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Development Analysis
West Bouldin Retrofit Site

Location

The undeveloped property is located one block east of the intersection of South Lamar Boulevard and
West Mary Street, at the northeast corner of West Mary Street and Evergreen Avenue. The City of
Austin’s Central Business District (CBD), is approximately two (2) miles south of the West Bouldin
Retrofit site. The subject tract is within the full purpose jurisdiction of the City of Austin and within
the boundaries of a City Council designated Desired Development Zone (DDZ). Travis Central
Appraisal District (TCAD) references the physical address for the property as 1800 Evergreen Avenue
and identifies the site as tax parcel 01-0005-04-06.

PROPERTY DESCRIPTION

A boundary survey of the subject property, as prepared by Martinez, Wright, & Mendez, October 4,
2002, indicates the subject tract contains 0.754 acres or 32,848 square feet of site area. The property is
hexagonal in shape, but is more rectangular in appearance despite it’s six sided boundary. Average
width of the subject tract is 154 feet, white the average depth is 221 feet.

The undeveloped tract is bordered by Evergreen Avenue to the southeast, West Mary Street to the
south and a natural drainage channel, that conveys storm water flows to West Bouldin Creek, forms the
southwestern boundary of the property. Rear of the subject tract is bordered by two automotive related
developments that front on South Lamar, and form the northwestern property boundary. A vacant 0.24-
acre commercial lot borders the property to the northeast. South Lamar Boulevard is located
approximately between 35 to 80 feet from the rear property line of the subject tract.

Elevations on the property range from 538 feet at the rear of the property to 532 feet at the front of the
tract. There is a total vertical drop of approximately 6 feet from front to back. Average slope of the
property is 2.8 percent, which is considered as flat, but with a gentle slope.

Pecan, American elms, hackberries and china berry trees cover a majority of the tract. Trees range in
size from 6 inches to over 24 inches in diameter.

Access

A survey of the property prepared by Martinez, Wright & Mendez, indicates that the tract has 110.98
feet of public road frontage along Evergreen Avenue, and 67.97 feet of frontage along West Mary
Street. A metal beam guard fence, was instalied by the City of Austin as a safety measure, to protect
vehicles from jumping the curb and falling upon the existing drainage structure and channel below the
Evergreen Avenue road level. The existing guardrail, which was implemented with Evergreen
Drainage Tmprovements, spans 28.75 feet of the subject property’s frontage and limits control of
access to a portion of the Evergreen Avenue frontage.  Additionally, an existing telephone pole and
guying wire restrict another 10 feet of access from Evergreen Avenue for a total of 38.75 feet.
Approximately 34.9 percent of the Evergreen frontage is currently restricted from vehicular access.
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To complicate the access issue, a City ordinance protected 24-caliper inch Pecan tree is located
approximately 73 feet northeast of the intersection of Evergreen Avenue and West Mary Street.
Access is not feasible from West Mary Street because its proximity to the intersection of Evergreen
Avenue and West Mary. Secondly, a proposed driveway would have to cross a natural drainage
channel with developed flood plain making it not financially feasible to construct. Based on the above
“facts and findings only one driveway will be available to any future development on the property.

Evergreen Avenue

Evergreen Avenue is a short “L-shaped” two-lane street that is approximately only 700 feet long.
Evergreen Avenue connects South Lamar Boulevard to West Mary Street. Evergreen Avenue forms a
4-way intersection, at South Lamar, with Collier Street. Collier Street is located on the west side of
South Lamar.

According to the Martinez & Wright survey both Evergreen Avenue and West Mary Street right-of-
way (ROW) varies. Right of way for Evergreen, in front of the subject property, is probably 47 to 47 .4
feet wide. Evergreen Avenue is considered as a residential street by City of Austin roadway
classification standards. However, the portion of Evergreen, in front of the subject property, is
considered as commercial because of the current commercial zoning on the property.

New curb and gutter and drainage improvements to Evergreen Street were installed by the City of
Austin, via CIP project # 8240-607-1957 (S970365), sometime after October 15, 1998. Espey, Padden
Consultants, Inc. prepared engineering drawings and specifications for the City CIP project known as
Evergreen Drainage Improvements, SP-98-0163 D. The purpose of the City CIP was to protect the
historically significant Millbrook house (across Evergreen from the subject tract), as well as, provide
drainage and public safety improvements for Evergreen Avenue.

