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ZONING CHANGE REVIEW SHEET
CASE: C14-04-0055.04.SH DISTRICT: 9

ZONING FROM: PUD

TO: PUD, to change conditions of zoning SITE AREA: 711 Acres
ADDRESS: North IH 35 at East 51% Street

PROPERTY OWNER/APPLICANT: City of Austin Economic Development Dept. (Pamela Hefner)

AGENT: McCann Adams Studio (Jana McCann)

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

STAFF RECOMMENDATION:

Staff supports the Applicant’s request to rezone to Planned Unit Development (PUD) to change
conditions of zoning.

PLANNING COMMISSION ACTION / RECOMMENDATION:
October 22, 2019:

CITY COUNCIL ACTION:
November 14, 2019:

ORDINANCE NUMBER:
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ISSUES:

The Applicant is proposing to modify a variety of conditions of the existing PUD zoning to allow the
addition of housing types, increased commercial and residential density, and updated land uses to reflect
current code. The Applicant also proposes modifying building setbacks for some housing types, as well
as some clarification of existing language in the PUD. No changes are proposed for the residential areas
that are already developed.

As initially filed, the amendment proposed adding micro-brewery/micro-distillery/winery as a permitted
use in some commercial areas. This is no longer requested; the current City definition of this land use is
being clarified and updated as part of the code re-write, and the Applicant has decided to wait until the
definition is finalized.

The PUD complies with the approved Tier 1/Tier 2 levels established in 2004; the proposed
amendments meet or exceed the established superiority items.

The Applicant has prepared a transmittal letter summarizing the proposed changes. Please see Exhibit
C- Applicant Letter.

CASE MANAGER COMMENTS:

The Mueller Planned Unit Development (PUD) zoning ordinance (No. 040826-61) was approved in
2004. The PUD is located southeast of IH 35 and East 51% Street and contains a mix of commercial and
residential land uses. Please see Exhibits A and B—Zoning Map and Aerial Exhibit.

Since 2004, the PUD has been able to develop more residential, office and retail space than was
originally anticipated, and is now close to reaching the original caps for commercial, civic, and
residential development. With the amendment, the Applicant proposed to increase the maximum number
of residential units from 6,450 to 7,790, an increase of 1,340 units. The Master Development Agreement
for this SMART Housing project requires the Master Developer to provide 25% of all housing (single
family and multifamily) as affordable units. Rental units must be available at 60% median family
income (MFI); ownership units must be 80% MFI. The proposed amendment could add up to 335
affordable units. The amendment also proposes increasing commercial development maximum from
5.33 million to 5.88 million square feet (550,000 s.f.). Austin Transportation Department (ATD) has
reviewed the proposed increases, and estimates that peak hour trips will increase by 8% overall which is
offset by the increased internal capture and transportation network. Please see Exhibit D- Mueller PUD
Density Table.

Additional amendments are more focused on land uses and some site development standards. First, the
amendment proposes adding land uses that have been created since 2004. A list of the existing and
proposed land uses, as well as the subdistricts where they are permitted, conditional, or prohibited is
attached. Please see Exhibit E- Mueller PUD Zoning Use Summary Table.

The amendment also identifies a new housing type, Cottage House, and outlines the site development
standards for this use. Cottage House is defined as, “a detached, single family residential unit with
adjacent off-site shared parking in a separate lot.” Please see Exhibit E- Cottage House Development
Regulations.

The amendment also clarifies some definitions and standards in the PUD that have been confusing to
developers and City review staff. These are related to the openness of required yards and off-street
parking regulations and ratios. Please see Exhibits F and G- Openness of Required Yards and Off-
Street Parking.
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Staff supports the proposed amendment. The addition of Cottage House and other land uses identified by
Code will allow a greater variety of housing types and land uses. The clarifications to required yard and
parking regulations will help developers and City Staff understand design parameters. The increased
development intensity is not expected have an adverse impact on the neighborhood inside or outside the
PUD boundaries because the existing roadway network includes 23 access points to distribute the
increased volume, instead of just 13 points as assumed in the 2004 TIA. The addition of residences, and
particularly affordable units, will provide much needed housing of varying types. The addition of
commercial uses will help support the community and provide convenient local services and options.
Additionally, Staff has received letters of support from neighborhood groups including the PUD’s Plan
Implementation Advisor Commission, which is the official City neighborhood contact team. Please see
Exhibit I- Correspondence.

