
Chestnut Addition Neighborhood Association
“A Community of Sharing and Caring”

March 31, 2017
City of Austin Board of Adjustment
c/o Leane Heldenfels

Re:  Permit/Case Number 2017-000001BA
        Reference File Name C15-2017-0005
       1211 Cedar Ave, Austin, TX  78702

Dear Members of the Board of Adjustment,

After discussions from the March 28, 2017 neighborhood monthly meeting, 
Chestnut Addition Neighborhood Association (CANA) voted to OPPOSE the 
granting of the variances requested by Wenkai Chen for 1211 Cedar Ave.

Variance requested:
1) Request for variance to lot size
2) Interior side setback
3) 45 degree building envelope for one side
4) Side wall articulation for one side

During the meeting a motion was set and Chestnut Addition Neighborhood 
Association resolved, the variance requests for 1211 Cedar Ave should be denied 
by the city of Austin Board of Adjustment. (7 unanimous votes)

We appreciate your time and attention to this issue.  Please feel free to contact 
me if you have any questions or concerns regarding CANA’s opposition to the 
variance requests.

Respectfully,
Angela White-Tragus
CANA Secretary
On behalf of the Chestnut Addition Neighborhood Association

Willis Hunt, President  Marian Barber, Vice-President  Angela White-Tragus, Secretary  James Johnson, Treasurer
CANA meets the 4th Tuesday of each month at 6:30pm at New Hope Baptist Church, 2405 East 16th St.
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From: Kimberly Griffin
To: Heldenfels, Leane; Michael Glass
Subject: Case Number C15-2017-0005, 1211 Cedar Avenue
Date: Tuesday, April 04, 2017 9:35:22 PM

Hi Leane,

Thank you for the opportunity to voice our opinions. My husband, Michael (copied here), and
 I own and live in 1305 Cedar Avenue, just a few houses down from the address in question.
 We are strongly opposed to all variances requested for the development of 1211 Cedar
 Avenue. The lot is not large enough to support a house as large as 900+ square feet, and the
 proposed design is not in keeping with the current neighborhood character. 

Please let us know if you need anything else. 

Many thanks, 
Kim Griffin & Michael Glass
1305 Cedar Avenue
Austin, TX 78702
214-802-1073
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From: Chuck Granberry
To: Heldenfels, Leane
Subject: Case Number: C15-2017-0005, 1211 Cedar Ave
Date: Tuesday, April 04, 2017 8:31:00 PM

Leane,

We are the property owners of 1303 Cedar Ave, Austin Texas 78702.

We object to all three of the variance request listed in the Notice of Public Hearing we
 received.

We feel the purposed home is too large for the lot size and does not fit with the character and
 style of the existing homes. We feel that allowing this purposed home on the lot size as
 designed, would harm our property values and set a bad precedent for future home
 construction in this area.

Please let us know if you need a copy of the form we received in the mail returned of if this
 email alone is ok?

Thank you,

Charles Granberry
Tom Gordon
512 567-1605
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From: Michelle Lee
To: Heldenfels, Leane; Joe Melomo
Subject: Case Number: C15-2017-0005, 1211 Cedar Ave. - OBJECTION
Date: Sunday, April 09, 2017 10:23:15 PM

TO:  City of Austin-Development Services Department/ First floor 
Leane Heldefels
PO Box 1088 
Austin TX 78767

Case Number: C15-2017-0005, 1211 Cedar Ave.
Public Hearing: Board of Adjustment, April 10th 2017

From:  Michelle and Andrew Lee
1213 Cedar Ave. 
                Unit B
Austin, TX 78702
cell: 347-426-7056

I object to granting the variance requests.

I am opposed to the plan presented and to the extreme nature of the
 variances requested. Looking at the variances requested: 

A. Decreasing the side yard setback from 5 feet to 2 feet 5 and 5/8th inches
 will make the building much closer to adjacent properties. I believe this will
 create problems during construction, as debris may land on and damage
 adjacent properties. This will also create lots of noise during construction
 that will be amplified by the proximity of the site to other properties. 

It will also create a lot of noise, which is problematic as Andrew works from
 home as a graduate student. The construction would be disruptive to his
 studies, as his desk overlooks the proposed site. In addition, once the
 house is built, there will be more noise that filters in from outdoor
 conversations. We can already clearly hear outdoor noise from our next
 door neighbors with all windows closed, so having a closer yard would
 create more noise.

B. Decreasing the minimum lot size from 5,750 square feet to 1,594 square
 feet. 

The proposed lot size is less than 30% of the required 5,750 square feet.
 This may create problems with accessing the property during construction.
 There is an oak tree at the front of the property. Site fencing surrounding
 the drip line of the oak tree on the property will prevent vehicular access

M02/57

mailto:michelle.tai.lee@gmail.com
mailto:Leane.Heldenfels@austintexas.gov
mailto:melomojoe@gmail.com


 through the front of the lot and prevent any storage of construction
 materials or debris on the front end of the lot.

