
 

ZONING CHANGE REVIEW SHEET 

 

CASE: C14-2018-0072 – 1700 West Avenue DISTRICT: 9 

   

 

ZONING FROM: SF-3  TO: LO-MU-CO 

  

ADDRESS: 1700 West Avenue 

 

SITE AREA: 0.24 acres (10,454 sf)

 

OWNER: 1700 West Avenue LLC  

(Julia A. Clark) 

APPLICANT:  Metcalfe, Wolfe, Stuart, 

and Williams, LLP (Michele R. Lynch)

 

CASE MANAGER: Scott Grantham (512-974-3574, scott.grantham@austintexas.gov) 

 

STAFF RECOMMENDATION: 

Staff recommends Limited Office – Mixed Use – Conditional Overlay (LO-MU-CO) 

combining district zoning. Conditional Overlay to limit development standards to those 

of Neighborhood Office district with the exception of Height and FAR, and to prohibit a 

set of uses (See Exhibit E).  For a summary of the basis of staff’s recommendation, see case 

manager comments on page 3. 

 

  

PLANNING COMMISSION ACTION / RECOMMENDATION: 

September 11, 2018 Scheduled for Planning Commission 

 

 

 

CITY COUNCIL ACTION: 

October 4, 2018 Scheduled for City Council 

 

  

 

ORDINANCE NUMBER:  
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ISSUES: 

 

The subject property is the site of the historic Shelley house, constructed in the 1920s, which 

has been vacant for many years and is in a state of disrepair. The current property owner 

would like to create a live / work space to accommodate an accounting business and a single 

dwelling unit. If the zoning change is approved, the owner would apply for a building permit 

to remodel the structure, and submit a small project site plan (25-5-3) to fulfill parking and 

landscape requirements associated with an office use.  

 

The applicant has had many discussions with the Judges Hill Neighborhood Association 

(JHNA). JHNA is supportive of the applicant’s conceptual plan and use (Exhibit F, 

Correspondence with Interested Parties), and have focused their questions on the potential 

redevelopment of the property. The applicant and neighborhood came to an agreement in the 

form of a proposed Conditional Overlay. The Conditional Overlay would limit development 

standards to those of the Neighborhood Office (NO) district, with the exception of height and 

FAR, which would be kept as the Limited Office (LO) standards to accommodate the 

existing structure. Further, the Conditional Overlay would prohibit a set of uses (See Exhibit 

E, Amended Request Letter from Applicant).  

 

In addition, the applicant and JHNA are in the process of executing a Private Restrictive 

Covenant which contains the terms of the Conditional Overlay, and other items. The City is 

not a party to this Restrictive Covenant, nor can the City enforce the document. However, it 

is acknowledged that the Restrictive Covenant can address areas not contained in the 

proposed Conditional Overlay, and therefore give some level of assurance to the neighbors 

about the future of the subject property. 

 

The Judges Hill Neighborhood is part of the Downtown Area Plan (DAP), approved by 

Council in 2011. However, the DAP is largely silent regarding the neighborhood, and the 

summary of district goals proposes no changes to Judges Hill.  

 

 

 

CASE MANAGER COMMENTS: 

 

The subject property is approximately 0.25 acres or 10,500 square feet, and consists of a 

portion of a lot on the northeast corner of West Avenue and West 17th Street. The historic 

house on the property was built in the 1920s, and a few prominent Austinites have lived there 

over time including George E. and Ellen Shelley, and Ralph and Lillie Steiner. Many 

changes have been made to the house over time, and it is currently in a state of disrepair and 

unoccupied. There is also a two-bay garage on the southwest corner of the property, which 

has been added much more recently and appears to be less than 30 years old. 

 

The property takes access to West 17th Street and there are no currently proposed changes to 

access. The property is not in the flood plain, and has a gradual slope from the northeast to 

the southwest corner. There is a large heritage oak tree on the east side of the property 

immediately adjacent to West Avenue. 

2 of 19



C14-2018-0072  3 

 

The blocks surrounding the subject property contain, apartments and condominiums, offices 

in office-type buildings, offices in traditional single family homes, as well as duplexes, and 

single family homes. Immediately around the subject property, there are more apartments and 

condominiums. To the west, there are more frequent duplexes and single family homes. To 

the east, especially on the east side of West Avenue, there more office uses. 

 

 

 

BASIS OF RECOMMENDATION: 

 

Staff recommends limited office – mixed use – conditional overlay (LO-MU-CO) combining 

district zoning. 