BASIS OF RECOMMENDATION:

1. The proposed zoning should be consistent with the purpose statement of the district sought.
Planned unit development (PUD) district is the designation for a large or complex single or multi-use
development that is planned as a single contiguous project and that is under unified control. The purpose
of a PUD district designation is to preserve the natural environment, encourage high quality
development and innovative design, and ensure adequate public facilities and services for development
within a PUD. A PUD district designation provides greater design flexibility by permitting
modifications of site development regulations and must be superior to the development that would occur
under conventional zoning and subdivision regulations. The proposed amendment allows more diverse
land uses and much needed housing, while exceeding the superiority items approved in 2004.

2. The rezoning should be consistent with the policies and principles adopted by the City Council
or Planning Commission.

The proposed amendment will provide much needed housing, particularly affordable units, as outlined

in the Austin Housing Blueprint. The additional housing type of Cottage House will increase the

diversity of available housing types, and the addition of commercial land uses that have been adopted by

this City since 2004 will allow a greater variety of local services and commercial options.

3. Zoning should promote clearly-identified community goals, such as creating employment
opportunities or providing for affordable housing.

The proposed amendment will provide much needed housing, particularly affordable units, as outlined

in the Austin Housing Blueprint.

TIA: Existing PUD Traffic Impact Analysis

WATERSHED: Boggy Creek, Tannehill Branch

NEIGHBORHOOD ORGANIZATIONS:

Homeless Neighborhood Association AISD

East Austin Conservancy Preservation Austin

Del Valle Community Coalition Anberly Airport Association
Austin Innercity Alliance Neighbors United for Progress
Friends of Austin Neighborhoods Sierra Club

Neighborhood Empowerment Foundation Mueller Community Associations
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J.J. Seabrook Neighborhood Association

Mueller Neighborhood Association

East MLK Combined Neighborhood Plan Contact Team
Senate Hills Homeowners’ Association

Pecan Springs/Springdale Hills Neighborhood Assoc.
Central Austin Community Development Corporation
North Austin Neighborhood Alliance

Winsor Park-Pecan Springs Heritage NA

Upper Boggy Creek Neighborhood Planning Team
Windsor Park Neighborhood Plan Contact Team
North Loop Neighborhood Plan Contact Team
Wilshire Wood-Delwood Neigh. Assn.

INDEX OF EXHIBITS TO FOLLOW

A: Zoning Map

B. Aerial Exhibit

C. Applicant Letter

D. Mueller PUD Density Table

E. Mueller PUD Zoning Use Summary Table
F. Cottage House Development Regulations
G. Openness of Required Yards

H. Off-Street Parking

I. Correspondence

4 of 21

Bike Austin

Austin Neighborhoods Council

Black Improvement Association

Friends of Northeast Austin

Responsible Growth for Windsor Park
Windsor Park Neighborhood Association
Friends of Patterson Park

Delwood Il Neighborhood Organization
Mueller Community Associations
Cherrywood Neighborhood Assn.
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engineering, or surveying purposes. It does not represent an on-the-ground survey and represents only the
approximate relative location of property boundaries.
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This product has been produced by CTM for the sole purpose of geographic reference. No warranty is made
by the City of Austin regarding specific accuracy or completeness.
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mccann adams studio

EXHIBIT C

September 22, 2019

terry Rusthoven, Acting Director and Heather Chaffin, Zoning Case Manager
City of Austin, Planning and Zoning Department

One Texas Center

505 Barton Springs Road

Austin TX 78704

Re: Proposed Amendment to the Mueller Planned Unit Development {PUD)
Case Number; C814-04-0055.04