The fencing along with the crown of the tree prevent the ability to tow, push,
 or lift multiple 20 or 40 foot containers into place from the front of the lot.

The alley that gives access to the rear of the site has a single access point
 and many homes on it have driveways only via the alley. The alley is
 standard width and does not allow enough clearance for the towing or
 pushing of 40 foot shipping container into a 13.7 foot lot at right angles to
 the alley.

There appears to be no available space on the property to erect a crane that
 does not encroach on the property or right of way of residents.

C) Decreasing the minimum lot width from 50 feet to 13.6 feet.

Again, this is less than 30% of the minimum lot width required by code.
 Because of this extreme difference, I think this should not be granted. 

Issues arising from granting this variance include the ones listed above. The
 small lot width makes construction difficult without interfering with the right
 of way of residents. It also makes it likely that debris may spill over into
 neighboring lots or construction may damage neighboring properties.
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From: Taggart,Kevin
To: Heldenfels, Leane
Subject: Case Number: C15-2017-0005, 1211 Cedar Ave. - OBJECTION
Date: Friday, April 07, 2017 4:24:38 PM

TO:     City of Austin-Development Services Department/ First floor 
          Leane Heldefels
          PO Box 1088 
          Austin TX 78767
 
Case Number: C15-2017-0005, 1211 Cedar Ave.
Public Hearing: Board of Adjustment, April 10th 2017
 
Dear Leane,
I live at 1213 Cedar Avenue, and am opposed to the granting of these variances. I believe that the
 construction of the site would endanger our property, if it were feasible, and be a detriment to the
 traffic flow in the alley.
I also believe the construction would damage heritage trees in the yard. If it were possible for the
 owner to put up a bond for any possible damages, this would be very helpful.
 
Thank you, Kevin
 
 
 

Kevin Taggart
OCLC · Digital Library Services Specialist
Library Services for the Americas
6565 Kilgour Place, Dublin, Ohio USA 43017

M +1-614-339-9864
F +1-614-718-7532

OCLC.org·Facebook·Twitter·YouTube

 
 

From

 
 
Subject: Case Number: C15-2017-0005, 1211 Cedar Ave. - OBJECTION
 
TO:     City of Austin-Development Services Department/ First floor 
          Leane Heldefels
          PO Box 1088 
          Austin TX 78767
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Case Number: C15-2017-0005, 1211 Cedar Ave.
Public Hearing: Board of Adjustment, April 10th 2017

From: Joe Melomo
 1213 Cedar Ave. 
 Austin, TX 78702

cell:             512-689-6112

I object to granting the variance requests.

I am not opposed to the property owner building on the site. I am opposed to
 the plan presented and to the extreme nature of the variances
 requested. Considering the limitations of the site; the scale of the project and
 the subsequent logistics of construction prompt many objections about the
 appropriateness of the design and the feasibility of constructing the project
 without endangering protected trees and adjacent properties.

Reasoning:

The property does not conform to zoning requirements for standard or small lot
 sand the variances requested are extreme.

1. Minimum lot size: According to the document  the property owner shared with
me last week the property is 1595 sq. ft. in area.  This is smaller than the
minimum required by the city for small home residential lots. The documentation
shared appears to be in error on the minimum size of small lots. 25-2-779- small
lot Single-family Residential Use (from the Land Development Code) states
minimum lot size to be 3600 sq feet. The property in question is 40% smaller
than code allows for allows for small lot Single-Family residential use.

reference
 link: https://www.municode.com/library/tx/austin/codes/code_of_ordinances?
nodeId=TIT25LADE_CH25-
2ZO_SUBCHAPTER_CUSDERE_ART4ADRECEUS_SPARESPUS_S25-
2-779SMLOSIMIREUS

2. Minimum interior side yard set back: According to the documentation
provided by the property owner, the setbacks proposed are 2.5 feet on both
sides. Section 25-2-779-small lot Single Family Residential Use states the
minimum side-yard setback is 3.5 feet or a combined width of 7 feet. The plans
shared do not meet the requirements for standard or for small lot Single-

Family residential setbacks.

reference
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 link: https://www.municode.com/library/tx/austin/codes/code_of_ordinances?
nodeId=TIT25LADE_CH25-
2ZO_SUBCHAPTER_CUSDERE_ART4ADRECEUS_SPARESPUS_S25-
2-779SMLOSIMIREUS

 
3. Minimum Lot width: the property is reported to be 13.7 ft. wide. Minimum lot
 width required for small lot residential is 40 feet or 35 feet if access to an alley.
The property is 39% narrower than code allows for small lot Single-Family
 residential use.
 

reference
 link:https://www.municode.com/library/tx/austin/codes/code_of_ordinances?
nodeId=TIT25LADE_CH25-
2ZO_SUBCHAPTER_CUSDERE_ART4ADRECEUS_SPARESPUS_S25-
2-779SMLOSIMIREUS

 
Tree Protection:  

excerpted from:  Environmental Criteria Manual: Appendix p-2: City of Austin
 Standard Notes for Tree and Natural Area Protection;  Protective fences shall
 surround the trees or group of trees, and will be located at the outermost limit of
 branches (drip line) , for natural areas, protective fences shall follow the Limit of
 Construction line, in order to prevent the following:
A. Soil compaction in the root zone area resulting from vehicular traffic or storage
 of equipment or materials;
B. Root zone disturbances due to grade changes (greater than 6 inches cut or
 fill), or trenching not reviewed and authorized by the City Aborist;
C. Wounds to exposed roots, trunk or limbs by mechanical equipment;
 
The requisite fencing surrounding the drip line of the oak tree on the
 property will prevent all vehicular access through the front of the lot and
 prevent any storage of construction materials or debris on the front end of
 the lot.
 
The fencing along with the crown of the tree prevent the ability to tow,
 push, or lift multiple 20 or 40 foot containers into place from the front of
 the lot.
 

Alley access:

The alley that gives access to the rear of the site has a single access point and is
 the only means of egress for the residences along its length.
The alley is standard width and does not allow enough clearance for the towing
 or pushing of 40 foot shipping container into a 13.7 foot lot at right angles to the
 alley.
There appears to be no available space on the property to erect a crane that
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 dosen’t encroach on the property or right of way of residents.

 
Other compliance issues: Given the limited information available in the property
 owners documentation the following concerns arise.
 

Proposed plans do not comply with Title 25: Chapter 25-2: Subchapter F:
 Article 2: 2.7: Sidewall Articulation - 

Except as provided in subsection 2.7.2, if a side wall of a building is more
 than 15 feet high and is an average distance of less than nine feet from an
 interior lot line, the sidewall may not extend in an unbroken plane for more
 than 36 feet along a side lot line without a sidewall articulation that meets
 the requirements of this section.

Proposed plans do not appear to comply with Title 25: Chapter 25-2:
 Subchapter F: Article 2: 2.6: Side Setback Planes and Article 3 definitions
 3.4 Height

… A structure may not extend beyond a setback plane except as authorized
 by subsection D. below. The height of a setback plane shall be measured
 under the requirements defined in Section 3.4.

 

Proposed plans do not appear to comply with Section 4: Residential
 Construction:4.4.7 Visitability
 

Indemnity

In the event the Board sees fit to grant the requested variances I ask that, given
 the unusual construction challenges, the property owner be required to post a
 bond of $50,000.00 per adjacent property prior to start of construction. This bond
 must payable to the adjacent property owners in the case of real property
 damage or reckless actions on the part of the 2011 Cedar Ave property owner or
 her contractors.
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From: Joe Melomo
To: Heldenfels, Leane
Cc: Kevin Taggart; Ronan Melomo; Michelle Lee; Andrew Lee; Jason Burroughs
Subject: Case Number: C15-2017-0005, 1211 Cedar Ave. - OBJECTION
Date: Thursday, April 06, 2017 10:51:32 PM

TO: City of Austin-Development Services Department/ First floor 
Leane Heldefels
PO Box 1088 
Austin TX 78767

Case Number: C15-2017-0005, 1211 Cedar Ave.
Public Hearing: Board of Adjustment, April 10th 2017

From: Joe Melomo
1213 Cedar Ave. 
Austin, TX 78702
cell: 512-689-6112

I object to granting the variance requests.

I am not opposed to the property owner building on the site. I am opposed 
to the plan presented and to the extreme nature of the variances requested. 
Considering the limitations of the site; the scale of the project and the 
subsequent logistics of construction prompt many objections about the 
appropriateness of the design and the feasibility of constructing the project 
without endangering protected trees and adjacent properties.

Reasoning:

The property does not conform to zoning requirements for standard or small lot
 sand the variances requested are extreme.

