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SUBJECT TRACT ZONING CASE# C14-2025-0053
1 ™ 1 7ONING BOUNDARY LOCATION: 3303 and 3305 Duval St;
- 501 and 505 Harris Blvd
[*.7 PENDING CASE SUBJECT AREA: 0.31 Acres
] CREEK BUFFER MANAGER: Cynthia Hadri
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LAND PLANNERS
April 18, 2025

Ms. Lauren Middleton-Pratt Via Electronic Delivery
Director, Planning Department

City of Austin

6310 Wilhelmina Delco Drive

Austin, TX 78752

Re: Rezoning Application — 3305 Duval Street

Dear Ms. Middleton-Prat:

On behalf of the Owners of the property referenced above, we respectfully submit the enclosed Rezoning
application. The subject property consists of a single, legally platted lot and a portion of the adjacent lot,
platted in 1929, totaling 0.38 acres per survey submitted herein. The land area is of Council District 9,
represented by Council Member Zo Qadri and is within the Hancock Neighborhood Planning Area of the
Central Austin Combined Neighborhood Planning Area, adopted in 2004.

The lot was recently rezoned to MF-1-NP per Ordinance No. 20240718-170 to maintain the 5 units that
have existed of the property for 30+ years. However, the site area requirements of the MF-1 zoning district
for 2+ bedroom units do not permit the existing density. Hence, this rezoning application is submitted,
requesting MF-3 zoning, to accomplish the original task of maintaining the ability for 5 units plus adding
opportunity for an additional unit, for a total of 6, equivalent to what would be allowed on any two, SF-3
zoned properties. Furthermore, the primary structure, a 1930’s 3-story duplex, is proposed for preservation
and restoration and its location on the property in addition to the trees necessitates a multi-family zoning

district to accomplish the desired outcome.

The subject land area fronts Duval Street, where CapMetro Route 7 service is available with a bus stop at
the corner of the property, at the intersection of Duval and Harris Avenue. The newly adopted ETOD
boundary is just a block to the west; The property is situated well to allow for infill density in proximity to

existing transit and proposed transit improvements anticipated soon.

Please contact our office or me directly should you have need for additional information. Thank you for your

time and attention to this application.

Kind regards,

P.O. BOX 41957, AUSTIN, TEXAS 78704
15607 INGLEWOOD ST., AUSTIN, TEXAS 78741


















Barbara Epstein
701 Texas Ave
Austin TX 78705
512-476-5391

7 September 2025

Planning Commission
(by email)

Re: C14-2025-0053 - 3305, 3303 Duval Street and 501, 505 Harris Avenue

Dear Sirs:

As a concerned nearby neighbor, I oppose the re-zoning of 3303, 3305 Duval St. and
501 and 505 Harris Ave. for the following reasons:

1.

Re-zoning to MF-3 presents significant threats to pedestrian safety,
especially for anyone getting off at the corner bus stop at Duval St. and Harris
Ave., walking past the current driveway; this is like developers asking for
flood plain exemptions since Impatient drivers already sharply turn off Duval
Street and speed down Harris Ave. MF-3 zoning would dramatically increase
congestion in a small space, inviting a tragedy at the driveway entrance.

Public transit in Hancock hasn’t solved neighborhood traffic at all, bus routes
run empty because they are so poorly planned, not targeting essential
destinations with one route so it is always faster to drive or even to walk a
mile to the grocery store or doctor’s office than to take at least two routes.

We need to preserve as much greenspace and tree canopy in central Austin
to limit flooding and increasing heat—Austin is second only to Las Vegas for
abnormally hot nights, which have increased 137% over the past three
decades due to a 170% increase in population, resulting in increased
impervious cover and more vehicles.

This location is a gateway to the neighborhood so compatible architecture is
needed to preserve the character of what is now the diverse element in our
city—this historic spot is also the site of the farm of Susannah Dickinson, a
survivor of the Alamo---we should have architectural reminders of that
history.

Lastly, the owner of this property has not been willing to sit down with
neighbors and work out a mutually satisfying solution in writing. Instead,
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rather than legalize problems on his SF-3 zoned site through the Architecture
Review Board, instead, he chose to first get a demolition permit for the entire
site, then asked for MF-1 zoning, and now MF-3 zoning. All we can expect
now are increased rents due to the cost of land, construction and increased
property taxes, less greenspace, less mature tree canopy, an unknown
amount of ultimate height and square footage, and more impatient car
drivers looking for a parking space.

