
 

ZONING CHANGE REVIEW SHEET 

 

CASE: C14-2018-0100.SH  2107 Alamo DISTRICT: 3 

 

ZONING FROM:  SF-3-NP     

 

TO:  MF-4-CO-NP 

 

ADDRESS:  2107 Alamo Street 

 

SITE AREA:  0.22 Acres (9,583.2 Square Feet) 

 

PROPERTY OWNERS:  

Anmol Mehra 

AGENT:  

South Llano Strategies 

                        (Glen Coleman)

 

CASE MANAGER: Heather Chaffin (512-974-2122, heather.chaffin@austintexas.gov) 

 

STAFF RECOMMENDATION: 

Staff does not support the Applicant’s request for rezoning from SF-3-NP to MF-4-CO-NP. For 

a summary of the basis of staff’s recommendation, see case manager comments on page 2. 

 

PLANNING COMMISSION ACTION / RECOMMENDATION: 

February 26, 2019: 

 

January 8, 2019:  TO GRANT POSTPONEMENT TO FEBRUARY 26, 2019, AS REQUESTED BY 

NEIGHBORHOOD, ON CONSENT. (9-0) [C. Kenney-1st, R. Schneider- 2nd; F. Kazi, A. DeHoyos 

Hart, K. McGraw, and P.Seeger- Absent] 

 

CITY COUNCIL ACTION:  

March 7, 2019:  

 

February 7, 2019:  TO GRANT POSTPONEMENT TO MARCH 7, 2019, AS REQUESTED BY 

STAFF, ON CONSENT.  

 

ORDINANCE NUMBER:

mailto:heather.chaffin@austintexas.gov
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ISSUES: 

The Applicant proposes developing five attached residential units on the subject property with one of 

the units available at 60% MFI for up to 99 years. The Applicant has stated that MF-4-CO-NP zoning 

is the most restrictive zoning district that will allow the development of five units on the 0.22 acre 

site. The proposed conditional overlay would limit the building height. 

 

CASE MANAGER COMMENTS: 

The subject tract is located on the southwest corner of Alamo Street and East 22nd Street. The 

property is zoned SF-3-NP and is currently developed with a duplex. Immediately to the east of the 

property is a single family residence; further east are more single family and duplex residences. To 

the south of the property across an alley is the Alamo Community Garden, which is also zoned SF-3-

NP. Further south are single family and duplex residences zoned SF-3-NP. West of the property 

across Alamo Street is Alamo Pocket Park and Recreation Center which is zoned P-NP. North of the 

property across East 22nd Street are single family and duplex residences and undeveloped lots zoned 

SF-3-NP. Approximately 2 blocks to the northwest is the Fannie Mae Stewart Village affordable 

housing development, which was rezoned in 2009 to MF-2-CO-NP. The site is limited to 17 dwelling 

units per acre, or 11 units on the .66 acre site. Please see Exhibits A and B—Zoning Map and Aerial 

Exhibit. 

As stated in the issues section of this report, the Applicant proposes developing five residential units 

on the subject property. The Applicant propose that one of those units will be dedicated to the 

Blackland Community Development Corporation (Blackland CDC) to make the unit available at 60% 

MFI for up to 99 years. Please see Exhibit C—SMART Housing Letter. 

Since the proposed affordable unit is not part of any City of Austin density bonus program, the 

agreement with Blackland CDC would be recorded in a private restrictive covenant (RC). The 

Applicant has provided a draft copy of the private RC which also contains other conditions. While 

most of the conditions listed in the RC cannot be required as part of a zoning change, the RC also 

addresses building height. The proposed RC states, “the roof of the structure shall not exceed 30 feet 

in height as determined in accordance with the City of Austin Code.” If the rezoning is granted, the 

height limit would be placed in a conditional overlay (CO). Please see Exhibit D—Draft Private 

Restrictive Covenant. 

If rezoned to multifamily classification, the redevelopment would trigger compatibility standards 

along all sides except the west. The Applicant has stated that MF-4-CO-NP zoning is the most 

restrictive zoning district that will allow the development of five units on the 0.22 acre site. This is 

primarily because MF-4 requires a 15-foot front yard setback, as compared to the 25-foot front yard 

setback required in single family districts, as well as the more restrictive multifamily zoning districts. 

(Although SF-4A allows a 15-foot front yard setback, the size of the subject property would only 

yield two SF-4A lots.)  

Staff has received correspondence in support and opposition to the rezoning request. Please see 

Exhibit E—Correspondence. 

Staff does not support the rezoning request. Granting MF-4-CO-NP zoning on this tract would be 

“spot zoning” that does not match the surrounding neighborhood. Excluding Alamo Park, which is 

zoned P-NP, all of the properties surrounding the subject tract are zoned SF-3-NP and developed with 

single family and duplex residences. The SF-3-NP zoning and neighborhood extends several blocks 

to the west, south and east. SF-3-NP zoning also extends for ½ block north of East 22nd before 

transitioning to the commercial corridor of Manor Road. The character of the Manor Road Activity 

Corridor is significantly different than the interior of this residential neighborhood. The property is 

.22 acres in size and currently permits two residential units, which is an appropriate density for the 
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location. The proposed rezoning is not comparable to the Fannie Mae Stewart Village project. The 

Village is 17 units per acre; the Applicant’s request is 22-23 units per acre. Additionally, the Village 

project is 100% affordable units, not one unit. Although there is a proposed agreement with Blackland 

CDC to provide one affordable unit, it is not enforceable by the City.  

