 

fewer than in regional centers. These employers will have regional customer and employee 

bases, and provide goods and services for the center as well as the surrounding areas. The 

buildings found in a town center will range in size from one-to three-story houses, duplexes, 

townhouses, and rowhouses, to low-to midrise apartments, mixed use buildings, and office 

buildings. These centers will also be important hubs in the transit system. 

 

Job Centers - Job centers accommodate those businesses not well-suited for residential or 

environmentally- sensitive areas. These centers take advantage of existing transportation 

infrastructure such as arterial roadways, freeways, or the Austin-Bergstrom International 

airport. Job centers will mostly contain office parks, manufacturing, warehouses, logistics, 

and other businesses with similar demands and operating characteristics. They should 

nevertheless become more pedestrian and bicycle friendly, in part by better accommodating 

services for the people who work in those centers. While many of these centers are currently 

best served by car, the growth Concept map offers transportation choices such as light rail 

and bus rapid transit to increase commuter options. 

 

Corridors - Activity corridors have a dual nature. They are the connections that link activity 

centers and other key destinations to one another and allow people to travel throughout the 

city and region by bicycle, transit, or automobile. Corridors are also characterized by a 

variety of activities and types of buildings located along the roadway — shopping, 

restaurants and cafés, parks, schools, single-family houses, apartments, public buildings, 

houses of worship, mixed-use buildings, and offices. Along many corridors, there will be 

both large and small redevelopment sites. These redevelopment opportunities may be 

continuous along stretches of the corridor. There may also be a series of small neighborhood 

centers, connected by the roadway. Other corridors may have fewer redevelopment 

opportunities, but already have a mixture of uses, and could provide critical transportation 

connections. As a corridor evolves, sites that do not redevelop may transition from one use to 

another, such as a service station becoming a restaurant or a large retail space being divided 

into several storefronts. To improve mobility along an activity corridor, new and 

redevelopment should reduce per capita car use and increase walking, bicycling, and transit 

use. Intensity of land use should correspond to the availability of quality transit, public space, 

and walkable destinations. Site design should use building arrangement and open space to 

reduce walking distance to transit and destinations, achieve safety and comfort, and draw 

people outdoors. 

 

 

BACKGROUND: The applicant was filed on July 31, 2019, which is in-cycle for 

neighborhood planning areas located on the east side of I.H.-35. 

 

The applicant proposes to change the land use on the future land use map from Multifamily 

to Mixed Use/Office. When the application was submitted on July 31, 2019 the proposed 

change in the future land use map was from Multifamily to Mixed Use. After input from 

surrounding property owners at the plan amendment community meeting held on September 

30, 2019, the applicant revised their applications on October 24, 2019 to a request for Mixed 
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Use/Office land use, which is consistent with a recent change on property across the street at 

3200 Merrie Lynne Avenue. 

 

The applicant proposes to change the zoning from MF-4-NP to LO-MU-NP. The original 

application was for GR-MU-NP zoning, but the request was amended on October 24, 2019. 

For more information on the re-zoning request, please see zoning case number C14-2019-

0106. 

 

PUBLIC MEETINGS: The ordinance-required community meeting was held on September 

30, 2019. Approximately 512 community meeting notices were mailed to people who own 

property or have a utility account within 500 feet of the property, in addition to neighborhood 

organizations or environmental groups who requested notification for the area. Eight people 

attended the meeting, in addition to one city staff member, the property owner, and two 

agents representing the owner. 

 

Amanda Swor, the applicant’s agent, said they submitted the plan amendment and zoning 

change applications during the July open filing period. The proposed zoning request is from 

MF-4-NP to GR-MU-NP. The proposed change in the future land use map is from 

Multifamily to Mixed Use. Across the street was a zoning change by this owner to LO-MU-

NP for an office use. NOTE: Based on the input from this community meeting, the 

applicant revived their applications on October 24, 2019 to a proposed FLUM change to 

Mixed Use/Office and a proposed zoning change to LO-MU-NP. This meeting discussion 

was based on the original application requests. 

 

Q. You rezoned the property at 3200 Merrie Lynne Ave in a previous case to LO-MU-NP? 

A. Yes. Manor Road is a corridor and MF-4 has a 60 feet height limited. LO has a three-

story, 40 feet height limit. We heard a desire for Manor Road to have higher uses. Manor 

Road has a consistent Mixed Use pattern. 