1. Minimum lot size: According to the document  the property owner shared 
with me last week the property is 1595 sq. ft. in area.  This is smaller than the 
minimum required by the city for small home residential lots. The documentation
 shared appears to be in error on the minimum size of small lots. 25-2-779- 
small lot Single-family Residential Use (from the Land Development Code) 
states minimum lot size to be 3600 sq feet. The property in question is 40% 
smaller than code allows for allows for small lot Single-Family residential 
use.  

reference link: 
https://www.municode.com/library/tx/austin/codes/code_of_ordinances?
nodeId=TIT25LADE_CH25-
2ZO_SUBCHAPTER_CUSDERE_ART4ADRECEUS_SPARESPUS_S25-
2-779SMLOSIMIREUS
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2. Minimum interior side yard set back: According to the documentation 
provided by the property owner, the setbacks proposed are 2.5 feet on both 
sides. Section 25-2-779-small lot Single Family Residential Use states the 
minimum side-yard setback is 3.5 feet or a combined width of 7 feet. The plans 
shared do not meet the requirements for standard or for small lot Single-
Family residential setbacks.

reference link: 
https://www.municode.com/library/tx/austin/codes/code_of_ordinances?
nodeId=TIT25LADE_CH25-
2ZO_SUBCHAPTER_CUSDERE_ART4ADRECEUS_SPARESPUS_S25-
2-779SMLOSIMIREUS

3. Minimum Lot width: the property is reported to be 13.7 ft. wide. Minimum lot
 width required for small lot residential is 40 feet or 35 feet if access to an alley.
The property is 39% narrower than code allows for small lot Single-Family 
residential use.

reference 
link:https://www.municode.com/library/tx/austin/codes/code_of_ordinances
?nodeId=TIT25LADE_CH25-
2ZO_SUBCHAPTER_CUSDERE_ART4ADRECEUS_SPARESPUS_S25-
2-779SMLOSIMIREUS

Tree Protection:  
excerpted from:  Environmental Criteria Manual: Appendix p-2: City of Austin 
Standard Notes for Tree and Natural Area Protection;  Protective fences shall 
surround the trees or group of trees, and will be located at the outermost limit of 
branches (drip line) , for natural areas, protective fences shall follow the Limit of 
Construction line, in order to prevent the following:
A. Soil compaction in the root zone area resulting from vehicular traffic or 
storage of equipment or materials;
B. Root zone disturbances due to grade changes (greater than 6 inches cut or 
fill), or trenching not reviewed and authorized by the City Aborist;
C. Wounds to exposed roots, trunk or limbs by mechanical equipment;

The requisite fencing surrounding the drip line of the oak tree on the 
property will prevent all vehicular access through the front of the lot and 
prevent any storage of construction materials or debris on the front end of
 the lot.

The fencing along with the crown of the tree prevent the ability to tow, 
push, or lift multiple 20 or 40 foot containers into place from the front of 
the lot.

Alley access:
The alley that gives access to the rear of the site has a single access point and 
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is the only means of egress for the residences along its length.
The alley is standard width and does not allow enough clearance for the towing 
or pushing of 40 foot shipping container into a 13.7 foot lot at right angles to the 
alley.
There appears to be no available space on the property to erect a crane that 
dosen’t encroach on the property or right of way of residents.

Other compliance issues: Given the limited information available in the property 
owners documentation the following concerns arise.

Proposed plans do not comply with Title 25: Chapter 25-2: Subchapter F: 
Article 2: 2.7: Sidewall Articulation - 

Except as provided in subsection 2.7.2, if a side wall of a building is more 
than 15 feet high and is an average distance of less than nine feet from an
 interior lot line, the sidewall may not extend in an unbroken plane for 
more than 36 feet along a side lot line without a sidewall articulation that 
meets the requirements of this section.

Proposed plans do not appear to comply with Title 25: Chapter 25-2: 
Subchapter F: Article 2: 2.6: Side Setback Planes and Article 3 definitions 
3.4 Height

… A structure may not extend beyond a setback plane except as 
authorized by subsection D. below. The height of a setback plane shall be 
measured under the requirements defined in Section 3.4.

Proposed plans do not appear to comply with Section 4: Residential 
Construction:4.4.7 Visitability

Indemnity
In the event the Board sees fit to grant the requested variances I ask that, given 
the unusual construction challenges, the property owner be required to post a 
bond of $50,000.00 per adjacent property prior to start of construction. This 
bond must payable to the adjacent property owners in the case of real property 
damage or reckless actions on the part of the 2011 Cedar Ave property owner 
or her contractors.
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April 6, 2017 

Board of Adjustment – 

The Chestnut Neighborhood Plan and Contact Team discussed the variance requests at 1211 
Cedar Ave and the team has voted not to support the current variance requests before the 
BOA.  

After meeting with the developer and her architect several times the Chestnut NPCT decided 
this lot is too small to accommodate their plans for it.  The building would be intrusively 
close to the adjacent neighbors and presents major concerns with construction, the large tree 
in the front yard and fire code.  These requests are extreme departures from allowable building 
code and we urge the Board to deny the variances requested. 

Thank You, 
Cavan Merski 
Chestnut NPCT Chair 
814‐397‐9649 
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