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Planning Commission: February 22, 2022

NEIGHBORHOOD PLAN AMENDMENT REVIEW SHEET

NEIGHORHOOD PLLAN: Montopolis

CASE#: NPA-2021-0005.01 DATE FILED: July 26, 2021 (In-cycle)

PROJECT NAME: Alpha .95

PC DATE: February 22,2022
February 8, 2022
January 25, 2022
November 9, 2021
October 12, 2021
September 28, 2021

ADDRESS/ES: 2404 Thrasher Lane

DISTRICT AREA: 3

SITE AREA: 0.95 acres

OWNER/APPLICANT:  Alpha Builders (Gino Shvetz)

AGENT: *Husch Blackwell, LLP (Nikelle Meade)
*New agent as of November 9, 2021

CASE MANAGER: Maureen Meredith PHONE: (512)974-2695

STAFF EMAIL.: Maureen.Meredith@austintexas.gov

TYPE OF AMENDMENT:

Change in Future Land Use Designation

From: Single Family To: *Mixed Use
*Revised on November 10, 2021 from Higher Density Single Family to Mixed Use
land use.

Base District Zoning Change
Related Zoning Case: C14-2021-0128
From: CS-NP To: CS-MU-NP
*Revised on November 10, 2021 from SF-6-NP to CS-MU-NP

NEIGHBORHOOD PLAN ADOPTION DATE: September 27, 2001
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CITY COUNCIL DATE: To be scheduled ACTION:

PLANNING COMMISSION RECOMMENDATION:

February 22, 2022 -

February 8, 2022 — Postponed to February 22, 2022 on the consent agenda by the Planning
Commission. [J. Shieh — 1%%; G. Cox — 2"] Vote: 11-0 [C. Hempel abstain on Items B-15 &
B-16. S. R. Praxis absent].

January 25, 2022 - Postponed to February 8, 2022 on the consent agenda by the Planning
Commission. [J. Shieh — 1%%; C. Hempel — 2"] Vote: 10-0 [P. Howard, J. Mushtaler and S. R.
Praxis absent].

November 9, 2021 — Approved the applicant’s request for an indefinite postponement on the
consent agenda. [C. Hempel — 1°; G. Cox — 2™] Vote: 9-0-1 [C. Llanes Pulido abstained. Y.
Flores, S. R. Praxis and R. Schneider absent].

October 12, 2021- Postponed on the consent agenda to November 9, 2021 at the request of
the neighborhood. [R. Schneider — 1%; J. Shieh — 2"] Vote: 9-0 [A. Azhar, J. Paulo Connolly,
and C. Hempel absent].

September 28, 2021- Postponed on the consent agenda to October 12, 2021 at the request of
the neighborhood. [A. Azhar — 1°%; R. Schneider — 2™] Vote: 10-0 [G. Cox and J. Shieh
absent. C. Hempel recused from Item B-10].

STAFF RECOMMENDATION: Recommended for applicant’s request for Mixed Use
land use.

BASIS FOR STAFF’S RECOMMENDATION: The property is a 0.95-acre vacant tract of
land with CS-NP zoning and Commercial future land use. To the north is a single-family
home zoned SF-3-NP with primary frontage on Carson Ridge. The FLUM shows
Transportation on the property to the north presumably because the plan supported the
extension of Carson Ridge, an undeveloped road that has proposed right-of-way through this
property. The property to the south is a single-family home zoned CS-NP with a future land
use of Commercial.

Staff supports the applicant’s request for Mixed Use land use. The Mixed use land use and
CS-MU-NP zoning would allow for the development of housing units which could provide
additional housing units and types to the Montopolis planning area and the city. The
Montopolis Plan supports creating homes for all stages of life and the creation of multiple
housing types.
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LAND USE

Goal 1: Improve the Quality of Life in Montopolis through Land Use and Zoning
Decisions.

Goal 2: Create Homes for all Stages of Life within Montopolis.

Objective 4: Enhance and protect existing single family housing.

Objective 5: Create multiple housing types of varied intensities.

Action 16: Allow "Small Lot Amnesty" throughout the entire Montopolis
neighborhood as described i the Smart Growth Intill proposals,
permitting new single-family development on existing lots of 2,500 square
feet or greater.