Dear Mr. Rusthoven and Ms. Chaffin,

Attached please find an application for proposed amendments to the Mueller PUD. These amendments
are intended to better align the development with current City policies, including the goals of Imagine
Austin and the Council’s recent Austin Strategic Direction 2023. These PUD amendments will maintain
and enhance Mueller’'s superior performance relative to conventional zoning and subdivision regulations
in the Land Development Code. The main goal of this PUD amendment is to increase the number of
residential units, including affordable housing, and commercial space in the development, which
supports the city’s goal of a compact and connected community — described under item #3, below.

The proposed amendments are as follows:

1. Proposed revisions to the land use table to include newly established uses from the Land
Development Code (see the proposed Exhibit D, attached);

2. Clarifications to the Site Development Regulations to further define and help illustrate a new
missing middle housing type called “Cottage Houses”, and to provide clarity related to street
yard setbacks {see the proposed Exhibit E, attached);

3. Aproposed increase of the maximum “caps” related to the number of dwelling units and the
amount of commercial space allowed in the development (see the proposed Exhibit F,
attached); and

4. Clarifications to the off-street parking regulations to bring them into better alignment with Land
Development Code standards {see proposed Exhibit I, attached).

The following provides a summary of the rationale for the proposed amendments described in the
attached application:

1. Exhibit D: Zoning Use Summary Table

The proposed amendments include an update to the Mueller Planned Unit Development Zoning Use
Summary Table of Exhibit D to include new land use types introduced into the Land Development Code
since the last major amendment to the PUD in 2009. In addition to these land use types, the “Cottage
House” is proposed as a new, residential use type comprised of smaller, single-family detached units
that will be constructed in Mueller’s next neighborhood. The Cottage House units are intended to add

1905 Aldrich Street, Suite 140, Austin, TX 78723 TeL 512 732 0001

www,mccannadamsstudio.com Page 1of 4

Mueller PUD - Proposed Amendments Submittal - September 23, 2019 7
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to the diversity of housing choices and to promote additional “age-in-place” opportunities. Although
the existing PUD language accommodates these new units, a specific definition including the proposed
site development regulations in Exhibit E will provide for more clarity to assist with the development
review process.

2. Exhibit E; Site Development Regulations
The 2009 PUD amendment updated the original ordinance (No. 040826-61), allowing for “a non-

cantilevered bay window (one built at grade) to project two feet into a required yard”. This PUD
amendment proposes that covered porches with columns also be permitted to project into a required
street yard. This amendment is intended to support Mueller’s more affordable, small-lot housing types,
and to promote building articulations and visual interest along the street front.

With the introduction of the Cottage House building and lot type, Exhibit E also includes a diagram that
specifically describes the proposed front yard, side yard, interior side yard and courtyard setbacks for
these clustered units, with the intent of providing more clarity for City staff and builders. All of these
proposed Site Development Regulation amendments are described in Exhibit E in the attached
application.

3. Exhibit F: Mueller PUD Density

Over the past 15 years, Mueller has been able to add more residential, office and retail space than was
originally anticipated. The introduction of a more diverse mix of “missing middle” housing types, the
increased number of affordable housing units and the creation of a more compact and mixed-use Town
Center has brought Mueller into closer alignment with the citywide goals of the comprehensive plan,
Imagine Austin, and the recent Council-adopted, Austin Strategic Direction 2023. Mueller is now
accommodating more families, businesses and services who want to live, work and operate within
Central Austin. However, with this success, Mueller is now coming to a point where the original caps
assigned in the PUD for commercial floor area and for the number of residential dwelling units are close
to being reached.

Given encouragement by many members of the community — including the Muelier Neighborhood
Association and the Robert Mueller Municipal Airport Plan Implementation Advisory Commission — the
Mueller Team, consisting of the City of Austin Economic Development Department and its Master
Developer partner - Catellus, has explored ways to increase Mueller’s capacity for more density and
affordability, and has concluded that there is an opportunity to accommodate additional residential and
commercial space within the existing height limits of the PUD, and without any significant new
infrastructure investments. More specifically, the PUD amendment proposes to increase the PUD cap by
1,340 additional dwelling units for residential and 550,000 square feet for commercial, institutional or
civic space on Mueller’'s remaining, undeveloped land, to provide flexibility for future development.