 

Neighborhood representatives met with the applicant and agreed terms of a Conditional 

Overlay which would limit development standards, and prohibit a set of uses. Staff is 

supportive of this dialog and process, and does not object to the terms of the proposed 

Conditional Overlay, on which the applicant and Judges Hill Neighborhood Association have 

agreed (See Exhibit E). 

 

The first basis of the recommendation is that zoning should allow for reasonable use of the 

property. The property is a large corner lot, and facing onto West Avenue, in a historic and 

centrally located neighborhood. Development under the existing zoning would compel the 

owner to build a single family or duplex building. However, the proposed zoning of LO-MU-

CO would offer much more flexibility, and would allow for the development of the proposed 

live / work space, and keep the option open for one or two residential units. 

 

The second basis is that zoning should not constitute a grant of special privilege to an 

individual owner; granting of the request should result in an equal treatment of similarly 

situated properties. Within 200 feet of the subject property, there are five existing lots which 

have LO base zoning, all of which front onto West Avenue. The MU designation would also 

allow for a residential component, which also exists along West Avenue in the form of MF-3 

and MF-4 zoned properties. Therefore, both offices and multifamily residential are well-

established for similarly situated properties. 

 

The third basis is that the proposed zoning should promote consistency, orderly planning, and 

an orderly relationship among land uses. Along West Avenue in the area of the subject 

property, the predominant base zones are MF and LO with a few GO zones mixed in, and the 

prevalent land uses are offices and multifamily structures. There are few SF-3 properties 

fronting on West Avenue; SF zones and uses are more common a block or more west of the 

subject property. A rezoning of an SF-3 property to LO-MU-CO on West Avenue fits the 

existing zoning and land use pattern. 
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EXISTING ZONING AND LAND USES: 

 

 ZONING LAND USES 

Site SF-3 Family Residence 

North MF-3, MF-4, SF-3 Apartment/Condo, Family  

Residence 

South W. 17th St, then SF-3, SF-3-H, 

LO, LO-H 

W. 17th St, then Office, Single 

Family, Apartment/Condo 

East West Avenue, then GO, LO-H, 

and MF-4 

West Avenue, then Office, and 

Apartment/Condo 

West SF-3, then Pearl St., then SF-3 Single Family, then Pearl Street, 

then Single Family 

 

NEIGHBORHOOD PLANNING AREA: Downtown (Judges Hill Subdistrict)   

 

TIA: Not required 

 

WATERSHED: Shoal Creek  

 

OVERLAYS: None 

 

SCHOOLS: Bryker Woods Elementary, O’Henry Middle School, Austin High School 

 

NEIGHBORHOOD ORGANIZATIONS 

  

Austin Independent School District Homeless Neighborhood Association 

Austin Neighborhoods Council Judges Hill Neighborhood Association 

Bike Austin Neighborhood Empowerment Foundation 

Central Austin Community Development Preservation Austin 

City Of Austin Downtown Commission Seltexas 

Downtown Austin Neighborhood Assn 

(DANA) 
Shoal Creek Conservancy 

Friends of Austin Neighborhoods Sierra Club, Austin Regional Group 

Historic Austin Neighborhood Association West Downtown Alliance, Inc. 
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AREA CASE HISTORIES:  

 

NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-2013-0104 

Shelley Tract 

1700 West Ave 

From SF-3 to LO-

MU-CO 

Case Withdrawn Case Withdrawn  

C14H-2013-0005 

Judges Hill Historic 

District 

Add Historic 

District 

Case Withdrawn Case Withdrawn 

C14H-2009-0011 

St David’s Rectory 

1603 Pearl Street 

 

From SF-3 to SF-3-H 06-23-09 –  

Apvd SF-3-H 

08-06-09 – Apvd SF-

3-H 

C14H-2009-0044 

James C. Nagle 

(Harrington) House 

1615 Pearl Street 

From SF-3 to SF-3-H 11-10-09 –  

Apvd SF-3-H 

12-17-09 – Apvd SF-

3-H 

 

 

RELATED CASES:  

 

An earlier zoning application (C14-2013-0104) had also proposed LO-MU-CO. This 

application included a plan for maintaining the historic structure, converting the basement 

into an office, and the upper floor into two residential dwelling units. This zoning case faced 

neighborhood opposition, and was ultimately withdrawn. 