Action 17: Allow garage apartments and secondary residential units throughout the
Montopolis neighborhood on lots of 5,750 square feet or greater with MF-
6 or less restrictive zoning. Other site development standards would apply,
as specified in the Smart Growth Infill "Secondary Apartment” option.

Action 18: Allow "Cottage Lot" development - single-family units on lots of 2,500
square feet or greater with MF-6 or less restrictive zoning. Other site
development standards would apply, as specitied in the Smart Growth
Infill "Cottage Lot" option.

Action 19 : Allow "Urban Home" development - single-family units on lots of 3,500
square feet or greater with MF-6 or less restrictive zoning. Other site

LAND USE DESCRIPTIONS

EXISTING LAND USE ON THE PROPERTY

Single family - Detached or two-family residential uses at typical urban and/or suburban
densities.

Purpose
1. Preserve the land use pattern and future viability of existing neighborhoods;

2. Encourage new infill development that continues existing neighborhood patterns of
development; and
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3. Protect residential neighborhoods from incompatible business or industry and the loss of
existing housing.

Application

1. Existing single-family areas should generally be designated as single family to preserve
established neighborhoods; and

2. May include small lot options (Cottage, Urban Home, Small Lot Single Family) and
two-family residential options (Duplex, Secondary Apartment, Single Family Attached,
Two-Family Residential) in areas considered appropriate for this type of infill development.
PROPOSED LAND USE ON THE PROPERTY

Mixed Use - An area that is appropriate for a mix of residential and non-residential uses.
Purpose

1. Encourage more retail and commercial services within walking distance of residents;
2. Allow live-work/flex space on existing commercially zoned land in the neighborhood;
3. Allow a mixture of complementary land use types, which may include housing, retail,
offices, commercial services, and civic uses (with the exception of government offices) to
encourage linking of trips;

4. Create viable development opportunities for underused center city sites;

5. Encourage the transition from non-residential to residential uses;

6. Provide flexibility in land use standards to anticipate changes in the marketplace;

7. Create additional opportunities for the development of residential uses and affordable
housing; and

8. Provide on-street activity in commercial areas after 5 p.m. and built-in customers for local
businesses.

Application
1. Allow mixed use development along major corridors and intersections;

2. Establish compatible mixed-use corridors along the neighborhood’s edge
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3. The neighborhood plan may further specify either the desired intensity of commercial
uses (i.e. LR, GR, CS) or specific types of mixed use (i.e. Neighborhood Mixed Use
Building, Neighborhood Urban Center, Mixed Use Combining District);

4. Mixed Use is generally not compatible with industrial development, however it may be
combined with these uses to encourage an area to transition to a more complementary mix of
development types;

5. The Mixed Use (MU) Combining District should be applied to existing residential uses to
avoid creating or maintaining a non-conforming use; and

6. Apply to areas where vertical mixed use development is encouraged such as Core
Transit Corridors (CTC) and Future Core Transit Corridors.

IMAGINE AUSTIN PLANNING PRINCIPLES

1. Create complete neighborhoods across Austin that provide a mix of housing types to suit
a variety of household needs and incomes, offer a variety of transportation options, and
have easy access to daily needs such as schools, retail, employment, community services,
and parks and other recreation options.

o The proposed land use and zoning could allow for the development of
residential uses that could add to the variety of housing types in the City and the
planning area. There are bus routes on E. Riverside Drive to the north and
along Grove Boulevard to west. There are numerous businesses located along
E. Riverside Drive.

2. Support the development of compact and connected activity centers and corridors that are
well-served by public transit and designed to promote walking and bicycling as a way of
reducing household expenditures for housing and transportation.

o The property is located between the McKinney Jobs Center to the south of the
property and the Riverside Station Town Center to the north of the property. E.
Riverside Drive is an activity corridor.

3. Protect neighborhood character by ensuring context-sensitive development and directing
more intensive development to activity centers and corridors, redevelopment, and infill
sites.

e Mixed Use land use appropriate between the commercial zoning and land uses
to the south and the single family residential to the north.

4. Expand the number and variety of housing choices throughout Austin to meet the
financial and lifestyle needs of our diverse population.

o The proposed zoning and land use could allow for residential development that
could expand the number and variety of housing choices.

5. Ensure harmonious transitions between adjacent land uses and development intensities.
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o The proposed Mixed Use land use will provide a transition between the single-
family use to the north and the commercial land use to the south.

