
City Council hearing: February 11, 2016 

NEIGHBORHOOD PLAN AMENDMENT REVIEW SHEET 
 

 
NEIGHORHOOD PLAN: Bouldin Creek   
 
CASE#:  NPA-2015-0013.01  DATE FILED: November 3, 2015 (Out-of-cycle) 
 
PROJECT NAME: 1615 & 1617 S. 2nd Street 
 
PC DATE:  January 12, 2016 
 
ADDRESSES: 1615 & 1617 South 2nd Street  
 
DISTRICT AREA: 9    
 
SITE AREA:  0.599 acres 
 
OWNER/APPLICANT:  Richard Kooris 
 
AGENT:   Land Use Solutions, LLC (Michele Haussmann) 
 
TYPE OF AMENDMENT: 
 
Change in Future Land Use Designation 

 
From: Single Family   To: Higher Density Single Family 

 
Base District Zoning Change 

 
Related Zoning Case: C14-2015-0145 
From: SF-3-NP     To: SF-5-NP 

  
NEIGHBORHOOD PLAN ADOPTION DATE: May 23, 2002   
 
PLANNING COMMISSION RECOMMENDATION:  
 
January 12, 2016 – Approved on the consent agenda for Higher Density Single Family land 
use [N. Zaragoza – 1st; P. Seeger – 2nd] Vote: 11-2 [J. Stevens and S. Oliver absent. M. 
Wilson recused from item C-18; J. Schissler recused from items C-6, C-7, and C-10; J. Shieh 
recused from item C-10]. 
 
STAFF RECOMMENDATION: Recommended    
 
BASIS FOR STAFF’S RECOMMENDATION: The applicant’s request to change the land 
use on the future land use map from Single Family to Higher Density Single Family is 
supported by staff because it will serve as a buffer between the commercial zoning and land 
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uses along South 1st Street and the lower density single family uses along South 2nd Street. 
The plan supports the continuation of single family uses in the interior of the planning area 
and the creation of a diverse supply of housing options. 
 
The plan amendment request meets the following plan goals:  
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LAND USE DESCRIPTIONS  
 
EXISTING LAND USE ON THE PROPERTY 
 
Single family -  Detached or two family residential uses at typical urban and/or suburban 
densities 
 
Purpose 
 
1.   Preserve the land use pattern and future viability of existing neighborhoods; 
 
2.   Encourage new infill development that continues existing neighborhood patterns of 
development; and 
 
3.   Protect residential neighborhoods from incompatible business or industry and the loss of 
existing housing. 
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Application 
 
1.   Existing single‐family areas should generally be designated as single family to preserve 
established neighborhoods; and 
 
2.   May include small lot options (Cottage, Urban Home, Small Lot Single Family) and 
two‐family residential options (Duplex, Secondary Apartment, Single Family Attached, 
Two‐Family Residential) in areas considered appropriate for this type of infill development. 
 
Purpose 
 
1.   Preserve the land use pattern and future viability of existing neighborhoods; 
 
2.   Encourage new infill development that continues existing neighborhood patterns of 
development; and 
 
3.   Protect residential neighborhoods from incompatible business or industry and the loss of 
existing housing. 
 
Application 
 
1.   Existing single‐family areas should generally be designated as single family to preserve 
established neighborhoods; and 
 
2.   May include small lot options (Cottage, Urban Home, Small Lot Single Family) and 
two‐family residential options (Duplex, Secondary Apartment, Single Family Attached, 
Two‐Family Residential) in areas considered appropriate for this type of infill development. 
 
 
PROPOSED LAND USE ON THE PROPERTY 
 
Higher Density Single‐family land use is housing, generally up to 15 units per acre, which 
includes townhouses and condominiums as well as traditional small‐lot single family. 

 
 

Purpose 
 

1.   Provide options for the development of higher‐density, owner‐occupied housing in urban 
areas; and 

 

2.   Encourage a mixture of moderate intensity residential on residential corridors. 
 
Application 

 

1.   Appropriate to manage development on major corridors that are primarily 
residential in nature, and 

 

2.   Can be used to provide a buffer between high‐density commercial and low‐density 
residential areas. 
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3.   Applied to existing or proposed mobile home parks. 
 
 
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 proposed zoning change and plan amendment will allow the construction 
of new housing units, near Capital Metro bus routes, schools, and 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 near South 1st Street, which is an activity corridor as shown the 
Imagine Austin Growth Concept Map. 

3. Protect neighborhood character by ensuring context-sensitive development and directing 
more intensive development to activity centers and corridors, redevelopment, and infill 
sites. 

• The proposed development is an infill development near an activity corridor. 
4. Expand the number and variety of housing choices throughout Austin to meet the 

financial and lifestyle needs of our diverse population. 

•   The proposed development will provide additional housing choices for the area 
and for the city. 

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

• The request for High Density Single Family land use provides a buffer between 
the commercial land uses along South 1st Street and the single family area. 