Increasing the residential dwelling unit cap would allow the development to add up to 335 more
affordable for-rent and for-sale residences to the community, maintaining the Master Development
Agreement’s commitment for 25% of homes to be affordable. In addition to affordable housing,
property taxes generated at Mueller would increase, without significant costs associated with additional
infrastructure, thereby offering further opportunities for Mueller to continue to contribute to broader
community benefits.

1905 Aldrich Street, Suite 140, Austin, TX 78723 TEL 512 732 0001
www. mccannadamsstudio.com Page2of4

Mueller PUD - Proposed Amendments Submittal - September 23, 2019 B
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The findings of the traffic analysis indicate that Mueller's highly connected, grid-like roadway network,
its multi-modal design features such as protected bike lanes and the mixed-use pattern of land uses that
promote internal capture of trips, should work together to accommodate the potential increase in
vehicular trips.

The proposed increase in residential and non-residential caps is described in the attached amendments
to the Mueller PUD Density Table {Exhibit F). As shown, the Density Table also includes a redistribution
of dwelling units and non-residential uses within Mueller’s Land Use areas to more accurately reflect
current and projected development conditions.

4. Exhibit I: Off-Street Parking Regulations

Mueller’s off-street parking standards have not been substantially amended since the PUD was first
adopted in 2004. These traditional parking standards did not anticipate the current mix of missing-
middle and small-lot housing types, so even today, two (2), off-street parking spaces are required for
both a large Yard House of 3,500 square feet and the smaller Cottage House or Row House of 1,000
square feet. This requirement has a direct effect on the cost and affordability of housing at Mueller. In
order to bring Mueller’s parking standards into better alignment with the existing Land Development
Code and those of the future Code and to reinforce the affordability goals of the community, Exhibit |
allows for parking standards set forth in the Land Development Code to be utilized if they are less
restrictive than those in the Mueller PUD.

Supporting Documents

» Attached to this cover letter is a summary of PUD amendments that have already been
approved since 2004 {Figure 1).

e Also attached are the proposed text and exhibit changes to the Mueller PUD, including Exhibits
D, E, Fand . For clarity, these are shown in “red-lined” format.

e Following these is the Mueller peak hour trip amendment letter from our traffic engineer, HDR
and the signed determination worksheet approval from the City of Austin.

¢ Also included in this application is a Mueller PUD Tier 1 + Tier 2 Analysis Summary that we have
prepared summarizing Mueller’s superiority over typical provisions of the Land Development
Code, including environmental features.

Please do not hesitate to contact me if you have any questions or comments on this request, either by
phone at 512-732-0001 or by email at jima@mccannadamsstudio.com

Sincerely,

Jim Adams, AlA, LEED AP
Principal, McCann Adams Studio

1905 Aldrich Street, Suite 140. Avustin, TX 78723  1EL 512 732 0001
www.mccannadamsstudio.com Page 3 of 4

Mueller PUD - Proposed Amendments Submittal - September 23, 2019 3



ltem B-05

10 of 21

FIGURE 1: Summary of Mueller PUD Amendments

The following provides a summary of amendments to the Mueller PUD zoning district (Zoning
Case Number C814-04-0055) since its adoption on 2004.

Ordinance/ Amendment Number

Description

Ordinance No. 040826-61

Mueller PUD zoning district is adopted with Mueller PUD Criteria
Manual. These regulatory documents were developed based on
two years of due diligence with City departments and developer
team and approved several months prior to the master
development contract, also executed in 2004.

Ordinance No. 20070503-065

The Mueller PUD zoning district is amended to better
accommodate the hospital anchor employer.