Protect Austin’s natural resources and environmental systems by limiting land use and
transportation development over environmentally sensitive areas and preserve open space
and protect the function of the resource.

o The property is in the Desired Development Zone.

Integrate and expand green infrastructure—preserves and parks, community gardens,
trails, stream corridors, green streets, greenways, and the trails system—into the urban
environment and transportation network.

o The nearest park is to the west of the property that appears to be associated with
The Mont apartment complex.

Protect, preserve and promote historically and culturally significant areas.

o To staff’s knowledge there is no historic or cultural significance to this
property.

Encourage active and healthy lifestyles by promoting walking and biking, healthy food
choices, access to affordable healthcare, and to recreational opportunities.

e The property is not the most walkable environment.

Expand the economic base, create job opportunities, and promote education to support a
strong and adaptable workforce.

e Not directly applicable.

Sustain and grow Austin’s live music, festivals, theater, film, digital media, and new
creative art forms.

o There are several music venues along E. Riverside Drive to the north of the
property.

Provide public facilities and services that reduce greenhouse gas emissions, decrease
water and energy usage, increase waste diversion, ensure the health and safety of the
public, and support compact, connected, and complete communities.

e Not applicable.
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Proximity to Imagine Austin Activity Corridors and Center
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Proximity to Park Facilities
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2404 Thrasher Lane
Montropolis, Austin, 78741
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IMAGINE AUSTIN GROWTH CONCEPT MAP
Definitions

Neighborhood Centers - The smallest and least intense of the three mixed-use centers are
neighborhood centers. As with the regional and town centers, neighborhood centers are
walkable, bikable, and supported by transit. The greatest density of people and activities in
neighborhood centers will likely be concentrated on several blocks or around one or two
intersections. However, depending on localized conditions, different neighborhood centers
can be very different places. If a neighborhood center is designated on an existing
commercial area, such as a shopping center or mall, it could represent redevelopment or the
addition of housing. A new neighborhood center may be focused on a dense, mixed-use core
surrounded by a mix of housing. In other instances, new or redevelopment may occur
incrementally and concentrate people and activities along several blocks or around one or
two intersections. Neighborhood centers will be more locally focused than either a regional
or a town center. Businesses and services—grocery and department stores, doctors and
dentists, shops, branch libraries, dry cleaners, hair salons, schools, restaurants, and other
small and local businesses—will generally serve the center and surrounding neighborhoods.

Town Centers - Although less intense than regional centers, town centers are also where
many people will live and work. Town centers will have large and small employers, although
fewer than in regional centers. These employers will have regional customer and employee
bases, and provide goods and services for the center as well as the surrounding areas. The
buildings found in a town center will range in size from one-to three-story houses, duplexes,

10
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townhouses, and rowhouses, to low-to midrise apartments, mixed use buildings, and office
buildings. These centers will also be important hubs in the transit system.

Regional Centers - Regional centers are the most urban places in the region. These centers
are and will become the retail, cultural, recreational, and entertainment destinations for
Central Texas. These are the places where the greatest density of people and jobs and the
tallest buildings in the region will be located. Housing in regional centers will mostly consist
of low to high-rise apartments, mixed use buildings, row houses, and townhouses. However,
other housing types, such as single-family units, may be included depending on the location
and character of the center. The densities, buildings heights, and overall character of a center
will depend on its location.

Job Centers - Job centers accommodate those businesses not well-suited for residential or
environmentally- sensitive areas. These centers take advantage of existing transportation
infrastructure such as arterial roadways, freeways, or the Austin-Bergstrom International
airport. Job centers will mostly contain office parks, manufacturing, warehouses, logistics,
and other businesses with similar demands and operating characteristics. They should
nevertheless become more pedestrian and bicycle friendly, in part by better accommodating
services for the people who work in those centers. While many of these centers are currently
best served by car, the growth Concept map offers transportation choices such as light rail
and bus rapid transit to increase commuter options.

