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January 25, 2025
To: City of Austin Planning Commission
Re: Opposition and Request for Postponement of Rezoning Applications
e C14-2025-0090 (West Martin Luther King Jr. Boulevard & Nueces Street)
e (C14-2025-0093 (West 18th Street & Nueces Street)

Dear Commissioners,

| am writing to oppose the rezoning applications for the above cases/addresses. My opposition
is a matter of both public health and occupational health and safety. | do not oppose
redevelopment of this site in principle. However, rezoning to include residential usage must not
not proceed until environmental risks associated with the property’s historic dry-cleaning use are
adequately addressed and documented.

History of the Jack Brown Cleaners Property

The subject property, located at West Martin Luther King Jr. Boulevard and Nueces Street,
operated as a dry-cleaning facility for several decades [1950 until at least 2003]. Dry-cleaning
operations at the site utilized chemical solvents, including perchloroethylene (PCE), which are
now well recognized for their long-term environmental persistence and human health risks.

Following the discovery of soil and groundwater contamination, the property enrolled in the
Texas Commission on Environmental Quality (TCEQ) Voluntary Cleanup Program (VCP No. 1658)
and received a “Final Certificate of Completion” from TCEQ in December 2021.

While the “Final Certificate of Completion” reflects regulatory closure under the standards,
assumptions, and guidance in effect at that time, it does not determine that the site is
appropriate for all future uses, such as residential, which require the highest applicable safety
standards.

Current Status & Neighborhood Concerns

The applicant is now seeking to rezone the properties to allow residential and commercial uses.
The applicant’s representative has indicated a desire to build two 400+ feet buildings—one a
residential building and a second a hotel building—on this block that includes the former dry-
cleaner site. The proposed rezoning represents a significant increase in land-use intensity and
introduces long-term residential exposure pathways that were not clearly evaluated by TCEQ or
remediated as part of the original remediation.

Our concerns are supported by an independent environmental evaluation [see attached Exhibit
A] prepared by Brad L. Snow, P.E., P.G., a licensed professional engineer and geologist with more
than 40 years of experience in environmental investigation and remediation.
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Specifically, neighbors are concerned with the following.

1.

The completed remediation does not rise to the level necessary to support future
residential use [the highest applicable safety standards!!!] particularly given the
continuous and sensitive exposure associated with residential occupancy.

Vapor intrusion pathways were not adequately evaluated or mitigated, despite the
presence of dry-cleaning solvents and their degradation by-products in soil and
groundwater, which can migrate into indoor air.

New and more stringent EPA standards and guidance for PCE, TCE, and vinyl chloride
have been issued [2025] since the site received its Certificate of Completion, and the
property has not been evaluated or remediated with these updated standards in mind.

Taken together, these factors raise legitimate questions as to whether the site, as currently
remediated, is appropriate for the residential and mixed-use zoning now being requested.

The Neighborhood’s Request

Accordingly, the neighborhood respectfully requests that the Planning Commission deny or
postpone the rezoning applications until the following measures are completed.

1.

2.

3.

Additional environmental studies and independent review of the entire block are
completed, including updated evaluation of vapor intrusion and other exposure pathways
relevant to residential and mixed-use development.

Written confirmation from TCEQ is obtained affirming that the remediation completed
meets the highest applicable safety standards for future residential and commercial use
under current regulatory guidance.

A public restrictive covenant is recorded to document known environmental conditions,
define permitted uses, and ensure long-term protection of residents, workers, and
adjacent properties.

Until these steps are completed, | urge you to deny the rezoning applications as they are currently
proposed for residential usage.

Thank you for your consideration.

Respectfully,

Marisela Maddox Smookler
- Vance Cir., Austin, TX 78701
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Mariseta Waciox

Remediation for a Dry Cleaner Proposed to be Redeveloped

Kygar, Roslyn <Roslyn.Kygar@austintexas.gov> Fri, Jan 23, 2026 at 8:58 AM
To: Marisela Maddox

Good Morning,

My apologies for the delay in getting back to you. Remediation of former dry cleaners are overseen by the
Texas Commission on Environmental Quality (TCEQ).

