
ZONING CHANGE REVIEW SHEET 

CASE: C14-04-0055.04.SH - Mueller DISTRICT: 9 

ZONING FROM:  PUD 

TO:  PUD, to change conditions of zoning SITE AREA:  711 Acres 

ADDRESS:  North IH 35 at East 51st 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: 
November 12, 2019:

October 22, 2019:  TO GRANT POSTPONEMENT TO NOVEMBER 12, 2019 AS REQUESTED 
BY COMMISSION, ON CONSENT. (12-0) [Shieh- 1st, Kenny- 2nd; Azar- Absent]

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 51st 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 an official City commission. 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 Bike Austin 
Mueller Neighborhood Association Austin Neighborhoods Council 
East MLK Combined Neighborhood Plan Contact Team Black Improvement Association 
Senate Hills Homeowners’ Association Friends of Northeast Austin  
Pecan Springs/Springdale Hills Neighborhood Assoc. Responsible Growth for Windsor Park 
Central Austin Community Development Corporation Windsor Park Neighborhood Association 
North Austin Neighborhood Alliance Friends of Patterson Park 
Winsor Park-Pecan Springs Heritage NA Delwood II Neighborhood Organization 
Upper Boggy Creek Neighborhood Planning Team Mueller Community Associations 
Windsor Park Neighborhood Plan Contact Team Cherrywood Neighborhood Assn. 
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
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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 

EXHIBIT I
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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: _____________________________________________ 
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Offered by the Mueller Neighborhood Association Steering Committee on October 21, 2019 

RESOLUTION SUPPORTING THE PROPOSED MUELLER PUD AMENDMENT 

 
WHEREAS, Mueller was founded on the attached vision that called for the creation of Mueller as a 

compact, pedestrian oriented, and mixed-use community; and 

WHEREAS, the City of Austin comprehensive plan, Imagine Austin, calls for the city to be grown as a 

compact and connected City; and 

WHEREAS, the maximum number of dwelling units in Mueller is capped at 6450 (subject to a Traffic 

Impact Analysis); and 

WHEREAS, the master developer Catellus currently plans on building approximately 5900 units at 

Mueller; and 

WHEREAS, conditions in Austin have changed since the adoption of the Mueller Master Plan in 2000 

and the Mueller PUD, and Austin is now facing ever increasing challenges with affordability, economic 

segregation and traffic congestion; and 

WHEREAS, Mueller is extremely well situated with direct connections to major arterials of MLK Blvd, 

Airport Blvd., and 51st Street, as well as direct connections to IH35, and has many ways to ways to get 

to major employment centers such as Austin’s downtown, the Capitol Complex and the University of 

Texas; and 

WHEREAS, Mueller is well served by transit with two Capital Metro routes that connect to the major 

employment centers; and 

WHEREAS, Mueller is a walkable area rich with amenities and parks; and 

WHEREAS, the City can best serve a lot of people with goods, services and parks by allowing for an 

abundance of housing to be built in walkable areas that are rich with amenities and parks; and 

WHEREAS, Mayor Adler has recently called for 100,000 new housing units to be built by 2025; and 

WHEREAS, if Austin is to realize the Mayor’s goal while meeting the dictates of Imagine Austin and 

grow as a compact and connected city it will mean finding areas in central Austin that can best 

accommodate growth; and 

WHEREAS, Mueller is less than 50% complete and there is still significant opportunity to add density 

to Mueller during the initial build; and 
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WHEREAS, the Mueller PUD already allows for a wide array of “missing middle” housing types that are 

generally not permitted elsewhere in Austin and which can help address affordability in a way that 

single-family detached homes cannot; and 

WHEREAS, the residents of Mueller are eager to demonstrate such missing-middle housing types are 

well received here and need not be feared by other central Austin neighborhoods; and 

WHEREAS, Mueller demonstrates that additional density can be done in a way that is a win for the 

neighborhood by adding resiliency to support our high level of trails, lakes and parks, a win for the 

surrounding communities by shouldering more of the burden for demand in this area, a win for all those 

seeking a home in central Austin by adding to the available options, a win for the City by providing 

increased tax base, and a win for all the builders and tradespeople who are working on the Mueller 

project; and 

WHEREAS, it is incumbent upon all neighborhood associations to work with the City to help solve the 

problems of affordability, traffic congestion and resource allocation in a responsible manner and in such 

a way that does not contribute to sprawl; therefore, be it 

RESOLVED, that the Mueller Neighborhood Association (MNA) Steering Committee urges Catellus to 

build to the density limit; and  

RESOLVED, that the MNA requests that the City work with Catellus and Capital Metro to connect 

Mueller to transit sufficiently to allow the density caps limited by any Traffic Impact Analysis to be lifted; 

and 

RESOLVED, that MNA supports, and requests that the City Council examine, revising the PUD to allow 

for a significant increase of density in terms of number of dwelling units, building heights and allowances 

of commercial and retail square footage, so long as all new density (i) adhere to the high standards and 

sound principles of urban design embedded in the Design Book, (ii) maintain all existing and planned 

parks and (iii) to the extent permissible by law, retain the commitment to reserve 25% of all housing 

stock for Affordable Housing. 