Corridors - Activity corridors have a dual nature. They are the connections that link activity
centers and other key destinations to one another and allow people to travel throughout the
city and region by bicycle, transit, or automobile. Corridors are also characterized by a
variety of activities and types of buildings located along the roadway — shopping,
restaurants and cafés, parks, schools, single-family houses, apartments, public buildings,
houses of worship, mixed-use buildings, and offices. Along many corridors, there will be
both large and small redevelopment sites. These redevelopment opportunities may be
continuous along stretches of the corridor. There may also be a series of small neighborhood
centers, connected by the roadway. Other corridors may have fewer redevelopment
opportunities, but already have a mixture of uses, and could provide critical transportation
connections. As a corridor evolves, sites that do not redevelop may transition from one use to
another, such as a service station becoming a restaurant or a large retail space being divided
into several storefronts. To improve mobility along an activity corridor, new and
redevelopment should reduce per capita car use and increase walking, bicycling, and transit
use. Intensity of land use should correspond to the availability of quality transit, public space,
and walkable destinations. Site design should use building arrangement and open space to
reduce walking distance to transit and destinations, achieve safety and comfort, and draw
people outdoors.

BACKGROUND: The application was filed on July 26, 2021 which is in-cycle for
neighborhood planning areas located on the east side of I.H.-35.

11
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The applicant proposes to change the land use on the future land use map from Commercial
to Mixed Use land use.

The applicant proposes to change the zoning from CS-NP (General Commercial Services
district — Neighborhood Plan) to CS-MU-NP (General Commercial Services district-Mixed
Use Combining district-Neighborhood Plan). For more information on the proposed zoning,
see case report C14-2021-0128.

PUBLIC MEETINGS: The ordinance-required virtual community meeting was held on
August 30, 2021 and can be found at https://www.speakupaustin.org/npa. Approximately
1,500 meeting notices were mailed to people who have a utility account or own property
within 500 feet of the property, in addition to neighborhood and environmental groups who
requested notification for the area on the Community Registry.

Two staff members, Maureen Meredith and Mark Walters, attended the meeting and two
people from the neighborhood. The applicant’s agent did not attend the meeting because he
thought the start time was 7:30 p.m. instead of the actual start time of 6:00 p.m. One attendee
asked questions about the process which staff provided information. Staff received Rodney
Bennett’s presentation and uploaded it to https://www.speakupaustin.org/npa.

12
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Revised Application Letter

HUSCHBLACKWELL

Micah J. King

111 Congress Avenue, Suite 1400
Austin, Texas 78701-4043
Direct: 512.479.3468

micah king@huschblackwell.com

November 10, 2021

Maureen Meredith, Senior Planner

Kate Clark, Senior Planner

City of Austin Housing and Planning Department
1000 E. 11th Street, Suite 200

Austin, TX 78702

Via Email To: Kate Clark@austintexas.gov and Maureen.Meredith@austintexas.gov

RE:  Amendment to the Rezoning and Plan Amendment Applications for Case Numbers
NPA-2021-0005.01 and C14-2021-0128 (the “Cases™) for Property Located at
2404 Thrasher Lane (the “Property™)

Dear Maureen and Kate:
I am writing on behalf of our clients, Marina and Gino Shvetz (Alpha Builders Group), the
applicants in the above-referenced Cases. By this letter, we respectfully amend the applications as
tollows to:

a. Rezone the Property from CS-NP to CS-MU-NP; and

b. Amend the Future Land Use Map the (“FLUM”) designation of the Property from

“Commercial” to “Mixed Use™.
Thank you for your assistance and consideration.
Sincerely,

Micah J. King

13



14 of 37
Planning Commission: February 22, 2022

New Agent Designation Letter

Alpha A Builders Group, Inc.
8100 Magnolia Ridge Cove
Auestin, Texas TATIS

AGENT D ON LETTER

Movember 9, 2021

City of Austin

Housing and Planning Department
P.O. Box 1088

Austin, Texas TATET-1088

Re:  Agents in connection with Rezoning and Neighborhood Plan Amendment
Case Nos. C14-2021-0128 and NPA-2021-0005.01, and any related
malters for the property located at 2404 Thrasher Lane in Austin, Travis
County, Texas (the “Property”)

To Whom It May Concern:

The undersigned, as the owner of the above-described Property, hereby appoints Husch
Blackwell LLP (Nikelle Meade) to act as agent in connection with the rezoning, neighborhood plan
amendment and any related matters with the City of Austin. Husch Blackwell shall serve as
dualfco agent with our existing agent, Bennett Censulting (Rodney K. Bennett).