According to research of City Public Works files, and a review of the Martinez and Wright survey it
appears that 2.7 feet of right of way was acquired by the City of Austin for Evergreen Avenue from the
two adjacent tracts to the northeast in 1970. However, no right of way was obtained from the subject
property in conjunction with the recent zoning case.

West Mary Street

West Mary is a two-lane curb and guttered street with approximately 44 feet of pavement. West Mary
is considered as a Neighborhood Collector by City standards and connects South Lamar Boulevard to
South Congress Avenue.

Existing Easements
According to the Martinez and Wright survey, the subject property is encumbered with a 10-foot wide

sanitary sewer easement that bisects the property from northwest to southeast. The 10-foot sanitary
sewer easement is recorded in Volume 2394 Page 269 of the Travis County Deed Records and was
dedicated to the City of Austin on November 28, 1961. The existing easement contains 2,213 square
feet of area. City of Austin Water and Wastewater Utility maps indicate that an existing 12-inch
gravity wastewater main is located within the 10-foot easement. In order to develop the property to its
maximum potential the existing 10-foot sanitary sewer easement will need to be partially vacated
through the City of Austin, Real Estate Department. In order to vacate the existing 10 foot easement,
dedication of a new 15 foot wastewater easement will be necessary, as well as, rerouting the existing
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Water

Domestic water service is available to the subject property from a 6 inch main in Evergreen Avenue. A
City of Austin 24-inch main in West Mary Street should be available for commercial fire flow demand.
An existing fire hydrant is located at the Southeast corner of Evergreen and West Mary Street. There is
currently no water service stubs to the subject property. The cost of providing a water service to the
property will be the responsibility of the owner/developer.

Wastewater

City of Austin wastewater service is available from an existing 12-inch gravity main that bisects the
tract. The existing main is located in a 10-foot sanitary sewer easement and connects to a wastewater
manhole in the North right of way of Evergreen Avenue. There are currently no wastewater service
connections to the subject property. The cost of providing a service to the property will be the
responsibility of the owner/developer.

Approximately 322 lineal feet of additional 12-inch wastewater line, manholes, and fittings will have
to be installed within a proposed 15-foot easement, if a maximum development yield is expected on
the property. The estimated cost to realign the existing 12- inch wastewater main would be
approximately § 22,345,

Legal Description\ Subdivision

Legal description of the subject property is, 0.754 acres out of the Southeast corner of Lot 14,
Evergreen Hights, a subdivision in Travis County, Texas, according to the map or plat recorded in
Volume Z, Page 614, Deed Records of Travis County (DRTC), Texas, the same tract described as
Tract ! in a deed to Stuart C. Shelton, recorded in Volume 10777 Page 471, Real Property Records of
Travis County, Texas.

After obtaining a copy of the recorded Evergreen Hights Subdivision from the Travis County
Courthouse records, and reading the above referenced legal description, there is little doubt that the
subject property is a legal lot. Evergreen Hights Lot 14 had dimensions of 233.4 feet by 777 feet and
only had frontage on South Lamar. The 0.754-acre parcel was carved out of the original parent tract,
containing approximately 4.16 acres (Lot 14), in a metes and bounds parcel format and sold off.
Portions of lots are not considered legal lots unless they have been legally subdivided through the City
of Austin’s subdivision process or grandfathered through a land status determination application. A
land status determination is a City of Austin process that provides a determination by the Director that
the parcet of land existed in its current configuration before becoming subject to the City of Austin’s
subdivision jurisdiction. Because of the tract’s inner City location, it is unlikely that the property will
be grand fathered. The 0.754-acre tract would have to have been in its current configuration since
March 14, 1946 if it is to be exempted from City of Austin subdivision standards.