• Fiscal Responsibility: Redevelopment must create a positive revenue stream that will fund onsite 

infrastructure and increase the City’s tax base for the benefit of all citizens. 

 

• Economic Development: The project should serve to reinforce Austin’s role in an increasingly 

global marketplace and create a wide range of employment opportunities for a diversity of the 

community’s citizens. 

 

• East Austin Revitalization: The project must promote economic development opportunities 

within East Austin, giving local residents a direct stake in redevelopment. 

 

• Compatibility with Surrounding Neighborhoods: Development must maintain and enhance the 

quality of life in adjacent neighborhoods, providing complementary linkages, land uses and 

transportation patterns. 
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• Diversity: Redevelopment must offer a wide range of housing choices in order to create a new 

community of socially and economically diverse residents. 

 

• Sustainability:Development should be planned in a way that promotes energy and water 

efficiency, environmental quality, reduced auto dependency, watershed protection and green 

space preservation. 

 

WITNESS our signatures this 21st day of October, two thousand and nineteen in Austin, Texas. 

 

Officers of the Mueller Neighborhood Association  

 

 

 

John Wooding, Co-Chair 

  

 

 

Preston “Ty” Tyree, Co-Chair 
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October 16, 2019   

Mayor Steve Adler and Members of  
The Austin City Council  
Austin City Hall  
301 West 2nd Street  
Austin, Texas 78701   

Via Electronic Delivery 

RE: Proposed PUD Revision/Mueller  
Case Number: C 814-04-0055.04.SH 

It is my pleasure to send this letter documenting the Delwood 2 
Neighborhood Association’s support of the requested zoning change for the  
Mueller Development. Delwood 2 enjoys a positive working relationship with 
Catellus and all those associated with Mueller. Catellus representatives met 
with the Delwood residents explaining the proposed changes and answering 
questions.  

Again, the Delwood 2 Neighborhood Association supports the purposed 
zoning change. Please contact me if you have questions or need additional  
information. 

Kind Regards, 

Karen Brinkman  
President, Delwood 2 Neighborhood Association 
Email: kbrinkman420@gmail.com 
Mobile: 512-924-8407 
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J.J. SEABROOKNEIGHBORHOOD ASSOCIATION
c(o.ng tA)gether OS one (Of

Dear Mayor Adler and Members of the Austin City Council,

This correspondence is submitted on behalf of the JJ. Seabrook Neighborhood Association in support of
the rezoning request submitted by the Mueller Commission for the Mueller PUD development (Zoning
Case #

____________).

Ct 6 q - Od €-. 6
Representatives of the Applicant took the opportunity to present to our membership at our regulariy
scheduled Association meeting on October 8th. During this meeting details ‘were provided on both the
necessity for the request and the potential benefits and impacts of the requested change. Neighborhood
members expressed concerns regarding the impact that this density increase would have on the acutely
deficient transportation infrastructure in and surrounding (he Mueller development (including that
bordering and transecting of our neighborhood). This concern is derived in no small part from the
profound influx of planned apartment units in the immediate vicinity of the PUD - and not solely based
on the proposed density increase within the PUD.

following discussion, the neighborhood ultimately resolved that the requested increase in density within
the PUD represents many of our shared beliefs on maimer of responsible development necessary to
establish livable communities under the continuing pressure of municipal growth. Specifically, we
understand that the request seeks to increase residential density in areas already planned for multifamily
development and that the whole of the density increase is planned to occur a portion of the PUD which
will minimize impact on existing residents and uses in and surrounding the PUD. Further, the applicant
has shared plans to mitigate potential impacts and their wilting to continue a dialogue with the
Association as to how the continued development within the PUD can accommodate the future vision of
Austin. integrate with the adjacent neighborhoods, and maintain the quality of life that drew and retained
residents of this area. finally, and perhaps most importantly, we recognize the importance of additional
affordable units that will result from this change - particularly when affordable housing requirements are
being waived for surrounding developments. As the proposed PUD amendment maintains the
commitment to 25% of all new housing being affordable, allowing up to an additional 1,005 market rate
units and 335 affordable units.

For each of the foregoing reasons the J.J. Seabrook Neighborhood Association believes this zoning
change to present an opportunity for a positive development change and provides this letter in support of
the Applicants request.

Kindest regards,

Roger Taylor, Jr. Date. / ö/at f’oPresident JJ Seabrook Neighborhood Association

J.J. Seabrook Neighborhood Association Mail Box 1801 East 51st Suite 354 Box 454, Austin, TX 78723
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