Alpha A Builders Group, Inc,,
a Texas corporation

o oy

Eug-eghvmz.'ﬁasidmt

THE STATE OF TEXAS §
. §
COUNTY OF TRAVIS §
i qis
This instrument was acknowledged before me on the day of NMm.bw ., 2021, by

Evgeny Shvetz, President of Alpha A Builders Grou Inc., a Texas i [
il p. Inc., a Texas corporation, on behalf of said

R LESLIE YEO 1 EI i:l )
b dr;q.‘e-% Matary Public 2
Hi TATE OF TEXA :
{ ‘E},@; w&cm:ﬁ_ £xp 072724 Motary Public, State of Texas
2 o

Motary ID # 132599918
y Commission Expires: 04 -2 - 2024
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City of Austin Application Packet for Neighborhood Plan Amendment Page 13 of 16
For Individual Property Owner

Neighborhood Plan Amendment

SUMMARY LETTER

TO MODIFY THE FLUM TO SHOW RESIDENTIAL LAND USE

15
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Letter of Recommendation from the Neighborhood
Plan Contact Team (NPCT)

To: Kate Clare, Housing & Planning Department
From: Susana Almanza, President-Montopolis Neighborhood Plan Contact Team
Date: November 2, 2021

Subject: Opposition Zoning & Plan Amendment of 2404 Thrasher Lane, Case #C14-2021-0128 & NPA-
2021-0128

The Montopolis Neighborhood Plan Contact Team met on September 27, 2021. The Montopolis
Neighborhood Plan Contact Team opposes the re-zoning and Neighborhood Plan Amendment (NPA) for
the property located at 2404 Thrasher Lane. This development will bring more gentrification to a
poverty area with most people of color. The Montopolis neighborhood plan area falls within the area
that Project Connect Anti-Displacement area calls for protection. The University of Texas Uprooted
Report (2018) also calls for the protection of the Mantopolis community.

We request that the Planning Commission and the Austin City Council deny the NPA and re-zoning for
2404 Thrasher Lane.

16
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Adopted Future Land Use Map

Adoped 09/21/2001
Updated: 3/24/2020

Montopolis Neighborhood Plan o

| This product has been preduced by the Planning

This preduct is for informational purpeses and may /
not have been prepared for or be suitable for legal,
engineering, or surveying purposes. It does not
represent an on-the-ground survey and represents
only the approximate relative location of property
boundaries

and Zoning Department for the sole purpose of
geographic reference. No warranty is made by the
City of Austin regarding specific accuracy or

completeness.

L = ——— - =
A comprehensive plan shall not
constitute zoning regulations or

establish zoning district boundaries.

* Residental uses may include.
the folowing zoning opions:
Small Lot Amnesy, CottageLot
Urban Home, Secor

andSF_4A SF-6 ani MF4.

SUS 183 HWY NB

Future Land Use Map @ Mixed Use/Office

Civic Multifamily

@ commercial @ Recreation & Open Space
Higher-Density Single-Family Single-Family

- Industry m Specific Regulating District
Mixed Residential Transportation

- Mixed Use - Utilities
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f( @i’ Property Profile
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August 31, 2021

RE: 2104 Thrasher LN.

To whom it may concern,

Hello, my name is Rodney Bennett, | am the agent of the local property owner for the vacant .96-acre lot
located at 2104 Thrasher Lane. Mr. Gino Shvetz (owner) and | are requesting the tract have it's zoning
changed from CSNP (one of the highest commercial zonings) to SF6NP. The change would allow for the
construction of TEN townhomes. Along with this request is a mandatory request to change the FLUM
(Future Land Use MAP) to match the requested land use of single family.

Please see the included drawings. They are an example of what the owner wishes to build at this
location.

If you have any guestions, please do not hesitate to contact me via email at:
Jb.rbconsulting@yaoo.com

Respectfully,

Rodney K. Bennett
Bennett Consulting
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Correspondence Received

From: Fred McGhee

Sent: Monday, February 7, 2022 11:13 AM

To: Rhoades, Wendy <Wendy.Rhoades@austintexas.gov>; Meredith, Maureen
<Maureen.Meredith@austintexas.gov>

Subject: 2404 Thrasher Lane (C14-2021-ALPHA.95)

*** External Email - Exercise Caution ***
Dear Wendy and Maureen,

RE: 2404 Thrasher Lane: Please add the attached files to the backup for this
planning and zoning case for tomorrow's planning commission meeting.