It appears that a final without preliminary subdivision application will need to be filed for review and
approval with the City of Austin. Approval of a final plat application/resubdivision will permit a
future development on the property to receive utility service. Tn the property’s current condition, the
City would not allow utility connections to the tract.
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3.” It appears that you will need to resubdivide the tract into a legal lot. The property needs to file a
subdivision application unless it has been in its current configuration since March 14, 1946.”

4. “Reduce the compact spaces to no more than 30 percent. It does not appear that the drive aisle is in
compliance with TCM Table 9-1. Because the actual square footage for each proposed use is not
provided, it is difficult to determine trip generation. If the site exceeds 2,000 trips per day the site must
be rezoned to eliminate the conditional overlay for trip generation and a traffic impact analysis will be
required.”

Proposed Development Project
The proposed Evergreen Live-Work Lofts was designed to construct a 3-story, 18,000 square foot,

1 1-unit condominium Mixed Use Commercial and Multifamily development in which tenants would
live and work at the same site. Living units would be above the lower floor commercial portion of the
project. All parking would be surface grade. The proposed project breakout is as follows:

Commercial Area

Unit # Size GBA Parking Ratio Required Parking
Unit A 3 650 sf 1,950 sf 1:200 st 9.75 spaces
Unit B 1 1,350 sf 1,350 sf 1:200 sf 6.75 spaces
Combined Commercial /Residential Mix

1* Level 650 sf

2" Level 1,130 sf

3" Level 690 sf
Unit C 2 2,470 sf 4,940 st 1:200 sf 6.50 spaces
Residential Area

2" Level 1,130 sf

3" Level 690 sf
UnitD 5 1,820 sf 9,100 sf @ 2.0 per unit 10.00 spaces
Stair Core/Mechanical 660 sf
TOTALS 18,000 sf ' 33 spaces
Building Level Use Parking Space Mix
1 Level Office Condominium 2- Handicap
2" Level Residential Condominium (1* floor) 11- Compact (33%)
3" Level Residential Condominium (2™ floor) 20- Standard

4" Level Rooftop Terrace 33- Total Spaces
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LAND DEVELOPMENT CODE - ORDINANCE IMPACTS

Critical Water Quality Zone (CWQZ)

City of Austin, Land Development Code, Section 25-2-92 (C) (3) - Critical Water Quality Zones
Established, states the following: “In an urban watershed, a Critical Water Quality Zone is established
along each waterway with a drainage area of at least 64 acres.” “The boundaries of a Critical Water
Quality Zone are located not less than 50 feet and not more than 400 feet from the centerline of a
waterway.”

Since the subject property has a contributing upstream drainage area that exceeds 64 acres the Critical
Water Quality Zone will be located 50 feet on either side of the centerline of the waterway. Based on
the site plan for Evergreen Live-Work Lofts the Critical Water Quality Zone would encompass
approximately 14,069 square feet or 0.322 acres of the site. The Critical Water Quality Zone would
account for approximately 42.8 percent of the site arca of the propeity. No development is allowed in
the Critical Water Quality Zone other than what is permitted in LDC, Section 25-8-261 (see appendix)

Water Quality Transition Zone (WQTZ)
There is no Water Quality Transition Zone in an Urban Watershed.

Water Quality Payment In Lieu Fee

Land Development Code, Section 25-8-214(C) Optional Payment Instead of Structural Controls In
Urban Watershed. “Instead of providing the water quality controls required under Section 25-2-211
Water Quality Control Requirement), in an urban watershed a developer may request approval to
deposit with the City a nonrefundable cash payment, based on a formula established by the Council.
The Director of the Watershed Protection Department shall review the request and accept or deny the
request not later than the 15" working day after its receipt.”

City of Austin water quality engineering staff would probably allow a payment-in-lieu fee be made to
the City of Austin, since the site area is less than one acre, rather than construct and water quality pond
on-site. The current City of Austin water quality payment in lieu fee is averaged at $ 32,000 per acre
and is based on a more detailed payment calculation formula for building and site components.

The adjacent property owner at 1710 Evergreen Avenue, made a water quality payment in lieu
contribution for their City approved site plan application, Vaughn Dance Studio, SP-01-033C before
the City payment in lieu fee increase in 2002, The Vaughn Dance Studio site plan has subsequently
been withdrawn, based on a request by the owner to the City on July 2002. City of Austin refunded
some of the application fees associated with the project.

