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CITY OF AUSTIN
Board of Adjustment/Sigh Review Board
Decision Sheet

DATE: Monday, September 14, 2015 CASE NUMBER: C15-2015-0132

L\
7

Brooke Bailey
Michael Benaglio
William Burkhardt
___n/a_ Eric Goff
Vincent Harding (Chair)
Melissa Hawthorne (Vice-Chair)
Don Leighton-Burwell
__out__ Melissa Neslund
James Valadez
Michael Von Ohlen

OWNER/APPLICANT: Richard Kooris
ADDRESS: 1211 TAYLOR ST

- VARIANCE REQUESTED: The applicant has requested variance(s) to:

A. Section 25-2-492 (D) (Site Development Regulations) to decrease the minimum
front yard setback from 25 feet (required) to 20 feet (requested); and to
B. Section 25-2-515 (Rear Yard of Through Lot) to decrease the rear yard
requirements for a through lot from 25 feet (required) to 15 feet (requested); and to
C. Section 25-2-774 (B) (Two Family Residential Use) to decrease the minimum lot
size from 7,000 square feet (required) to 5,688 square feet (requested)
in order to construct a new single family home and secondary apartment in a “SF-3-NP”,
Family Residence - Neighborhood Plan zoning district. (East Cesar Chavez)

BOARD’S DECISION: POSTPONED TO October 12, 2015 AT THE APPLICANT’S
REQUEST

FINDING:

1. The Zoning regulations applicable to the property do not allow for a reasonable use
because:

2. (a) The hardship for which the variance is requested is unique to the property in that:

(b) The hardship is not general to the area in which the property is located because:

3. The variance will not alter the character of the area adjacent to the property, will not
impair the use of adjacent conforming property wrll not | pair the purpose of

ate

t @he regulations of the zon!gg district in which t W o tgec%
Leane Heldenfels Vincent Harding ‘

Executive Liaison Chairman
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CITY OF AUSTIN o
APPLICATION TO BOARD OF ADJUSTMENT
GENERAL VARIANCE/PARKING VARIANCE

WARNING: Filing of this appeal stops all affected construction activity.

PLEASE: APPLICATION MUST BE TYPED WITH ALL REQUESTED
INFORMATION COMPLETED.

STREET ADDRESS: 1211 Taylor Street, Austin, Texas 78702

LEGAL DESCRIPTION: Subdivision — LOT 21 OLT 45 DIV O WENDLANDT & STAEHELY RESUB

Lot(s)_10 Block Outlot Division

I/We Matt Fajkus Architecture, LLC  on behalf of myself/ourselves as authorized agent for

Richard Kooris and Mike Speciale affirm that on _July 9 2015

hereby apply for a hearing before the Board of Adjustment for consideration to:

(check appropriate items below and state what portion of the Land Development
Code you are seeking a variance from)

_X_ERECT___ ATTACH ___ COMPLETE ___ REMODEL __ MAINTAIN

Requesting variances from Chapter 25-2, Subchapter D, Article 4.1461 through 4.1463 and
Chapter 25-2, Subchapter C, Articles 2.492 and 2.515. Seeking adjustments that would allow for
the development of a Secondary Apartment in keeping with the goals of the East Cesar Chavez
Neighborhood Plan. Seeking approval for non-compliance such that Secondary Apartment Special
Use be allowed on a lot with an area less than 5750 sf due to a less than 1.5% deviance from this
minimum. Seeking a reduction of the rear-yard setback and an increase in allowable GFA.

ina SF-3-NP__ district. Qﬁcm% (hoox Crode)

(zoning district)

'NOTE: The Board must determine the existence of, sufficiency of and weight of evidence
supporting the findings described below. Therefore, you must complete each of the applicable
Findings Statements as part of your application. Failure to do so may result in your application
being rejected as incomplete. Please attach any additional support documents.
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VARIANCE FINDINGS: I contend that my entitlement to the requested variance is
based on the following findings (see page 5 of application for explanation of

findings): \/\'\
REASONABLE USE: ﬁ

1. The zoning regulations applicable to the property do not allow for a reasonable use
because:

The East Cesar Chavez Neighborhood Plan demonstrates a clear preference for residential

development that includes a Secondary Apartment. This lot is designated SF-3-NP, which does

allow for the Secondary Apartment Special Use, but having an area of just 5688 sf prevents it from

meeting the 5750 sf minimum area necessary for this special use. The high concentration of heritage

trees along Taylor St restricts development on the front of the lot, making the 25 rear yard setback

for through-lots overly constraining in this instance. Being a smaller lot, the allowable GFA is also

insufficient for achieving the desired secondary unit.