Thanks,
fim

VAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVAVA

B MONTOPOLIS

COMMUNITY DEVELOPMENT CORPORATION

Fred L. McGhee, Ph.D.
President, Montopolis CDC
www.montopolis.org
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ZONING PETITION — 2404 Thrasher Lane

Date: rr!a!:. ' Case Number: NPA-2017-0005.03
Address of Rezoning Case: 2404 Thrasher Lane

To:  Austin City Council

We, the undersigned owners of property affected by the requested zoning change described in the referenced file, do
hereby protest against any change of the Land Development Code which would zone the property to any
classification other than SF-3.

REASON FOR PROTEST

We, the undersigned owners of property located within 200 feet of the property that is the subject of this zoning case
oppose the requested zoning change because:

This area of Montopolis consists of single family homesteads. The existing commercial zoning of this lot {and
adjacent lots) was enacted despite the fact that there were families living there at the time (for decades), another
shameful example of land use racism by the City of Austin.

We believe the 15-20 cottage units being proposed for the site by the Montopolis CDC on a 100% affordable non-
profit basis is a better proposal. We also consider it important that the board and staff of the Montopolis CDC
consists of 100% People of Color residing in the Montopolis community.

In addition, the CDC’s proposed cottages would be more in keeping with our neighborhood character and history than
the current owner’s townhomes concept geared toward Oracle or Tesla employees. Lastly, the current property owner
refuses to negotiate in good faith and was very disrespectful and insulting at our one meeting, even accusing us of
“discrimination” against them for suggesting that the community itself could build something better. This is not an
effective way to approach a low income community of color that has been victimized by discrimination for much of
its history. )

The families displaced from the Thrasher Lane mobile home park, among others, should be given an opportunity to

return to the community, and the Montopolis CDC should be given the opportunity to secure funding to realize its
proposal. A proper commitment to equity and justice demands nothing less.

L

Fred L. McGhee & Lisa P. Goddard 2316 Thrasher Lane

Ramiro Benitez 2312 Thrasher Lane

Date: "15[2[

Contact Name: Fred L. McGhee

Phone Number: (512) 275-6027
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THE THRASHER HILL
COMMUNITY VILLAGE

COMMUNITY-LED AFFORDABLE PLACEMAKING WITH
HISTORICAL CONSCIOUSNESS AND CULTURAL
INTEGRITY

WWWMONTOPOLISORG

SEPTEMBER, 20(9
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The Montopolis CDC proposes to construct twelve one and two-bedroom homes on a one
acre property located at 2404 Thrasher Lane in Austin’s historic Montopolis neighborhood. All
of the homes will be constructed beyond S.M.A.R.T. housing requirements to at least an Austin
Energy Greenbuilding Four Star standard, with one structure built to comply with the
Passivhaus standard, the first such home in Austin built to this rigorous energy efficiency and
interior air quality standard. Four of the homes will be built for senior and/or disabled citizens
and will include wheelchair ramps and other ADA accommodations for the mobility impaired.
The Montopolis CDC is requesting $1.8 million dollars in land acquisition and pre-development
funding for this initiative.

The architecture for the homes will be based upon the designs of famed “Katrina Cottage”
architect Marianne Cusato (http://www.mariannecusato.com) which also serve as the basis for
similar cottage villages constructed by the Cypress CDC (www.cypresscdc.com) in Louisiana,
Florida and elsewhere. In addition to being simple to construct, Ms. Cusato’s designs are also
designed to be of high quality and flexible. For instance the one-bedroom shotgun homes can
easily be upgraded to two-bedrooms by their owners.

Montopolis is a flood-prone neighborhood with significant challenges posed by intensifying
development; prudence dictates that attention be paid to construction standard of the highest
possible quality that go well beyond minimum code or S.M.A.R.T. housing standards. Ms.
Cusato’s designs are highly regarded for the role they have played in disaster recovery along
the Gulf Coast, and their traditional yet high-design standards are compatible with the
vernacular and formal architecture of the historic Montopolis Community (McGhee 2014: 72).