Ordinance No. 20090423-087

The Council-approved amendment shifted residential and
commercial square footages within the PUD zoning district,
allowing the Town Center and north of Town Center to be
developed in a more urban pattern (moving the HEB site to 51°;
allowed for more compact housing types including zero-lot line
single family detached housing; broadened permitted uses for
north of Town Center, and clarified definitions.

Ordinance No. 20130328-032

Includes Mueller with other Transit-Oriented Development
(TOD) in the ability to exempt site plan requirements for
Townhouses.

Administrative Amendment {(2015)

Administrative Amendment clarified certain site development
regulations and shifted residential and commercial square
footages within the PUD zoning district. No additional
entitlements were requested or added in this administrative
amendment.

1905 Aldrich Street, Suite 140, Austin, TX 78723 1EL 512 732 0001

www. mccannadamsstudio.com Page4of4

Mueller PUD - Proposed Amendments Submittal - September 23, 2019 10
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ADDITION OF EXHIBIT E PAGE 6:

COTTAGE HOUSE DEVELOPMENT REGULATIONS

Public Alley
i PropertyAine EXHIBIT F
Nl T ! i
: Shared Parking : i
| L] | L
L . Ay 5% t
A
| 1 © 1
i | 1
‘ Cottage
|g House
l? 145 @
. Q ' .
Adjacent U| ' Adjacent
Residential &l &1 Residential
Lot S Cottage Lot
: [ House .
i i |
; | [ ;
i B i WETE | ’ e L _ I, S—
Public Street
1
COTTAGE HOUSE |
!
T |
Minimum Lot Size 800 SF
Minimum Lot Width 20 FT.
|- 1 FOOTNOTES:
Maximum Height { 35 FT.
— FromtVard 1 1. Aminimum side yard setback of 3'-1"is permitted
@ nimum Front Yar 3 FT. {measured from face of building to property line} pro-
. Setback it vided that the adjoining side yard setback is a mini-
Minimum Street Side Yard | N/A mum of 3'-11" to create a face-of-building to face-of-
S— Setback 1 4 building space of at least seven (7) feet.
@ Minimum Interior Side Yard 3 FT-1IN'
| Setback ) | 2. Oneside of a cottage house exterior wall may be
@ Minimum Interior Rear Yard 0FT.2 located on the lot's interior rear yard property line,
__ Setback ’ | however the interior rear yard-facing building walls
Minimum Rear Yard 3FT l of adjoining lots must be separated by a minimum of
@ i Setback ) five (5) feet. (Access and/or maintenance easements
) 1 may need to be created by individual builders or
Maximum Impervious Cover 15% 4 property owners to facilitate maintenance of build-
' ' ings and/or areas that are located on or very close to
@ | common Courtyard Setback 3FT. | aninterior rear yard property line.)

Excerpt Page 6 of 6
Cottage Block Development Standards
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AMEND PART 6.A (ZONING)

TO INCLUDE THE FOLLOWING

EXHIBIT G

F.  Part 6.A (Zoning) of the Original Ordinance is amended to add a new Section
10 as follows:

(10) Subsection (B) of Section 25-2-513 (Openness of Required Yards) is
modified to allow a non-cantilevered bay window (one built at grade) to project
two feet into a required yard.

- and other features, or projections -

Part 6.A (Zoning) of the Original Ordinance is amended as shown:

(11) Subsection (G) of Section 25-2-513 (Openness of Required Yards) is modified as
shown:

This subsection applies to a-building residential uses located-in-a-multifamilyresidence
medium-density {MF-3)-ormererestrictive distriet. A covered porch with or without

columns that is open on three sides may project five three feet into a required front
yard, a street side yard, or both.

Mueller PUD - Proposed Amendments Submnittal - September 23, 2019 13
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REDLINE OF 2015 MUELLER PUD AMENDMENT

EXHIBIT I: OFF-STREET PARKING
REGULATIONS AND RATIOS

EXHIBIT §

EXHIBITH

OFF-STREET PARKING REGULATIONS AND RATIOS

Revised September 22, 2019

(1} There is no off-street loading requirement for a building with less than 10,000
square feet of gross building area. The director shall determine the location,
number, and dimensions of the off-street loading for a larger building.