You can search for the site by address in the TCEQ Central Records website, which is where they document
all sites that have or are involved in the various TCEQ programs. https://www15.tceq.texas.gov/crpub/

You can look for this property on the priority or closure list for sites that are involved in the TCEQ Dry
Cleaner Remediation Program https://www.tceq.texas.gov/remediation/dry_cleaners

If the developer is changing the land use from commercial/industrial (such as a strip mall or office building)
to residential (multi- or single-family), that is something the TCEQ would need to know, as that would affect
the cleanup levels used for the remediation. Austin Development Services will be able to discuss whether

the remediation will affect rezoning,

Thanks,

Roslyn

Roslyn Kygar, P.G., PMP
Brownfields Program Manager
Austin Resource Recovery
512-974-3533
roslyn.kygar@austintexas.gov

AustinRecycles.com | AustinBrownfields.com

From: Marisela MaddoW
Sent: Wednesday, Dec er 17/, :
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Subject: Remediation for a Dry Cleaner Proposed to be Redeveloped
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January 16, 2026

To Whom it May Concern

Sent by email only to: Megan Meisenbach at || NN

Subject: Environmental Evaluation of Former Jack Brown Cleaners Site
615 W. Martin Luther King, Jr. Blvd.; Austin, Texas

Dear Ms. Meisenbach:

As you requested, this letter report summarizes the results of my evaluation of environmental conditions and
potential human health effects due to releases of dry cleaning chemicals from the former Jack Brown Cleaners
(JBC) property (Site) located at 615 W. Martin Luther King, Jr. Blvd in Austin, Texas. | summarize background
information regarding the Site history, presence of dry cleaning chemical contamination in soil and
groundwater at the Site and at nearby properties, regulatory status with the Texas Commission on
Environmental Quality (TCEQ), and environmental risks if the Site is redeveloped for commercial or residential
use.

Summary and Conclusions
From my review of the JBC Site VCP documents, | draw the following conclusions:

= The Site soil and groundwater are contaminated with high concentrations of the dry cleaning chemical
Tetrachloroethylene (PCE) and its degradation by-product chemicals, including Trichloroethylene (TCE)
and Vinyl Chloride (VC). The chemicals are present at levels exceeding indoor air human health limits
for vapor migration into current and future buildings. Further, PCE in groundwater has exceeded TCEQ
limits for outdoor air exposures. It is notable that the U.S. Environmental Protection Agency is
sufficiently concerned about PCE’s toxicity (and that of TCE and VC) that the agency is phasing out
nearly all uses of this chemical.

= [tis my opinion that the Texas Commission on Environmental Quality (TCEQ) inappropriately approved
JBC’s request to cease Site cleanup and monitoring. The Voluntary Cleanup Program (VCP) Certificate
of Completion granted to JBC means that they and future property owners have no further obligations
to cleanup and protect on-site residents, visitors, and workers from cancer risks despite the potential
that indoor and outdoor air quality could exceed human health safe limits.

= Regardless of TCEQ's previous actions, future development plans for the JBC property should address
these potential human health risks that likely will remain for decades unless the Site is properly
remediated or building measures incorporated to prevent migration of toxic chemical gases into the
buildings. In addition, the property owner should prevent outdoor air exposures, especially to workers
who could contact contaminated soil and groundwater and breathe toxic vapors.

Operational and Environmental History of the Site

Dry cleaning operations under various business names are reported to have begun in 1950 and continued for
an unknown period but at least until 2003 when JBC enrolled the Site into the VCP. The dry-cleaning facilities
used chemical solvents, including the known human carcinogen Tetrachloroethylene (PCE, perc). PCE can

Brad L. Snow, PE, PG | 1375 Braided Rope Drive | Austin, Texas 78727 | 512.705.0010 mobile | brad@snowenv.com
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degrade and be transformed by bacteria into degradation by-products such as Trichloroethylene (TCE) and
Vinyl Chloride (VC), which likewise are known to cause cancer from exposure to very low environmental
concentrations in water, air, and skin contact.

PCE and associated chemicals were discovered at the Site in 2003 during an environmental assessment
conducted by a possible purchaser of the property. JBC subsequently performed additional soil and
groundwater investigations to define the horizontal extent of soil and groundwater contamination on their
own property and on neighboring properties to the east and south. They claimed that chemical releases to the
subsurface originated from chemical storage tanks in the Site basement. Their studies showed that soil and
groundwater concentrations on-site exceeded TCEQ limits even under the relaxed standards for groundwater
that was deemed to not be a potential source of drinking water (known as a Class 3 groundwater).

TCEQ did not require JBC to evaluate the potential that contaminant vapors could migrate from soil and
underlying groundwater into indoor air within buildings present then or in the future. | believe this omission
was an inappropriate oversight by TCEQ and that building indoor air vapor migration risks should have been
assessed due to the highly toxic nature of PCE, TCE, and VC for human inhalation and because of the high
concentrations in soil and groundwater. JBC's own vapor monitoring data from vent points in the basement
showed very high vapor concentrations of over 900 parts per million. Further, groundwater lab data provide
strong evidence that PCE is present in groundwater, not only dissolved in the water but also as a separate-
phase PCE liquid. Consequently, it is my opinion that PCE will continue to dissolve into groundwater and
volatilize (i.e., evaporate) vapors into subsurface air space for decades into the future. PCE, TCE, and VC
groundwater concentrations at the Site have exceeded U.S. Environmental Protection Agency (EPA) Resident
Vapor Intrusion Screening Levels (VISLs). TCE in groundwater also exceeded TCEQ limits for outdoor air
exposure.

JBC removed the basement concrete floor and excavated contaminated soil and weathered limestone bedrock
underneath, which they hauled off-site for disposal. Because contamination remained in the soil and bedrock
following excavation, JBC installed a perforated pipe vapor venting system to remove contaminant vapors. A
new basement concrete floor was installed over the vapor collection system.

They also collected and analyzed groundwater samples periodically from monitoring wells installed on-site and
off-site. The groundwater lab data showed little reduction in concentrations over time, although
transformation to degradation by-products is evident, including VC which is even more toxic than PCE.

TCEQ Site Status

JBC enrolled the Site into TCEQ’s Voluntary Cleanup Program (VCP) as Site No. 1658. The VCP affords successor
property owners with legal protections against TCEQ enforcement provided the Site is remediated or
controlled to the TCEQ's satisfaction under relevant agency rules and guidance. In 2020, JBC reevaluated the
groundwater classification from Class 3 to “non-groundwater bearing unit”, which had the effect of allowing
JBC to terminate all ongoing cleanup activities. As a result, JBC received a VCP Certificate of Completion (COC)
from TCEQ indicating that no further action was required at the Site.
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| believe TCEQ should not have issued the Certificate without addressing the vapor indoor migration risk or the

risk of outdoor air exposure, as described above

Potential Effects on the Site if Redeveloped
If a property owner develops the Site for occupancy by residences or commercial buildings, it is my opinion
that physical barriers and/or an air venting system beneath the foundation may be necessary to prevent toxic
vapor migration into buildings and other enclosed breathing spaces
Additionally, it is my opinion that TCEQ should have required JBC to apply land use controls to the property
deed and a site management plan to prevent contamination exposure to on-site workers via contact with

vapors in work spaces and contact with groundwater, such as in subsurface excavations (note that
groundwater is very shallow at less than 2 feet deep at times). As indicated above, there may be an ongoing

potential risk to human health at the Site from inhalation of TCE vapors in outdoor air, a risk that, in my
opinion, has not been adequately addressed by JBC and TCEQ.
Brad Snow, P.E., P.G. Qualifications and Experience
My professional background consists of 43 years of environmental experience focused on investigation, human
health and ecological risk assessment, and cleanup of industrial and commercial properties contaminated with

a wide variety of chemicals throughout the U.S. and internationally. | am a licensed Professional Engineer and
Professional Geologist in multiple states, including Texas. | earned B.S. and M.S. degrees in Geological

Engineering from the Missouri University of Science & Technology

If you have any questions about this letter, please do not hesitate to contact me at 512.705.0010 or

brad@snowenv.com. Thank you

Sincerely,

Snow Environmental Solutions, LLC
77) 7 o
’(_,_ 7 / <
lc/ Aa. { ( O A )

Brad L. Snow, P.E., P.G.
Senior Consultant and President
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(Signed 1/16/2026)
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a Outlook

Re: C14-2025-0093

From Marisela Maddox I
Date Mon 1/26/2026 1:16 PM

To  Hadri, Cynthia <Cynthia.Hadri@austintexas.gov>

ﬂ] 1 attachment (270 KB)
Roslyn Kygar Brownfields Email.pdf;

External Email - Exercise Caution

Thank you, Cynthia. I hope you are staying warm through all this winter weather.