HARDSHIP:

2. (a)The hardship for which the variance is requested is unique to the property in that:

The lot at 1211 Taylor St has 6 protected and heritage trees that need to be preserved. Restrictions
on building in these trees’ critical root zones add up to nearly 420 sf of the lot, or 33% of the proposed
first floor area, un-buildable on the Taylor 5t side.

(b) The hardship is not general to the area in which the property is located because:

Other lots in the area do not contain the same number of heritage trees or are of older construction which
allows infringement on critical root zones, therefore making the through-lot setbacks less restrictive.
Through-lots on adjacent blocks also meet the 5750 sf minimum, qualifying them for Secondary
Apartment Special Use. On the other side of Holly St, through-lots have total areas approaching

7500sf, allowing for the construction of two units and providing a GFA more than generous enough to
accommodate both.

AREA RACTER:

3. The variance will not alter the character of the area adjacent to the property, will not
impair the use of adjacent conforming property, and will not impair the purpose of the
regulations of the zoning district in which the property is located because:

The proposed new construction is in keeping with the intentions of the Neighborhood Plan and
existing construction on adjacent lots. Of the ten possible through lots on this same block, six are
subdivided into two lots with two structures - one on Taylor St and one on Holly St. The proposed
construction of two dwellings on one through lot, is effectively the same as the existing massing and
density on the block. The reduction in the rear setback is also consistent with existing conditions, as
several of the previously referenced dwellings on Holly St do not maintain a 25' setback. Different
from these essentially double lots, the proposed construction aligns more with neighborhood goals
for affordability. Rather than splitting the lot for the construction of two single-family homes, the
proposed project would allow for a substantial main house of approximately 2000 sf that supports a
much more modest secondary unit of approximately 800sf. The increase in allowable GFA similarly
supports this goal, but does not represent a significant difference from the GFA that can be potentially
developed on the adjacent lots. The proposed construction will also use shed and gable roofs in
keeping with the typical character of the neighborhood, including both adjacent lots to the east and

west, ‘

(9%}

Updated 1/15



PARKING: (Additional criteria for parking variances only.)

Request for a parking variance requires the Board to make additional findings. The \/\\
Board may grant a variance to a regulation prescribed Section 479 of Chapter 25-6 with /
respect to the number of off-street parking spaces or loading facilities required if it makes
findings of fact that the following additional circumstances also apply: g
1. Neither present nor anticipated future traffic volumes generated by the use of the site
or the uses of sites in the vicinity reasonable require strict or literal interpretation and
enforcement of the specific regulation because:

N/A

2. The granting of this variance will not result in the parking or loading of vehicles on
public streets in such a manner as to interfere with the free flow of traffic of the

streets because:

N/A

3. The granting of this variance will not create a safety hazard or any other condition
inconsistent with the objectives of this Ordinance because:

N/A

4. The variance will run with the use or uses to which it pertains and shall not run with
the site because:

N/A

NOTE: The Board cannot grant a variance that would provide the applicant with a special
privilege not enjoyed by others similarly situated or potentially similarly situated.

APPLICANT CERTIFICATE - I affirm that my statements contained in the complete
application are true and correct to the best of my knowledge and belief.

Signed %0%@» Mail Address_501 N I-35

City, State & Zip _Austin, TX 78702

Printed _Richard Kooris Phone 512-485-3000 Date 07/09/2015

OWNERS CERTIFICATE -1 affirm that my statements contained in the complete application
are true and correct to the best of my knowledge and belief.