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 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. 
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9. Encourage active and healthy lifestyles by promoting walking and biking, healthy food 
choices, access to affordable healthcare, and to recreational opportunities. 

• Not directly applicable. 
10. Expand the economic base, create job opportunities, and promote education to support a 

strong and adaptable workforce. 

• Not 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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Approximate location of Imagine Austin Activity 
Corridors and Activity Centers  
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Capital Metro Bus Routes near Property 
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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. 
 
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 

Parks near the Property 
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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 application was filed on November 3, 2015, which is out-of-cycle for 
neighborhood planning areas located on the west side of I.H.-35, which would normally be a 
February open filing period. The Bouldin Creek Planning Contact Team submitted a letter 
allowing the out-of-cycle plan amendment application. 
 
The applicant proposes to change the land use on the property from Single Family to Higher 
Density Single Family. The proposed zoning change is from SF-3-NP to SF-5-NP to build a 
maximum of eight dwelling units. For more information on the zoning case, please see case 
report C14-2015-0145 
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PUBLIC MEETINGS: The ordinance-required community meeting was held on December 
14, 2015. Approximately 218 meeting notices were mailed to property owners and utility 
account holders who live or own property within 500 feet of the property, in addition to 
neighborhood organizations and environmental groups who have requested notification for 
the area through the community registry. 
 
Leah Bojo, the agent for the property owner, gave a PowerPoint presentation providing an 
overview the plan amendment and zoning change application request and information on the 
private restrictive covenant conditions. 
 
After her presentation, the following questions were asked: 

 
Q. Why are you requesting Higher Density Single Family (HDSF) land use? 
A. The lot is deeper than the standard single family lot and it backs up to commercial lots 
along South 1st Street. HDSF will serve as a buffer between the commercial lots and the 
smaller single family lots. We could have a larger number of smaller units versus the smaller 
number of larger dwelling units. We believe the request meets these goals of the plan: It will 
provide diversity housing options; it appeals to a wider demographic home ownership; it will 
introduce less expensive housing options; and it supports a walkable environment. The 
proposed eight single family detached units will follow the neighborhood plan design 
guidelines. If approved, construction would begin 2nd quarter of 2016. We will have private 
restrictive covenant and a conditional overlay. We have been working with the PCT for one 
year. The goal is to fit into the neighborhood fabric. We have support from both adjacent 
property owners. We have renderings of the proposed homes. The two homes on the end will 
face South 2nd Street. 
 
Q. You said the neighbor in 1619 S. 2nd Street is on board. I’d like to hear from them as to 
why they support this. 
A. Response from property owner: I realize you can’t stop development. I liked the 
craftsman-style detached home design. I don’t want large duplexes next to my property 
 
Q. Why aren’t five dwelling units enough? 
A. Response from Cory Walton from the PCT: From the neighborhood planning contact team 
perspective, these larger lots could have huge duplexes priced at $1 million, which does not 
support friendly, compact development that is in scale to the existing houses. This is why we 
were receptive to the project. We also recognize this development as something Code Next 
supports, which is the creation of the “missing middle” housing. 
 
Q. Will there be visitor parking? 
A. There will be two dedicated parking spaces for each unit, but there could be parallel 
parking for visitors along the driveway. 
 
Q. Based on the Floor Area Ration (FAR) for SF-3, there could be houses greater than 2,000 
square feet and could be $1million each? 
A. Yes, that’s correct. 
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Q. You said there would only be eight trash cans during the trash pickup. How will you deal 
with the other trash cans, if there are eight homes and 16 trash and recycle bins? 
A. We talked to Austin Resource Recovery and they won’t drive the trucks down the private 
drive, so we are looking into a private company to pick up the additional trash cans. 
 
Q. Would the City fee be reduced if you go private? 
A. No, the City would still charge for the trash pickup. 
 
Q. Will you handle the drainage issues on the property? 
A. Yes, we will be required to. 
 
Q. Will this be a condo regime? 
A. Yes, because the homes will be on one lot. 
 
Q. Will you replat the property? 
A. Yes.  
 
Q. What are the target prices of the homes and size of the units? 
A. We’re not sure at this time, but it could be around $600,000. The average size will be 
around 1,500 square feet, but some units could be smaller. 
 
Q. If nothing is done, would Code Next allow this type of development? 
A. We don’t know yet. 
 
Q. Isn’t allowing this upzoning to SF-5 a slippery slope? 
A. Cory Walton: This is a legitimate concern, but if a property owner wants to abide by the 
restrictive covenant that they are agreeing to with this applicaiton and they have a large lot 
like this property, I would say “go for it”. 
 
The letter recommendation from the Bouldin Creek Planning Contact Team is on page 16. 
 