 

BASIS OF RECOMMENDATION:  

1. The proposed zoning should be consistent with the purpose statement of the district sought. 

Per City Code, “Multifamily residence moderate - high density (MF-4) district is the designation for 

multifamily and group residential use with a maximum density of 36 to 54 units per acre, depending 

on unit size. An MF-4 district designation may be applied to high density housing in a centrally 

located area near supporting transportation and commercial facilities, in an area adjacent to the central 

business district or a major institutional or employment center, or in an area for which moderate to 

high density multifamily use is desired.” The subject tract is located interior to a single family/duplex 

residential neighborhood, making it unsuitable for “moderate-high density” land use. 

2. Zoning changes should promote compatibility with adjacent and nearby uses. 

A five unit townhouse development is not compatible with the surrounding single family and duplex 

residences. 

3. Zoning should be consistent with approved and existing residential densities. 

The surrounding neighborhood includes SF-3 lots that allow residential densities of one to two 

dwelling units. 

4. Intensive multi-family zoning should be located on major arterials and highways. 

As a “moderate-high density” residential zoning is more appropriate with direct access to major 

roadways. The subject property has access to local residential streets only. 

5. The proposed zoning should promote consistency and orderly planning. 

Granting MF-4-CO-NP zoning on the subject tract would be “spot zoning” that does not match the 

surrounding neighborhood. Excluding Alamo Park, which is zoned P-NP, all of the properties 

surrounding the subject tract are zoned SF-3-NP and developed with single family and duplex 

residences. 

 

EXISTING ZONING AND LAND USES: 

 ZONING LAND USES 

Site SF-3-NP Duplex residential 

North SF-3-NP Single family residential, Duplex residential 

South SF-3-NP Community garden 

East SF-3-NP Single family residential, Duplex residential 

West P-NP Community recreation - Public  

 

NEIGHBORHOOD PLANNING AREA:   Upper Boggy Creek 

 

TIA: N/A 

 

WATERSHED:  Boggy Creek 

 

OVERLAYS: Capitol View Corridor 
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NEIGHBORHOOD ORGANIZATIONS:  

Homeless Neighborhood Association Bike Austin 

Blackland Neighborhood Association                                        AISD 

Austin Neighborhoods Council Austin Innercity Alliance 

Del Valle Community Coalition United East Austin Coalition 

Claim Your Destiny Foundation Black Improvement Association 

Friends of Austin Neighborhoods SELTexas 

Neighborhood Empowerment Foundation East Austin Conservancy 

Neighbors United for Progress Anberly Airport Association 

Cherrywood Neighborhood Association Preservation Austin  

Upper Boggy Creek Neighborhood Planning Team Sierra Club 

Concordia Neighborhood Association 

 

AREA CASE HISTORIES:  

NUMBER REQUEST PLANNING COMMISSION CITY COUNCIL 

C14-2009-0012.SH 

1900-1904 E. 22nd St. 

Fannie Mae Stewart 

Village 

SF-3-NP to MF-2-CO-

NP, CO to allow max 17 

d.u./acre (11 units total) 

11/10/2009: To grant MF-2-

CO-NP as recommended 

12/10/2009: To grant 

MF-2-CO-NP as 

recommended, Ord. No. 

20091210-088 

The subject property was rezoned from SF-3 to SF-3-NP through the Upper Boggy Creek 

Neighborhood Plan process in 2002. 

  

EXISTING STREET CHARACTERISTICS: 

Name ROW Pavement Classification Sidewalks Bicycle 

Route 

Capital Metro 

(within ¼ mile) 

East 22nd Street 50’ 28’ Residential 

collector 

Yes, south 

side only 

No Route 20 

Alamo Street 35’ 24’ Local No No Route 20 

 

OTHER STAFF COMMENTS: 

 

ENVIRONMENTAL 

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

Boggy 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.  

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

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

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

for all development and/or redevelopment. 

5. 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. 

6. This site is required to provide on-site water quality controls (or payment in lieu of) for all 
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development and/or redevelopment when 8,000 s.f. cumulative is exceeded, and on site 

control for the two-year storm. 

 

SITE PLAN 

SP 1. Site plans will be required for any new development other than single-family or duplex 

residential. 

SP 2. 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. 

SP 3. Any new development is subject to Subchapter E. Design Standards and Mixed Use. 

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

Compatibility Standards 

SP 4. A portion of the site is within a Capitol View Corridor. This may affect building height 

and other design features. A separate application will be required upon submittal of site 

plans. 

SP 5. The site is subject to compatibility standards along the north, east and south property lines 

 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. 

 

TRANSPORTATION 

TR1. Alamo Street requires 50 feet of right-of-way in accordance with the TCM. 25 feet of right-of-

way should be dedicated from the centerline of Alamo Street prior to 3rd reading of City Council in 

accordance with the TCM. LDC 25-6-55; TCM, Tables 1-7, 1-12. 

 

Name ROW Pavement Classification Sidewalks Bicycle 

Route 

Capital Metro 

(within ¼ mile) 

East 22nd Street 50’ 28’ Residential 

collector 

Yes, south 

side only 

No Route 20 

Alamo Street 35’ 24’ Local No No Route 20 

 

WATER UTILITY 

1.  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.  Water and wastewater utility plans must be reviewed and approved by the Austin Water Utility 
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for compliance with City criteria.  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 Exhibit 

C. SMART Housing Letter 

D. Draft Private Restrictive Covenant 

E. Correspondence 




































