Sincerely,

Barbara Epsteihn



@ Outlook

Case Number: C14-2025-0053 for public hearing on 7/22/2025

From Karen Piper

Date Sun 7/20/2025 2:17 PM

To  Hadri, Cynthia

Cc  <Cynthia.Hadri@austintexas.gov> Ted Piper

External Email - Exercise Caution

Hello,
This letter is in reference to the public hearing for Case Number: C14-2025-0053 on July 22,2025.

| am writing to express my concern and objection to the upzoning of property addresses: 3303/3305
Duval Street, and 501/505 Harris Avenue. This property occupies the southeast corner of Harris Ave
and Duval. The current zoning of MF-1NP was most recently upzoned and is already considered by
myself, family, and neighbors to be too dense (17 units per acre) and uncharacteristic of our neighbor
street. This type of zoning would be much more appropriate south of 32nd Street where two

brand new properties similar in nature to the proposed development have been built within the last
year or so.

We understand this property, with the proposed rezoning and per the communication mailed to our
address, that 36 units per acre is possible. This density would severely negatively impact this area
which is frequented by young children and teens who walk/bike to Lee Elementary as well as utilize the
AISD bus stops for middle and high school at Duval and Harris. We have been home owners and
residents on Harris Avenue since 2013. We are already seeing increased traffic along Harris Ave,
including vehicles travelling well past speed limits as there are no speed bumps, etc. Parking on our
street has also increased, and we understand there is inadequate parking allocation/requirements for
the proposed density for the development which is an additional concern.

We appreciate you for taking our concerns into consideration.

Karen Piper
600 Harris Ave
Austin, TX 78705

CAUTION: This is an EXTERNAL email. Please use caution when clicking links or opening
attachments. If you believe this to be a malicious or phishing email, please report it using the
"Report Message" button in Outlook.

For any additional questions or concerns, contact CSIRT at "cybersecurity@austintexas.gov".



PUBLIC HEARING INFORMATION

This zoning/rezoning request will be reviewed and acted upon at two
public hearings: before the Land Use Commission and the City Council.
Although applicants and/or their agent(s) are expected to participate in a
public hearing. you are not required to participate. This meeting will be
conducted both online and in-person at which you will have the
opportunity to speak FOR or AGAINST the proposed development or
change. Contact the case manager for further information on how to
participate in the public hearings. You may also contact a neighborhood
or environmental organization that has expressed an interest in an
application affecting your neighborhood.

Staff is conducting a pilot program to receive
case-related comments online which can be
accessed through this link or QR code:
https://bit.ly/ATXZonineComment.

During its public hearing, the board or commission may postpone or
continue an application’s hearing to a later date or may evaluate the City
staff’s recommendation and public input forwarding its own
recommendation to the City Council. If the board or commission
announces a specific date and time for a postponement or continuation

that is not later than 60 days from the announcement, no further notice is
required.

During its public hearing, the City Council may grant or deny a zoning
request or rezone the land to a less intensive zoning than requested but in
no case will it grant a more intensive zoning.

However, in order to allow for mixed use development, the Council may
add the MIXED USE (MU) COMBINING DISTRICT to certain
commercial districts. The MU Combining District simply allows
residential uses in addition to those uses already allowed in the seven
commercial zoning districts. As a result, the MU Combining District
allows the combination of office, retail, commercial, and residential uses
within a single development.

For additional information on the City of Austin’s land development
process, visit our website: www.austintexas.gov/planning.

Written comments must be submitted to the board or commission (or the contact
person listed on the notice) before the public hearing. Your comments should
include the board or commission’s name, the scheduled date of the public hearing,
and the Case Number and the contact person listed on the notice. Correspondence
and information submitted to the City of Austin are subject to the Texas Public
Information Act (Chapter 552) and will be published online.

Case Number: C14-2025-0053
Contact: Cynthia Hadri, 512-974-7620
Public Hearing: July 22, 2025, Planning Commission
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1f you use this form to comment, it may be returned to:
City of Austin, Housing & Planning Department
Cynthia Hadri

P. O. Box 1088, Austin, TX 78767

Or email to:

cynthia.hadri@austintexas.gov
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If you use this form to comment, it may be returned to:
City of Austin, Housing & Planning Department
Cynthia Hadri
P. O. Box 1088, Austin, TX 78767
Or email to:
cynthia.hadri@austintexas.gov