CITY COUNCIL DATE:    February 11, 2016 ACTION: 
 
CASE MANAGER: Maureen Meredith  PHONE: (512) 974-2695   
       
EMAIL:     maureen.meredith@austintexas.gov    
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Letter from PCT allowing out-of-cycle application 
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Summary Letter submitted by Applicant 
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Bouldin Creek Neighborhood Plan Contact Team 
 December 14, 2015 

Minutes 
 
Public Meeting on proposed zoning change for 1615 and 1617 S. 2nd St. 
Twin Oaks Library, 1800 S. 5th St. Austin,  Texas 78704.       Dec 14, 2015 
 
City Staff-led public meeting began at 6:30 pm 
Applicant presented proposed development plan requiring zoning change and pan 
amendment. City staff outlined amendment process, applicant responded to public questions. 
Meeting adjourned approx. 7:20 pm 
 
Plan Contact Team meeting began at 7:30 pm 
Contact Team Attendees: 
Paul Strange  strange20@ 
Vineet Choudhary  vineet.sc.@ 
Magdalena Rood  mrood@ 
Murray Freeman  murray@ 
John Bodek  john.bodek@ 
Cory Walton (Secretary) coryellwalton@ 
Stuart Hampton (Chair) shampton@ 
 
Stuart Hampton made the following motion, which was passed unanimously: 
 
Whereas the applicant has worked cooperatively with the Bouldin Creek Neighborhood 
Association on this case for the last 12 months; and 
Whereas the applicant has agreed to a Restrictive Covenant and a Conditional Overlay (as 
written); and 
Whereas the applicant has agreed to build smaller-scale houses in keeping with the voluntary 
design guidelines detailed by the Bouldin Creek Neighborhood Plan, 
 
The Bouldin Creek Neighborhood Plan Contact team gives its support to the applicant’s 
request for a plan amendment at 1615 and 1617 S. 2nd St.  for zoning change from SF-3-NP 
to SF-5-CO-NP. 

 

Letter of Recommendation from the Bouldin Creek 
Planning Contact Team 
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Site 
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From: Rebecca Thorburn  
Sent: Tuesday, December 01, 2015 4:55 PM 
To: Meredith, Maureen; Moore, Andrew; John Smiljanic 
Subject: case numbers C14-2015-0145 and NPA-2015-0013.01 
 
Hello Maureen and Andrew, 
 
I am writing in reference to case numbers C14-2015-0145 and NPA-2015-0013.01, 
related to proposed zoning changes and neighborhood plan amendments related to 
development at 1615 and 1617 S 2nd St. 
 
My husband and I are quite concerned about the amount of renovations and 
development in the immediate area and the movement towards high density single 
family housing in our neighborhood. On our block, there are 5 homes in a row that 
are currently under construction. Within the past year, new duplexes went up across 
the street from us and within view 1/4 block to our east. Everywhere we look in our 
neighborhood, new duplexes and new construction are happening. 
 
While we certainly support development and growth, we are concerned that the 
movement to high density single family housing is damaging our neighborhood. 
Parking is constantly an issue on our street with the construction and multi-unit 
buildings now, where it never was in the 4 years previous. Yards are becoming 
smaller and smaller. We see fewer home owners outside their homes. We feel less 
safe while walking or biking in the neighborhood. And traffic through the 
neighborhood is increasing dramatically with the higher density buildings. 
 
While the application from the developers does mention the goals of walk-ability and 
more affordable housing for these area, there is no mention of parking for these 
units or mitigation plans for the impact on neighborhood traffic or on the ability of 
others in the neighborhood to walk to various shops and restaurants.  
 
1615 and 1617 S 2nd St. are only a short block from our home. While we agree that 
the properties should be developed, we do not support a change in zoning to high 
density single family. The current zoning allows for 4 single family homes. 4 homes 
(two more than exist in that space today) will impact parking and traffic, but not to 
the extent that 8 units in this same space would. 
 
Again, we do not support these requested zoning changes. If the changes do 
proceed, our concerns regarding parking and traffic must be addressed. 
 
Sincerely, 
Rebecca Thorburn and JR Smiljanic 
1702 S 3rd St 
512-484-1590 



City Council hearing: February 11, 2016 

 

29 
NPA-2015-0013.01 

 

From: McClendon, James  
Sent: Thursday, November 19, 2015 8:55 AM 
To: Meredith, Maureen 
Cc: Home 
Subject: Case No. NPA-2015-0013.01 
 
Maureen: 
 
In response to the request to change zoning from Single Family to High Density 
Single Family, the McClendon’s at 700 W. Annie St. oppose this change. This is a 
single family neighborhood. We think it should remain that way. We oppose anything 
that would increase the density of the neighborhood. It is just fine the way it is. I am 
sure whoever the developers are can make a substantial sum of money building 
houses that are consistent with the rest of the neighborhood.  
 
Jim and Cathy McClendon 
 
James McClendon 
Partner 
  
HUSCH BLACKWELL LLP 
111 Congress Avenue, Suite 1400 
Austin, TX 78701-4093 
Direct:  512.479.9761 
Fax:  512.480.5024 
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Applicant Criteria Worksheet Submitted by Applicant’s Agent 
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