 

The subject property consists of a 0.24 acre tract of land, being a portion of Outlot 17, 

Division E, of the City of Austin, Travis County, Texas, being all of that called 0.24 acre 

tract of land conveyed to Clayton L. Morgan by Special Warranty Deed, as recorded in 

Document No. 2015041780 of the Official Public Records of Travis County, Texas 

(O.P.R.T.C.Tx.) (See Exhibit C, Survey and Field Notes). 
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EXISTING STREET CHARACTERISTICS: 

 

Street ROW Pavement Classificati

on 

Sidewalks 

 

Bike Route Capital 

Metro 

(within ¼ 

mile) 

West 

Avenue 

80 feet 37 feet Collector Yes No Yes 

17th Street 60 feet 28 feet Collector No Yes Yes 

 

 

OTHER STAFF COMMENTS: 

 

Comprehensive Planning 

 

Downtown Austin Plan 

The property is located in the Judges Hill District of the Downtown Austin Plan. The DAP 

does not establish any specific goals for this area nor does it recommend any changes to this 

part of Downtown Austin. The subject property is not within a defined character area. 

 

The recommendations in the DAP that are relevant to this case are general to all of the 

districts in Downtown Austin and not specific to the Judges Hill area of Downtown. The 

following Downtown Austin Plan Goals are relevant to this case: 

AU-1.1: Replace single-use zoning districts with downtown mixed-use zoning 

designations. 

AU-5.1: Provide incentives for Downtown office and employment uses. 

 

Since the DAP provides direction that both supports and opposes the proposed change staff 

believes the DAP does not provide clear direction on the suitability of the proposed zoning 

change in this location.  

 

Imagine Austin Plan 

The subject property is located within the boundaries of a Regional Center as defined in the 

Imagine Austin Growth Concept Map. A Regional Center is the most urban and dense of the 

activity center types and is intended to be a retail, cultural, recreation, and entertainment 

destination in central Texas. These are also the places where the greatest density of people 

and jobs and the tallest buildings in the region will be located. The densities, buildings 

heights, and overall character of a center will vary depending on location. The following 

IACP policies are applicable to this case: 

LUT P7: Encourage infill and redevelopment opportunities that place residential, work, 

and retail land uses in proximity to each other to maximize walking, bicycling, and transit 

opportunities. 
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E P2: Implement policies that create, nurture, and retain small and local businesses. 

 

Based on the information above, Staff believes that the proposed zoning change is supported 

by the Imagine Austin Comprehensive Plan. 

 

 

Environmental 

 

The site is not located over the Edwards Aquifer Recharge Zone. The site is located in the 

Shoal Creek Watershed of the Colorado River Basin, which is classified as an Urban 

Watershed by Chapter 25-8 of the City's Land Development Code. It is in the Desired 

Development Zone. 

 

Zoning district impervious cover limits apply in the Urban Watershed classification. 

 

According to floodplain maps there is no floodplain within or adjacent to the project location.  

 

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

25-8 for all development and/or redevelopment. 

 

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. 

 

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. 

 

At this time, no information has been provided as to whether this property has any preexisting 

approvals that preempt current water quality or Code requirements. 

 

 

Site Plan 

 

Site plans will be required for any new development other than single-family or duplex 

residential. 

 

Any development which occurs in an SF-6 or less restrictive zoning district which is located 

540 feet or less from property in an SF-5 or more restrictive zoning district will be subject to 

compatibility development regulations. 

 

Any new development is subject to Subchapter E. Design Standards and Mixed Use. 

Additional comments will be made when the site plan is submitted. 
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Compatibility Standards 

The site is subject to compatibility standards.  Along the south and west property lines, the 

following standards apply: 

 No structure may be built within 25 feet of the property line. 

 No structure in excess of two stories or 30 feet in height may be constructed within 50 

feet of the property line. 

 No structure in excess of three stories or 40 feet in height may be constructed within 100 

feet of the property line. 

 No parking or driveways are allowed within 25 feet of the property line. 

 A landscape area at least 25 feet wide is required along the property line. In addition, a 

fence, berm, or dense vegetation must be provided to screen adjoining properties from 

views of parking, mechanical equipment, storage, and refuse collection. 

 For a structure more than 100 feet but not more than 300 feet from property zoned SF-5 

or more restrictive, height limitation is 40 feet plus one foot for each 10 feet of distance 

in excess of 100 feet from the property line. 

 An intensive recreational use, including a swimming pool, tennis court, ball court, or 

playground, may not be constructed 50 feet or less from adjoining SF-3 property. 

 A landscape area at least 15 feet in width is required along the property line if tract is 

zoned MF-3, MF-4, MF-5, MH, NO, or LO. 
 