A prototype/pilot already exists. Constructed in 2010 and located in Montopolis, the Katrina
Cottage below was built to the Austin Energy Greenbuilding Four Star standard and is located
adjacent to the subject property at 2316 Thrasher Lane. A tour of the structure and its environs
can be arranged upon request.

Site Location

The property is located in the southern portion of the Montopolis neighborhood planning area,
a traditionally rural location that marked a borderland area between Montopolis and Del Valle.
It is located adjacent to a historically significant property that was until recently owned by Felix
and Amanda Benavides, who settled the area in the early 1950’s and were important
community leaders in the late 1960’s and early 1970’s (McGhee 2014: 77).

Over the past five years the area has been heavily impacted by development. Existing
ecosystems have been destroyed; there have been dramatic flora and fauna losses, and
substantial increases in impervious cover, among other impacts. Additionally, the site is
located a few lots from the Thrasher Lane mobile home park, which resulted in the
displacement of over a dozen families. It is the hope of the Montopolis CDC that the proposed
project will be constructed at a price point that can facilitate the return of these displaced
families back to their neighborhood, should they so choose.

Market Dynamics

Mainly due to increases in real estate speculation and the construction of short term rentals,
tax records show that property values in Montopolis show dramatic increases. For instance
the Travis County Appraisal District valuation of the New Jerusalem Baptist Church, located
near the intersection of Riverside Drive and Thrasher Lane increased from $136,034 in 2013 to
$1,109,909 in 2018, an increase of over 800% in five years. The dilapidated church was cited

Page 1 of 8
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by the city’s code enforcement department for numerous health violations in 2016 and was
subsequently demolished in 2018.

The J.P. Morgan Chase funded Urban Land Institute study of Montopolis reports similar
findings. The Community Village will create more opportunities for increases in homeowner
value/equity and a greater opportunity to reduce income/wealth inequality in an area of
Montopolis predominantly occupied by single family homesteaders. It will also enhance
community stability.

The University of Texas study “"Uprooted” also contains a chapter analyzing Montopolis and
defines it as a community with a high susceptibility to gentrification. Because the Urban Land
Institute and University of Texas studies, among others, are well known, and in order to
conserve resources and reading time, they will not be reproduced here.

People

Montopolis was founded in 1830 and nearly became the capital of the Republic of Texas. It is
perhaps the most historic part of our state that nobody knows about. In the 1960’s it was
dubbed “Poverty Island” by Rev. Fred Underwood, a crusading priest from the Dolores Parish
who pioneered the provision of education, transportation, healthcare, housing and social
services during the War on Poverty era. According to the most recent census statistics
available, Montopolis remains a predominantly Hispanic community (78% of the population)
with a significant African-American history as the site of the Burditt’s Prairie Freedmen’s
Community as well. The per capita income is $16,226, and the Median Family Income is
$31,875, about half the amount in Austin and Travis County. The poverty rate is 33%.

The Montopolis CDC is the successor to the organization of the same name that was founded
in 1988 to advance the community development interests of the neighborhood. 1t is also a
successor to Montopolis Community Center, Inc. which was founded in 1965 by Father
Underwood as one of the first Community Action Agencies in Austin during the War on Poverty.
The leadership of the Montopolis CDC, including its board and officers, is 100% comprised of
People of Color residing in the Montopolis community. It is the only organization applying for
City of Austin funding assistance where this is the case.

The president of the Montopolis CDC is Fred L. McGhee, an archaeologist, author, educator,
general contractor and Navy veteran. Dr. McGhee built one of the first AEGB Five Star certified
homes in Austin and is an extensively credentialed greenbuilder and sustainability expert with
over 25 years of experience in the military, non-profits, and in the private sector. In addition to
formal credentials by the U.S. Greenbuilding Council (www.usgbc.org), the Building
Performance Institute (www.bpi.org), The American Rainwater Catchment Systems Association
(www.arcsa.org) and other organizations, Dr. McGhee is also a founding board-member of
Austin’s Passive House Alliance chapter and is well known domestically and abroad for his
advocacy on behalf of the implementation of the standard at historically significant public
housing sites. Dr. McGhee has an extensive record of public service in Austin, and is a former
member of the city’s Board of Adjustment, Community Development Commission, and the
2012 Charter Revision Committee that produced a districts-based city council. He also has an
extensive non-profit background, and serves as president of Preserve Rosewood
(www.preserverosewood.org) and Vice President of the Burditt Prairie Preservation Association
(www.burdittprairie.org). He is also a U.S. Soccer Federation licensed youth soccer coach and
is coach of the Montopolis Mantas youth soccer team.