 

Q. Why did you ask for GR-MU-NP? 

A. The majority of Manor Road has CS zoning with a maximum 60 ft. of height, but 

developments would have to comply with compatibility standards. 

 

Q. Did you consider LO-MU zoning, like your zoning request across the street? 

A. It made more sense to ask for GR-MU because the property is adjacent to property to the 

east that is within the MLK TOD. 

 

Q. What uses are you proposing? 

A. Office and retail, maybe medical office or tax accountant office. Manor Road is a transit 

corridor. We want the building to face Manor Road. We have a project across the street at 

2808, 2806, and 2201 Manor Road. The goal is to have different uses and pedestrian uses 

along Manor Road. 

 

Q. Does GR-MU zoning allow multifamily uses? 

A Yes, it would allow commercial uses and multifamily uses. 
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Q. Is a TIA required? 

A. We will look at the traffic at the site plan development permit stage. A TIA is triggered 

when there are more than 2000 trips a day generated, so it didn’t trigger a TIA, but it might 

need a Neighborhood Traffic Analysis at the time of new development. 

 

Q. Can the neighborhood request a TIA? 

A. The City determines if a TIA is triggered. 

 

Q. I still don’t understand why you say LO is not good for the property? 

A. With the proposed GR zoning, we could prohibit uses you don’t like with a conditional 

overlay. We don’t want an auto parts store or something like that. GR-MU is consistent with 

the TOD zoning next door. 

 

Q. Merrie Lynn Avenue does not even have sidewalks. Manor Road has a small sidewalk. 

A. New projects would be required to install sidewalks. 

 

Q. Do you plan to build a parking lot on 3203 Merrie Lynn Avenue? We live next door to 

that lot. 

A. We would have to demolish the building. You would get a notice in the mail. 

 

 

Comments: 

 Density is all along our street. Residents are parking and blocking our street Merrie 

Lynn Avenue, so it’s not accurate to say that all density is along Manor Road. 

 We want the City to hear that we do not want the change to GR-MU zoning. Merrie 

Lynn Avenue is a short street. They are changing a single family home to commercial 

uses. I understand the zoning of MF-4, but now they want commercial. 

 

 

 

CITY COUNCIL DATE:        ACTION: 

 

December 5, 2019  
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Revised Applicant Summary Letter from Application dated 
October 24, 2019 



 

 13 

 

 

 

 

(Note: The UBC NPCT submitted a letter of recommendation on July 13, 2019, which was 

before the applicant amended their applications on Oct. 24, 2019 to LO-MU-NP and Mixed 

Use/Office land use. Because of this, the letter was determined to no longer be accurate and 

the Upper Boggy Creek NPCT asked to have the letter removed from the case report. A 

revised letter from the NPCT has not been submitted at this time) 

 

 

Letter of Recommendation from the Neighborhood Plan 
Contact Team (NPCT) 
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On Wed, Oct 2, 2019 at 9:21 PM Girard Kinney <girardkinney@wrote: 

Amanda; folks on Merrie Lynn, and now many of us, are very concerned that 
this project changed greatly from when we first heard about it to the time that it 

got to the Community meeting. 

The LUT is going to recommend to the Cherrywood Steering Committee next 
Wednesday that we basically start over.  We take responsibility for the fact that 
we did not insist of using the process that is clearly outlined in the Cherrywood 

Design Guidelines that you indicated to me that you were familiar with.  If you 
cannot locate and print out copies of that document from our Website let me 

know and I will send you a copy. Here is a very brief outline of the process we 
required if our support for a change in zoning or FLUM, or a waiver from the 
BOA is sought. 

 First step is to inform us of the project and what we will be asked to 
support.  We actually encourage an early concept meeting before plans 
are drawn, but obviously it is way to late for that now. 

 Next step is to visit ALL the residents and owners of abutting properties, 
including across the street, give them a copy of the Design Guidelines, 

and ask them to sign the form included at the back of the Guidelines 
indicating that they have seen the plans, understand the goals of the 
project, and that they either approve, approve with caveats, or oppose 

the project. 

 Schedule a meeting with LUT, with the signed forms in hand, and present 
the project.  Our policy is that if the contact with the neighbors and the 
signed forms are not presented, our default is to oppose the project.  This 

does NOT mean that if neighbors oppose we will automatically oppose the 
project; i.e. we try to balance the original Vision of the neighborhood and 

the currently expressed opinions of all Cherrywooders with the opinions of 
the immediate neighbors. 

 The LUT then makes a recommendation to the Steering Committee which 
meets the following week, and the Steering Committee then decides 
whether to make a recommendation to the BOA, Planning Commission, 

Zoning Commission and/or City council depending on what public entities 
will be involved. 

Note that this process is completely apart from the UBC, the only connection 
being that the Cherrywood Reps are obliged to support the Cherrywood position 

at UBC. 

  

Girard 

 

Additional Information 
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Cherrywood Neighborhood Assn. Letter of 
Recommendation 
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Site 
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Meredith, Maureen <Maureen.Meredith@austintexas.gov> 
Subject: Plan Amendment Case # NPA-2019-0012.02; Zoning Case #C14-2019-0106 

 

*** External Email - Exercise Caution ***  
Hello Maureen,  
I wanted to first off, thank you for your time last night at the community meeting 
regarding the captioned plan amendment/zoning cases at 3201 and 3203 Merrie 
Lynn Ave. We truly appreciate that you and the City take the time to listen to the 
community members who are affected by zoning changes. 
 
I wanted to share with you a couple of photos that I took yesterday of the situation I 
mentioned in the meeting, where a moving truck and parked cars were blocking the 
street so that I could not reach my home from Manor Rd. In these photos, my car is 
on Merrie Lynn Ave. facing north; Manor Rd. is directly behind me. The west side of 
Merrie Lynn is on the left, and the east side of Merrie Lynn is on the right. You can 
see cars lining either side of the street and the moving truck with its hazard lights 
flashing. In the first photo, on the far left you can see a silver SUV. The SUV is 
parked directly in front of 3200 Merrie Lynn: the new office that was rezoned last 
year. As we mentioned in the meeting, cars visiting this office tend to park on the 
street in front of the office or across the street, rather than in the office's driveway. In 
the second photo, starting on the far right you can see a black car, a white car, a 
silver car, and a white SUV. Those four vehicles are parked in front of 3201 and 
3203 Merrie Lynn, the properties that are the subject of the current application. Of 
course, the two homes on those sites are currently not occupied. As far as we can 
tell, the four cars parked in front of those sites are traffic from the office across the 
street at 3200. And in both photos you can see cars parked all along the rest of the 
street--this continues down the length of Merrie Lynn Ave.  

Letter Received from Property Owner on 
Merrie Lynn Avenue 
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These photos were taken at about 3:15 p.m. on a Monday--no rush hour traffic, and 
presumably many of the residents were away from home at work. These are the 
typical conditions on our street. Every time a moving van, UPS truck, or utility truck 
comes through, the street is blocked to residents. We have to inch out of our 
driveways to avoid hitting cars parked on the street. I've often had to park my car in 
front of my house on Wednesday just to guarantee there will be a place to put my 
trash bins on Friday morning when trash is collected. On days when there is a big 
sporting event, our street is flooded with cars parking to go to 8 Track restaurant, 
directly to the south of us across Manor Rd., or with people who park on our street to 
catch the bus to the UT stadium. 
 
After our meeting last night, my husband was able to catch the concurrently-
occurring neighborhood association meeting, and the attendees he spoke to (who 
were presumably the same folks Gerard had been communicating with about this 
application) expressed their shock and disappointment at what the developers are 
attempting to do here; the neighborhood association seemed to feel as though there 
had been a bait-and-switch. Apparently the neighborhood association was told that 
only 3201 Merrie Lynn was requested for rezoning, and the land use being 
requested was Limited Office. The neighborhood association was not aware that a 
second lot had been added to the request, nor were they aware that the land use 
being requested was expanded to Mixed Use. 
 
All this is to say that our street cannot handle additional commercial, non-residential 
traffic. The subject lots are already zoned for multi-family use. The change in land 
use that the developers are requesting will have significant negative impact on the 
daily lives of the residents--most of us are young families or retirees who just want to 
enjoy the quiet, friendly neighborhood we invested in. We have already seen the 
negative effects of increased commercial activity with 8 Track and the office at 3200 
Merrie Lynn, and we deal with those negative effects on a daily basis. I would 
therefore urge the City of Austin to consider the impact on the residents who actually 
live here when reviewing the rezoning applications from developers who do not. 
 
Thank you, again, for your time and consideration. Please fee free to reach out to 
me at this email address or at 512-789-2734 if there is anything you would like to 
discuss further. 
 
Sincerely, 
Christina de la Garza 
 