Additional design regulations will be enforced at the time a site plan is submitted. 

 

 

 

Transportation 

 

Per Ordinance No. 20170302-077, off-site transportation improvements and mitigations may 

be required at the time of site plan application.  

 

Additional right-of-way may be required at the time of subdivision and/or site plan. 

A traffic impact analysis was not required for this case because the traffic generated by the 

proposed zoning does not exceed the threshold of 2,000 vehicle trips per day.  [LDC 25-6-

113] 

 

According to the Austin 2014 Bicycle Plan approved by Austin City Council in November, 

2014, a bike lane is recommended for 17th Street. Please review the Bicycle Master Plan for 

more information.  

 

FYI – the existing driveway along 17th Street may be required to be removed and/or 

reconstructed at the time of the site plan application in accordance with the Land 

Development Code and Transportation Criteria Manual.  

 

FYI – the existing sidewalks along West Avenue do not appear to be ADA compliant based 

on Google Images. The existing sidewalks and curb ramps along West Avenue shall be 

reconstructed and sidewalks along 17th Street shall be constructed to City of Austin 
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standards at the time of the site plan application in accordance with the Land Development 

Code and Transportation Criteria Manual. 

 

 

 

Austin Water Utility 

 

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 Austin Water 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. 

 

 

 

 

INDEX OF EXHIBITS TO FOLLOW 

 

A: Zoning Map 

B. Aerial Map 

C. Survey and Field Notes 

D. Excerpt from the Downtown Area Plan (DAP) 

E. Amended Request Letter from Applicant 

F. Correspondence with Interested Parties 
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PROPERTY ADDRESS:

POINTS OF INTEREST:

BUYER:

SELLER:

CERTIFIED TO:

CLIENT NUMBER: DATE:

SURVEY NUMBER:

FIELD WORK DATE: REVISION DATE(S):

This is page 1 of 2 and is not valid without all pages.

FLOOD INFORMATION:

1803.16051700 WEST AVENUE,  AUSTIN, TEXAS 78701

1700 WEST AVENUE, LLC

04/05/18

6/2/2018

1700 WEST AVENUE, LLC; HERITAGE TITLE COMPANY

BY PERFORMING A SEARCH WITH THE LOCAL GOVERNING
MUNICIPALITY OR WWW.FEMA.GOV, THE PROPERTY APPEARS TO BE
LOCATED IN ZONE X. THIS PROPERTY WAS FOUND IN THE CITY OF
AUSTIN, COMMUNITY NUMBER 480624, DATED 01/06/16.

NONE VISIBLE

PREPARED BY:

(REV.2  5/24/2018)   (REV.1  4/5/2018)   
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REPORT OF SURVEY

GENERAL SURVEYOR NOTES:

LEGEND:

JOB SPECIFIC SURVEYOR NOTES:

ELECTRONIC SIGNATURE: PRINTING INSTRUCTIONS:

LEGAL DESCRIPTION:

This is page 2 of 2 and is not valid without all pages.

 
 

OFFER VALID ONLY FOR:

1803.1605

1700 WEST AVENUE, LLC

THE BEARING REFERENCE OF NORTH 70 DEGREES 38 MINUTES 03 SECONDS WEST IS BASED ON THE NORTHERLY RIGHT-OF-WAY LINE OF
WEST 17TH STREET, AS METIONED WITHIN THAT SPECIAL WARRANTY DEED  RECORDED IN DOCUMENT NUMBER 2015041780 OF THE
OFFICIAL PUBLIC RECORDS OF TRAVIS COUNTY, TEXAS.

SEE EXHIBIT A

*Offer valid for fence stakeouts and additions to the 
existing structures only. Valid only for the buyer as 
listed on the first page of this survey for up to one 
year after survey issuance date. Total discount not to 
exceed $500. 

10% off

1.  While viewing the survey in Adobe Reader, select the

    “Print” button under the “File” tab.

2.  Select a printer with legal sized paper.  

3.  Under “Print Range”, click select the “All” toggle.

4.  Under the “Page Handling” section, select the number

     of copies that you would like to print.

5.  Under the “Page Scaling” selection drop down menu,

     select “None.”

6.   Uncheck the “Auto Rotate and Center” checkbox.

7.  Check the “Choose Paper size by PDF” checkbox.

8.  Click OK to print.

TO PRINT IN BLACK + WHITE:

1.  In the main print screen, choose “Properties”.

2.  Choose “Quality” from the options.

3.  Change from “Auto Color” or “Full Color” to 

    “Gray Scale”.