Signed W%@» Mail Address_501 N I-35

City, State & Zip _Austin, TX 78702

Printed Richard Kooris Phone 512-485-3000 Date 07/09/2015
Updated 1/15 4
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AREA CHARACTER

Scale: NTS

View ol proposed house from Taylar St
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Heldenfels, Lgﬂe

R BN
From: Hisham Besheer s igiReas
Sent: Monday, September 14, 2015 2:19 PM \\
To: Heldenfels, Leane \//
Subject: Fwd: Opposition to Variance Requests Case #C15-2015-0132

10

Hi Leane,

I sent this earlier, but it bounced. Looks like the email address was misspelled. Please see below.

Thanks,

(o o R 2

~ Date: Mon, Sep 14, 2015 at
Subject: Opposition to Variance Requests Case #C15-2015-0132 12 \ouaﬁ,(a’) %—S‘ -

To: Leane.heldenfelds @ austintexas.gov

Dear Leane,

With regards to Variance Requests Case #C15-2015-0132 at 1211 Taylor Street, I would like to express my
family's opposition to these requests. We live at 1203 Taylor Street, directly adjacent to a known problem Type-
2 STR house, 1201 Taylor Street. Our 10 year old daughter stands in front of the window every Thursday
evening asking "where are the party boys?" When they show up, she starts counting them, and it's always more
than 15 individuals (usually college age young men) in a 1400 sq ft house. Throughout the weekend, the renters
cause us nothing but trouble. The profanity, noise, drinking, overflowing garbage every night until 4am, and the
occasional smell of marijuana, is what we have to deal with because there is no control over these STRs.

The plans for 1211 Taylor, which is just 4 houses down from us, also on our side of the block, appears to be
designed exclusively to be a short term rental. The proposed design maximizes the use of land to build the
largest structures possible in what used to be a quiet neighborhood street. As a family of 3, this design does not
appeal to us. We are not the type of buyer this proposed property would attract.

The current structure on the land is a small cottage style home which appears to be no more than 500 sq ft. I
don't see how in keeping with the character of the neighborhood, a 2250 sq ft house with an 800 sq ft secondary
structure for a total of 5 bedrooms would replace the current structure. What the developer is proposing is an
STR-2 investor's dream. We live in a 2-bedroom 2200 sq ft. house ourselves, and when the owner of 1201
Taylor Street once saw the inside of our home, he told me "I bet I could fit 25 people in here". I wonder how
many people he could fit in a total of 3050 sq ft complex. One problem house on the block is more than enough

for us.

The developer's "hardship" of having too many heritage trees on the lot is invalid. This is not what these
variances are meant to address. They are meant to address true financial hardships to help the residents and
owners, not to ruin neighborhoods and bring in unwanted visitors who have no respect for our neighborhoods or

their residents.



- B‘oard Adjustment

~ Dear Board Adjustment Members:

:j ;Taylor property are m dlrect conﬂlct wnt ( the followmg Nelghb,'rhood Plan




Heldenfels, Leane ‘ \&g

From: Kristen Hotopp < s Snsibeasn /'/’b
Sent: Monday, September 14, 2015 10:37 AM
To: Heldenfels, Leane
Cc: Gwen O'Barr: Somerville Shawn; Alberto Martinez; Kristen Hotopp; Edie Cassell
Subject: Opposed to Variance Requests Case #C15-2015-0132: Richard Kooris Variance Request

at 1211 Taylor St. ——

TR

Kristen Hotopp

1213 Garden St.

Austin, TX 78702

Séptember 14, 2015

City of Austin Board Adjustment

Dear Board Adjustment Members:

I am writing in opposition to the 1211 Taylor St. lot variance requests submitted by Richard Kooris. The
lot owner’s desire to build two houses on this lot simply reflects his desire for more profit and does not
constitute a true Hardship. As you know, a variance request is supposed to be a homeowner’s answer to a true
Hardship, and financial concerns do not constitute a Hardship.

Moreover, Mr. Kooris’ variance requests are not aligned with the ECC Neighborhood Master Plan, as
described at: http://eastcesarchavez.org/policies-process/neighborhood-plan/, though he cites the Plan in
his argument for the requested variance, taking it completely out of context and twisting it to suit his own
desires. In truth, Richard Kooris’ financial concerns and related variance requests at 1211 Taylor do not align
with the ECC Neighborhood master plan. Please note that Mr. Kooris’ variance requests for the 1211
Taylor property are in direct conflict with the following Neighborhood Plan Goals:

. o Ensure that new structures, renovations and businesses are compatible with the neighborhood.
« o Create and preserve physical features and activities to reinforce our neighborhood’s cultural
identity and history.

The neighborhood has dealt with this particular developer before, and he has not been “above board” in his
dealings and development initiatives here in ECC. Case in point, Mr. Kooris and his architect were well

1



aware they first needed to first request these variances through the East Cesar Chavez Neighborhoo

Planning Team (ECCNPT) prior to filing the variance request with the Board of Adjustments. Howe ,/
Mr. Kooris showed a disregard for the process in attempting to skip this step and push his variance /L,B
requests through the Board with minimal public/neighbor knowledge and/or opportunity for input. Th.,

is not the type of developer we need to be granting special favors and exceptions to in our residential

neighborhood; his actions demonstrate that he does not have neighbors’ or the community’s best interest in

mind.

My family and I live just a block away from the 1211 Taylor St. property site that Richard Kooris hopes to
overbuild. I have personal experience with this kind of property development, in that I live across the street
from a similar set up built by MX3 developers in 2014, MX3 built an oversized single-family residence up front
and an oversized secondary apartment in rear. The large 3/2 home up front became a commercial type 2 STR
that no one lives in, but that is instead rented to large groups of tenants every weekend (mostly large groups of
young men in their 20’s here to party). The units are monstrous and pack in the STR tenants, a couple who lives
and runs an STR1 in the secondary unit in the back, and all of their friends and visitors. Traffic, large groups of
visitors, lack of parking, and overflowing trash have become a problem on our street as a result of this overbuilt
design- it is NOT good for our neighborhood. And, because the front house is strictly used as an STR2, the
oversized buildings negate any attempts to densify the city core, or provide more housing options for Austin
families.

The proposed variance requests Mr. Kooris has submitted are good for him, but not for our families, our
residents, or our neighborhood. Mr. Kooris asks you to decrease the minimum front yard setback, decrease
the rear yard requirements, and decrease the minimum lot size in order to construct new single family home and
secondary apartment McMansions that are incompatible with our neighborhood, and that do not reinforce our
SFR neighborhood’s cultural identity.

I urge the Board of Adjustments to deny Mr. Kooris’ requests in support of our neighborhood, our
residents, and our families, instead of voting for a developer who simply wants to expand the lot size for his
own personal profit, without regard for the ramifications and consequences to those of us who live here.

Sincerely,

kristen Hotopp
1213 Garden St.
Austin, TX, 78702

20 Year ECC Resident
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Heldenfels, Leane \
Sent: Thursday, September 10, :

To: Heldenfels, Leane \

Cc: Lyon Gegenheimer; Shawn Somerville; Sara Strother; Leslie Thompson; Alberto; J V

Subject: (C15-2015-0132/1211 TAYLOR ST

Leane,
Per our phone conversation we want

‘this hearing postponed, as the
applicant has not been before the
East Cesar Chavez Neighborhood
Plan. They are on our agenda for our
September 16, 2015. They have also
sent you a request for postponement
in order to meet with us first.

Thanks, .=
Gwen O'Barr
Co-Chair



Lyon Gegenheimer W
Co-Chair 7

Land Use Committee |

East Cesar Chavez Neighborhood

Planning Team



Heldenfels, Leane

From:
Sent:
To:

Cc:
Subject:

Hi Leane,

Anna Katsios sttiiinapibvetile ‘ \’;\(;\,}

Thursday, September 10, 2015 3:05 PM

Heldenfels, Leane '
Matt Fajkus

1211 Taylor Street - Postpone for October

It has come to our attention that the East Cesar Chavez Neighborhood Planning Team was never presented with
the plans for the Taylor Street project. Since it is their policy to object any plans that have not been passed
through them first, we were wondering if it is possible to postpone our BOA hearing until next month in order
to coordinate with the ECCNPT and avoid having any objections at our presentation.

Thanks,
Anna
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