The Vice President of the Montopolis CDC is Susana Almanza, an internationally known
environmental justice advocate and founding member and Director of PODER (People

Page 2 of 8
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Organized in Defense of Earth and her Resources), a grassroots environmental, economic
and social justice organization. An Austin native, Ms. Almanza has spent her life organizing
for the advancement of the underprivileged in the neighborhoods of East Austin and
beyond. Ms. Almanza has served on the City of Austin’s Parks and Recreation Board, the
City’s Planning Commission, Environmental Board and the Community Development
Commission, and is a former two-time candidate for the Austin City Council.

The Secretary of the Montopolis CDC is Noé Elias, a neighbor to the Steen family whose
homestead is also located on Kemp Street. A native of Montopolis, Mr. Elias is a public
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school teacher with Austin ISD and was a leading member of the grassroots volunteer
coalition that preserved the Montopolis Negro School.

The Treasurer of the Montopolis CDC is Lisa Goddard, an award-winning digital marketing
and intranet expert. In addition to being a founding member of HotdJobs.com, Goddard has
extensive non-profit experience in Austin, including at the Capital Area Food Bank of

Texas, the Seton Healthcare Network, the Sustainable Food Center, and at University
Federal Credit Union, among others.

Worker Empowerment and | ocal Preference

Montopolis and Del Valle are home to many members of the Central Texas region’s
construction workforce. The Montopolis CDC considers it an integral aspect of its
community development efforts to facilitate the ability of these hardworking individuals to
be able to construct high quality affordable housing near to where they live and at a
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prevailing wage. Furthermore, in greenbuilding its product to the highest standards, the
Montopolis CDC also furnishes meaningful job skills training that will be in increasing
demand as the real estate industry inevitably embraces Passive House inspired carbon
reduction methods. Moreover, as a community based grassroots organization, it is the
policy of the Montopolis CDC to offer client as well employment preference to people living
in the organization’s service area.

On-Site Agriculture, Environmental Stewardship, and Rainwater Catchment

According to the USDA's Food Access Research Atlas and Sarah Stein-Lobovits’ 2015
urban GIS analysis of food insecurity in Austin, Montopolis and Del Valle have been food
deserts for many years. The Montopolis CDC envisions the drafting of a future site plan for
the community village that will embrace many of the tenets of Frank Lloyd Wright’s organic
architecture, including the on-site growing of fruits and vegetables, small-scale animal
husbandry, multi-generational “back to nature” programs led by seniors and others living at
the village, and similar initiatives.

Development Team

1) Montopolis Community Development Corporation
2316 Thrasher Lane
Austin, TX 78741
www.montopolis.org

2.) Furman + Keil Architects
1211 East 11th Street, Suite 200
Austin, TX 78702

http://www.fkarchitects.net

3.) LOC Consultants, LLP
Sergio Lozano, PE.
Terry Ortiz, PE.
1715 E. 7th Street
Austin, TX 78702
http://locconsultant.com

4. Realty Austin,
Albert Allen, LEED AP, GRI
3801 N Capital of Texas Hwy J-180
Austin, Tx 78746
www.livingwellinaustin.com

Financial Capacity Statement

The principals of the Montopolis CDC are Austin public figures of long standing, with
decades of service to the community. In his capacity as President of the city’s only
African-American and disabled veteran owned and operated archaeological and
environmental consulting firm, Dr. McGhee has also served as a consultant or sub-
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consultant on numerous City of Austin projects. In the past his firm has been certified as
an MBE/DBE by the city’s Small and Minority Business Resources department, and has
also been certified as a HUB by the State of Texas, a HUBZone business by the Small
Business Administration, and as a Service Connected Disabled Veteran business by the
U.S. Department of Veterans Affairs.

As a rebooted organization after a long period of dormancy, the Montopolis CDC is
energetically soliciting private and foundation funding for the Community Village initiative,
which a commitment by the City of Austin would help to facilitate. As a new organization,
founded in January 2019, no certified audit is as yet available.
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Existing Community Prototype
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Conceptual Renderings
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