  

                

In order to “Electronically Sign” all of the PDFs 

sent by STARS, you must use a hash calculator. A 

free online hash calculator is available at 

http://www.fileformat.info/tool/md5sum.htm.  To 

Electronically Sign any survey PDF:  1. Save the 

PDF onto your computer.   2. Use the online tool 

at http://www.fileformat.info/tool/md5sum.htm to 

browse for the saved PDF on your computer.   3. 

Select the Hash Method as SHA.  4. Click Submit.  

Your PDF is electronically signed if all of the 

characters in the SHA-1 code submitted by STARS 

matches the code which is produced by the hash 

calculator.  If they match exactly, your PDF is 

electronically signed.  If the codes do not match 

exactly, your PDF is not authentic. 
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EXHIBIT A
JOB NUMBER:   DATE: REVISION DATE(S):1803.1605 04/05/18 (REV.2  5/24/2018)   (REV.1  4/5/2018)   

Description of a 0.24 acre tract of land, being a portion of Outlot 17, Division E, of the City 

of Austin, Travis County, Texas, being all of that called 0.24 acre tract of land conveyed to 

Clayton L. Morgan by Special Warranty Deed, as recorded in Document No. 2015041780 of 

the Official Public Records of Travis County, Texas (O.P.R.T.C.Tx.), said 0.24 acre tract of 

land being shown on the accompanying survey, and more particularly described by metes 

and bounds as follows: 

 

BEGINNING ​at a 1/2" iron rod found at the intersection of the North right-of-way line of 

West 17th Street and the West right-of-way line of West Avenue, for the Southeast corner 

of said Shelley tract and the Southeast corner hereof; 

 

THENCE ​with said North right-of-way line of West 17th Street, the South line of said 

Shelley tract, and the South line hereof North 70°38’03” West (Record North 70°38’03” 

West) a distance of 119.79 feet (Record 119.71 feet) to an “X” found cut in a rock wall for 

the Southeast corner of that tract of land conveyed to Rose Stastny Neas by Special 

Warranty Deed recorded in in Document No. 2008125853 O.P.R.T.C.Tx., the Southwest 

corner of said Shelley tract, and the Southwest corner hereof; 

 

THENCE ​with the East line of said Neas tract, the West line of said Shelley tract, and the 

West line hereof, North 19°04’31” East (Record North 19°00’40” East) a distance of 86.81 

feet (Record 86.75 feet) to an “X” found cut in a rock wall on the south line of 1704 West 

Avenue Condominiums, a condominium regime tract recorded in Document No. 2002109198 

O.P.R.T.C.Tx. for the Northeast corner of said Neas tract, the Northwest corner of said 

Shelley tract, and the Northwest corner hereof;  

 

THENCE​ with the south line of said 1704 West Avenue Condominiums, the North line of said 

Shelley tract, and the North line hereof South 70°45’13” East (Record South 70°45’11” 

East) a distance of 120.06 feet (Record 120.00 feet) to a ½” iron rod set with plastic cap 

marked “Exacta” found on said West right-of-way line of West Avenue, for the Southeast 

corner of said 1704 West Avenue Condominiums, the Northeast corner of said Shelley tract, 

and the Northeast corner hereof; 

 

THENCE ​with said West right-of-way line of West Avenue, the East line of said Shelley tract, 

and the East line hereof South 19°15’02” West (Record South 19°12’02” West) a distance of 

87.06 feet (Record 87.00 feet) to the ​POINT OF BEGINNING​ hereof; and containing 0.24 

acres (10,425.27 sq. ft.) of land, more or less. 
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Preserve existing tree canopy along Rainey Street 
to the maximum extent possible.
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JUDGES HILL DISTRICT - No proposed changes

UT/NORTHEAST DISTRICT - No proposed changes
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From: Scott Sayers
To: Grantham, Scott
Subject: re. 1700 West Ave.
Date: Tuesday, July 17, 2018 4:18:27 PM

Scott,

As President of the West Downtown Alliance and on behalf of our board of directors, we would like to support the
 application for the zoning change to LO-MU-CO for 1700 West Avenue.

Since the area between West Ave. and San Antonio St. (within our boundaries) to the west and east, and between W.
 12th St. and MLK (within our boundaries) to our south and west are mostly commercial businesses, this application
 makes complete sense and is certainly in the spirt of the area being office, service businesses or commercial.

Thank you,
Scott Sayers
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