Stormwater Detention Requirements
West Bouldin Creek is not in approved City of Austin Regional Stormwater Management Program.

Therefore a detention pond must be censtructed on site, which is out of the Critical Water Quality
Zone. A stormwater detention pond or facility must be constructed in an Uplands Zone portion of the
property. A proposed stormwater detention pond will have to capture and release the developed 2, 10,
25 and 100-year storm events at a pre-developed rate of flow.
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Projected Mixed Use Project Yield
Based on the above referenced Land Development Code impacts to the site Holt Planners estimates the

proposed Evergreen Live Work Lofts could obtain approval from the City of Austin for the following
projected development yield based on footprints and data provided by the architect in 2001:

Commercial Area

Unit # Size GBA Parking Ratio Required Parking
Unit A I 650 sf 650 sf 1:200 sf 3.25 spaces
Unit B ) 1,350 sf 1,350 sf 1:200 sf 6.75 spaces
Combined Commercial/Residential Mix
Unit C 1 2,470 sf 2,470 sf 1:200 sf 3.25 spaces
Residential Area

2" Level 1,130 sf

3" Level 690 sf
Unit D 3 1,820f 5,460 sf @ 2.0 per unit 6.00 spaces
Stair Core/ Mechanical (Approx.) 330 sf i
TOTALS 10,260 sf 19.25 spaces

Provided

Building Level Use Parking Space Mix
1* Level Office Condominium 1 - Handicap
2" Level Residential Condominium . 6 — Compact
3™ Level Residential Condominium 14 — Standard
4" Level Roof Top Terrace 21 — Spaces

Summary & Conclusions
The proposed 0.754-acre Evergreen Live Work Lofts mixed-use project, as illustrated in the

preliminary site plan that was submitted with a development assessment application, to the City of
Austin in 2001, would be more limited by current City of Austin Land Development Code
requirements than originally envisioned by the property owner. One major factor that was probably
never considered by the owner was the amount of critical water quality zone on the property. Utilizing
the preliminary Evergreen Live Work Lofl site plan, it is estimated that 0.322 acres of the 0.754-acre
site is encompassed by critical water quality zone. The critical water zone accounts for 42.8 percent of
the site area. No development other than what the LDC permits in Section 25-8-261, is allowed in the
critical water quality zone.

The property is zoned CS and would permit a wide range of uses, including the intended mixed-use
development. 1t appears that a final without preliminary final plat subdivision application and a
consolidated site plan application will have to be filed with the City for the 0.754 acre property. After
the final plat is approved and recorded, a subdivision construction improvement plan or tap plan can be
provided to the City for review and approval.  Water and wastewater service can be provided to the
property after the City approves the final plat and subdivision construction plans.
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Uniform Fire Code and Land Development Code will require a turnaround for a fire truck if the
driveway dead ends into the property and extends further than 150 feet into the tract. The critical
water quality zone and protected trees may prohibit the ability to construct a turnaround on the site and
further limits the amount of units that could be constructed on the site. Fire fighting abilities from the
street are restricted as a result of the natural drainage channel that paratlels the property line creates a
barrier from fire fighting capabilities.

An existing 12-inch gravity wastewater line, which bisects the tract, will have to be relocated and
realigned. The existing 10-foot wastewater casement will have to be partially vacated and a 15-foot
easement will have to be granted to the City down the northeastern property line. The developer of the
proposed project will pay all costs associated with the relocation of the 12-inch wastewater main.
Estimated cost of the wastewater main is $22,345. It may be possible to make a payment-in-lieu fee to
the City of Austin for water quality on the project site. The current City fec is $32,000 per acre,
however the exact amount cannot be calculated without having an engineered site plan on the tract.

It is estimated after considering all the ordinance impacts to the property that a 10, 260 square foot,
three-story, mixed-use development could be constructed on the site. This would be utilizing the
footprints provided by the architect on the Evergreen Live Work Lofts project. The mixed-use project
would consist of four office and four two story residential units with a 2 1-car parking lot.
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APPENDIX
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