(2) Except as approved by the Director, parking in alleys is prohibited.

{3) This section establishes minimum vehicular parking requirements. The standards
set forth in the Land Development Code may he used if they are less restrictive.

a.  Except as otherwise provided in this subsection, a commercial use shall provide
one parking space for every 500 square feet of gross building area.

b.  An office use shall provide one parking space for every 500 square feet of gross
building area.

c.  All condominium residential (including two-unit condominium buildings),
multi-family residential, group residential, Mueller House, and retirement
housing {large and small site) use shall provide one parking space for the first
bedroom of a dwelling unit and 0.5 parking space for each additional bedroom.
A unit 500 square-feet or less shall provide .25 parking space per unit and
parking is to be leased separately from the unit, or follow city code,
whichever is less restrictive.

d. Atownhouse residential, single-family residential, non-condominium duplex
residential, yard house, cottage house, row house, shop house, group home
{Class | General, Class | Limited, and Class 1), and family home use shall provide
two parking spaces for each dwelling unit. A yard house is not required to
provide additional parking for an accessory dwelling unit so long as the
accessory dwelling unit does not contain more than 700 square feet of gross
building area. A shop house is not required to provide additional parking for a
commercial use if the commercial use does not exceed 750 square feet.

e. Adaycare services (commercial, general and limited), primary educational
facilities {private and public), or secondary educational facilities {private and
public) use shall provide one parking space for each employee

f. A hospital services {general and limited) use must provide one visitor parking
space for every 4 beds and one parking space for every two employees.

Page1of 2
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EXHIBIT |

BOARD/COMMISSION RECOMMENDATION

Robert Mueller Municipal Airport Plan Implementation Advisor Commission (RMMA PIAC)

Recommendation Number: (20191008-003B): 2019 Mueller PUD Amendment Recommendation

WHEREAS, the vision for Mueller's redevelopment has been guided by the community determined goals
of Fiscal Responsibility, Economic Development, East Austin Revitalization, Compatibility with
Surrounding Neighborhoods, Diversity & Affordability and Sustainability in order to create a model for
responsible urban development that could influence the form and pattern of growth within Austin; and

WHEREAS, the Mueller development continues to evolve, taking into account best practices, stakeholder
feedback and market conditions; and

WHEREAS, through such evolution Mueller is both a leader and a demonstration project for affordable
housing, sustainable growth patterns, and a diversity of housing types; and

WHEREAS, the Austin City Council’s Strategic Housing Blueprint, calls for the building of 135,000 housing
units in the next 10 years, with at least 60,000 of those units being affordable; and

WHEREAS, the Imagine Austin Plan’s core principles call for the city to “Grow as a compact, connected
city”; and

WHEREAS, the proposed PUD amendment would maintain the Master Development Agreement
commitment to 25% of all new housing being affordable, allowing for up to an additional 1,005 market
rate units and 335 affordable units; and

WHEREAS, the proposed PUD amendment adds the vast majority of its residential units and commercial
square footage through vertical development within existing height limits; and

WHEREAS, Catellus, the Mueller project’s master developer, has determined the proposed PUD
amendments can be accomplished with only minor infrastructure updates while maintaining all planned
green spaces; and

WHEREAS, the proposed PUD amendment would increase the Mueller project’s City tax base by raising
the cap on commercial office space by 550,000 square feet, and thereby support the project’s Council-
approved goal of fiscal responsibility; and
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WHEREAS, the RMMA PIAC has encouraged the City and Catellus to explore opportunities for adding
more housing, including more affordable housing at Mueller.

NOW, THEREFORE, BE IT RESOLVED that the RMMA PIAC encourages the Austin City Council to adopt
the proposed 2019 PUD amendments.

Date of Approval: 10/08/2019

Record of the vote: Unanimous on a 6-0 vote

Attest:






