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ZONING CHANGE REVIEW SHEET 
 
CASE: C14-2015-0112 – The Village on Triangle Avenue 
 
Z.A.P. DATE: December 1, 2015 
 
ADDRESS: 4517 Triangle Avenue 
   
DISTRICT AREA: 9 
  
OWNER/APPLICANT: SV Triangle LP (R. Warren Walters) 
 
AGENT: McLean & Howard, LLP (Jeff Howard) 
              
ZONING FROM: GR-MU-CO  TO: MF-6  AREA: 1.452 acres (63,249 sq. ft.) 
 
SUMMARY STAFF RECOMMENDATION: 
 
The Staff recommendation is to grant Multifamily Highest Density (MF-6) district zoning.  
 
 
ZONING AND PLATTING COMMISSION RECOMMENDATION: 
 
December 1, 2015;  
 
 
DEPARTMENT COMMENTS:  
 
The subject tract is 1.45 acres of land out of the development known as The Triangle Square 
Development but more commonly referred to as “The Triangle” comprised of approximately 22 acres 
of land located in the area bound by Guadalupe Street, Lamar Boulevard and W45th street (see 
exhibit B). The property is mostly surrounded by publicly owned land. To the north, east and 
immediately south is the Triangle Commons Neighborhood Park; further south is a privately owned 
rehabilitation hospital; and to the west is a State children’s psychiatric facility or hospital (general) 
use.  The property to be rezoned is undeveloped and has been used for parking associated with events 
and uses in The Triangle. Driveway access to the property does not exist and therefore vehicles drive 
over the curb at the northern property line to gain access. 
 
Multifamily Highest Density (MF-6) district zoning has been requested in order to develop the 
property with a congregate care facility of up to 90 feet in height and will include an underground 
parking garage. The facility will provide senior housing with unit options ranging from independent 
living to 24 hour assisted living and patient care. The proposed development estimates 322,178 
square feet of building space comprised of 206 dwelling units. 

 
In 1997, The State of Texas entered into a lease agreement with Triangle Retail, Inc. in order to 
develop the land to benefit the Texas Department of Mental Health and Mental Retardation. Zoning 
case C14-97-0146 was filed with the City to establish Community Commercial-Mixed Use-
Conditional Overlay (GR-MU-CO) zoning but would not impose all of the standard uses and site 
development regulations established by the City’s GR zoning district. City Council denied the zoning 
request and the 22 acres remained unzoned.  Later, in 2001, the State issued a Board Order that 
established GR-MU-CO combining district zoning for the Triangle Development that included 
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specific site development regulations (see Exhibit D, pg. 7, Part 2).  The Board Order was revised in 
2004 (see Exhibit E).  While the property never received official zoning through the City’s zoning 
process, the Board Order still applies and was used as the regulating document for the build out of 
The Triangle Development. 
 
Most of the property within The Triangle remains State owned and is leased to private businesses.  
The exception includes the Triangle Commons Park, which was deeded to the City in 2005, and this 
subject tract that was sold to private ownership some time ago.  All 22 acres, except for the subject 
tract, have been developed in accordance with The Triangle Development Plan and include various 
low to mid rise mixed use buildings with retail and commercial uses on the ground floor and 
residential dwelling units on the upper floors.  
 
Per the Triangle Development Plan, the subject tract was to be developed with 2 buildings; labeled E 
and D on the Triangle Site Plan (see Exhibit C).  The State Board Order established GR as the base 
zoning for the development which permits congregate living as a use.  When considering use alone, a 
rezoning is not necessary.  However, The Board Order also established maximum building heights of 
120 feet for building E and 65 feet for building D (see Exhibit E, pg. 6). Therefore, the project would 
have to be developed as two structures that abide by the established heights, and would include 
surface level parking only.  The Applicant’s proposed development is for a single structure with a 
maximum height of 90 feet, above grade, and will include underground parking facilities. A rezoning 
is necessary to accomplish the proposed development.  The MF-6 district zoning will provide the 
height needed and permits congregate living as a conditional use only.  Approval of a Conditional 
Use Permit or CUP will be required in order to accomplish the proposed use in this scenario.   
 
The MF-6 zoning district is intended for group residential use and should be applied in areas that are 
centrally located near transportation and commercial facilities.  There are multiple Capitol Metro bus 
routes and bus stops located very near and at The Triangle Development.  Additionally, there are a 
number of commercial and retail uses such as restaurants, pharmacies, grocery stores and 
convenience stores that are easily accessible by foot which is beneficial, especially for senior citizens 
or individuals with disabilities. The proposed use is compatible with nearby and existing medical, 
civic, and multifamily residential uses.  Therefore, Staff supports the request of MF-6 district zoning.  
 
ISSUES: None at this time. 

 
 
EXISTING ZONING AND LAND USES: 
 
 ZONING LAND USES 
Site Unzoned Undeveloped 
North Unzoned Retail and Multifamily Residential 
South CS-CO Hospital Services – Central Texas Rehabilitation Hospital 
East Unzoned Multifamily Residential 
West Unzoned Hospital Services – State Children’s Psychiatric Hospital 

 
NEIGHBORHOOD PLANNING AREA: N/A  TIA: May be required at site plan 
 
WATERSHED: Waller Creek    DESIRED DEVELOPMENT ZONE: yes 
   
CAPITOL VIEW CORRIDOR: No   HILL COUNTRY ROADWAY: No 
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NEIGHBORHOOD ORGANIZATIONS: 
 
Community Registry Name ID No. 
Shoal Creek Conservancy 1497 
Austin Neighborhoods Council 511 
Bike Austin 1528 
Preservation Austin 1424 
Friends of Emma Barrientos MACC 1447 
Austin Heritage Tree Foundation 1340 
Central Austin Community Development Corporation 1391 
Austin Independent School District 742 
Friends of Austin Neighborhoods 1530 
SEL Texas 1363 
North Austin Neighborhood Alliance 283 
Sierra Club, Austin Regional Group 1228 
45th St. Concerned Citizens 
Sustainable Neighborhoods 

 
 
SCHOOLS: Bryker Woods Elementary, O Henry Middle, Austin High 
 
CASE HISTORIES 
 
NUMBER REQUEST PLANNING COMMISSION CITY COUNCIL 

C14-2011-
0109 – Lamar 
Development; 
4527 N 
Lamar 
Boulevard 

Unzoned to MF-
6 

7/16/2012 – Apvd MF-6. 05/24/2012 – Apvd MF-6-CO; 
building height limited to 80 ft.  

C14-2010-
0132 – 
Central Texas 
Rehabilitation
; 4500 ½ 
Triangle 
Avenue 

Unzoned to CS-
CO 

8/17/2010 – Apvd CS-CO. 10/25/2010 – Apvd CS-CO - trips 
limited to 2,000/day; Indoor 
entertainment and day care 
services are conditional uses; list 
of several uses prohibited; drive-
in service is prohibited except as 
it relates to hospital services 
(general) uses.  

C14-87-091 – 
Austin Child 
Guidance 
Center; 810 
W 45th Street 

Unzoned to GO  11/5/1988 – Apvd GO. 

 
RELATED CASES:  
 
C14-97-0146 – TRIANGLE SQUARE DEVELOPMENT 
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The subject tract was a portion of the property considered for GR-MU-CO zoning.  City Council 
denied the request on May 14, 1998 due to non-compliance with sections 13-2-220 & 13-5-42 of the 
City Land Development Code.     
 
C14-00-2267SL – TRIANGLE SQUARE DEVELOPMENT  
The Austin City Council resolved to support The Triangle Development with passage of Resolution 
No. 000817-48-A (see Exhibit F) and thereby executed Ordinance No. 000817-48-B (see Exhibit G) 
which waived development fees, and provided funding for various improvements to be completed as 
part of The Triangle Development Plan. 
 
C8-06-0207-0A – TRIANGLE SUBDIVISION  
The subject tract, composed of 1.45 acres, was subdivided from the original 22 acres known as “The 
Triangle” to become Lot 1 Block A of the Triangle Subdivision recorded in Travis County in April, 
2007 (Exhibit H).  
 
 
ABUTTING STREETS: 
 

Name ROW Pavement Classification Sidewalks 
 

Bike 
Route 

Capital 
Metro 

(within ¼ 
mile) 

Triangle 
Avenue 

47 ft. 25 ft. Local No No Yes 

46th Street 32 ft. 24 ft. Local No No Yes 
 
CITY COUNCIL DATE:  ACTION:  
 
December 10, 2015;  
 
 
ORDINANCE READINGS: 1st   2nd   3rd  
 
ORDINANCE NUMBER:  
 
CASE MANAGER: Victoria Haase   PHONE: 512-974-7691 
       EMAIL: tori.haase@austintexas.gov 
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STAFF RECOMMENDATION       
 
The Staff recommendation is to grant Multifamily Highest Density (MF-6) district zoning.  
 
 
BASIS FOR RECOMMENDATION 
 
1. The proposed zoning should be consistent with the purpose statement of the district sought. 
 
2. The proposed zoning should satisfy a real public need and not provide special privilege to the 

owner. 
 

3. Zoning changes should promote compatibility with adjacent and nearby uses. 
 
The proposed zoning is consistent with the purpose statement of Muliti-family Residence Highest 
Density (MF-6) zoning district which is intended for multifamily and group residential use that may 
be applied in a centrally located area near supporting transportation and commercial facilities, an area 
adjacent to the central business district or a major institutional or employment center, or an area for 
which the highest density multifamily use is desired.  
 
The proposed zoning will allow a development that will satisfy a public need by providing centrally 
located housing for senior citizens that includes onsite assistance and care and is conveniently located 
among compatible uses that include major medical institutions, commercial and retail uses and also 
provided easy access to various transportation options.  
 
 
EXISTING CONDITIONS 
 
Site Characteristics 
 
The subject tract is approximately 1.4 acres of undeveloped land.  The site does not appear to have 
any topographical constraints or trees that would be impacted by development.  
 
 
Impervious Cover 
 
The subject tract is in the desired development zone and therefore impervious cover limits are 
established by the zoning district.  The tract is currently undeveloped and therefore does not have any 
impervious cover. If developed under current entitlements outlined by the Board Order, there could 
be up to 80% impervious cover. The MF-6 zoning district that is requested also establishes a limit of 
80% impervious cover.  
 
Comprehensive Planning - Kathleen Fox, 512-974-7877 
 
The property is not located within the boundaries of a neighborhood planning area.  
 
Imagine Austin 
Based on the comparative scale of this site relative to other nearby multi-family and institutional land 
uses, as well as the site not being located along an Activity Corridor or within an Activity Center, this 
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case falls below the scope of Imagine Austin, which is broad in scope, and consequently the plan is 
neutral on this proposed rezoning. 
 
 
NPZ Environmental – Mike McDougal, 512-974-6380 
 
1. The site is not located over the Edwards Aquifer Recharge Zone. The site is located in the Waller  
2. Chapter 25-8 of the City's Land Development Code. It is in the Desired Development Zone. 
 
3. Zoning district impervious cover limits apply in the Urban Watershed classification. 
 
4. According to floodplain maps, there is a floodplain adjacent to the project location.  Based upon 

the location of the floodplain, offsite drainage should be calculated to determine whether a 
Critical Water Quality Zone exists within the project location. 

 
5. Standard landscaping and tree protection will be required in accordance with LDC 25-2 and 25-8 

for all development and/or redevelopment. 
 
6. Trees will likely be impacted with a proposed development associated with this rezoning case.  

Please be aware that an approved rezoning status does not eliminate a proposed development’s 
requirements to meet the intent of the tree ordinances.  If further explanation or specificity is 
needed, please contact the City Arborist at 974-1876.  At this time, site specific information is 
unavailable regarding other vegetation, areas of steep slope, or other environmental features such 
as bluffs, springs, canyon rimrock, caves, sinkholes, and wetlands. 

 
7. This site is required to provide on-site water quality controls (or payment in lieu of) for all 

development and/or redevelopment when 8,000 s.f. cumulative is exceeded, and on site control 
for the two-year storm. 

 

Water and Wastewater 
The landowner intends to serve the site with City of Austin water and wastewater utilities.  The 
landowner, at own expense, will be responsible for providing any water and wastewater utility 
improvements, offsite main extensions, utility relocations and or abandonments required by the land 
use.  The water and wastewater utility plan must be reviewed and approved by the Austin Water 
Utility for compliance with City criteria and suitability for operation and maintenance.  Depending on 
the development plans submitted, water and or wastewater service extension requests may be 
required.  All water and wastewater construction must be inspected by the City of Austin.  The 
landowner must pay the City inspection fee with the utility construction.  The landowner must pay the 
tap and impact fee once the landowner makes an application for a City of Austin water and 
wastewater utility tap permit. 
 
 
Storm Water Detention 
At the time a final subdivision plat, subdivision construction plans, or site plan is submitted, the 
developer must demonstrate that the proposed development will not result in additional identifiable 
flooding of other property.  Any increase in storm water runoff will be mitigated through on-site 
storm water detention ponds, or participation in the City of Austin Regional Storm water 
Management Program if available. 
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Site Plan and Compatibility Standards – Nikki Hoelter, 512-974-2863 
      
No comments.  
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AERIAL MAP - EXHIBIT B

This map has been produced by the Communications Technology Management Dept. on behalf of the
Planning Development Review Dept. for the sole purpose of geographic reference. No warranty is made by
the City of Austin regarding specific accuracy or completeness.

ZONING CASE#:
ZONING CHANGE:

LOCATION:
SUBJECT AREA:

C14-2015-0112
UNZ to MF-6
4517 Triangle Avenue
1.452  ACRES

1' = 400'

Subject Property

The Triangle Development Boundary
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EXHIBIT H -
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