I would like the attached letter added to the backup. [Does it get added to my Letter of Opposition that
I sent last night?]

We met with Leah Bojo this morning and had an informative conversation. We remain committed to
needing the postponement to February 24 as not all the concerned neighbors were able to join today's
last minute call. We are also waiting for Leah's staff to send additional information this afternoon.

More importantly, we are still working with other agencies to learn more about the environmental
implications of having this property rezoned to residential. The attached email is from Roslyn Kygar,
P.G., PMP, Austin Resource Recovery's Brownfields Program Manager. It indicates to neighbors that we
still have more information to gather and need more time to coordinate with other agencies.

Thank you for your patience through this process.

Marisela Maddox

-Vance Cir

Austin, TX 78701

On Fri, Jan 23, 2026 at 5:21PM Hadri, Cynthia <Cynthia.Hadri@austintexas.gov> wrote:
Hi Marisela,

This item has received a neighborhood postponement from another neighborhood resident.

Thank you and stay warm!

Cynthia Hadri

Planner Senior

Planning Department
512-974-7620
cynthia.hadri@austintexas.gov_




plebt ol e2Abd ot AP8h dentb s bidlpaiinnd cishpi JSengsdbi&3dd and Nueces Street; District 9 9of 11

required disclosure under the Texas Public Information Act.

From: Marisela Macido [

Sent: Friday, January 23, 2026 5:01 PM
To: Hadri, Cynthia <Cynthia.Hadri@austintexas.gov>
Subject: Re: C14-2025-0093

External Email - Exercise Caution

Ms Hadri:
I am writing to request that the Items 13 and 14, C14-2025-0090 and C14-2025-0093, set for
Planning Commission On January 27 be postponed until February 23, 2026.

As we have been in communication, we are working to gather additional information from other
agencies about the environmental status.

Thank you and I hope you have a safe, warm weekend.
Marisela Maddox

On Thu, Jan 8, 2026 at 12:59 PM Hadri, Cynthia <Cynthia.Hadri@austintexas.gov> wrote:
Hi Marisela,

| reached out for this information and heard back yesterday from Austin Resource and Recovery, but
was out of the office.

The TCEQ basically won't take away a Certification unless it was obtained by fraud. Regarding the
ESA Status, the site would have a Phase | that may have been submitted to the TCEQ. They would
not necessarily have a Phase Il that is labelled as a Phase Il since a Phase Il is not the required format
required by the TCEQ. All the information that would be contained in a Phase Il would be in the
Affected Property Assessment Report which is the rollup of all the sampling, analysis, and available
site information. Someone just would need to request to view the files at the TCEQ Central Records.

Let me know if you have any further questions.

Best Regards,

Cynthia Hadri

Planner Senior

Planning Department
512-974-7620
cynthia.hadri@austintexas.gov_

Please note: E-mail correspondence to and from the City of Austin is subject to

required disclosure under the Texas Public Information Act.
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Re: Plannng Commission Postponement to Feb. 24th -Zoom meeting with Leah Bojo and her
assistant Tamaria and Judges Hill neighbors today at 11:00am

From Hadri, Cynthia <Cynthia.Hadri@austintexas.gov>
Date Mon 1/26/2026 2:01 PM

To  Megan Meisenbach

Hi Megan,

Thank you for the update on your call with Ms. Bojo. The items are going to be offered to the Planning
Commission as a neighborhood postponement to February 24th, however if the applicant/owner is in
not in agreement, the items will become discussion items. Please be sure to sign up to speak if you
would like to speak to the merits of the neighborhood postponement request.

Best Regards,

Cynthia Hadri

Planner Senior

Planning Department
512-974-7620
cynthia.hadri@austintexas.gov

Please note: E-mail correspondence to and from the City of Austin is subject to

required disclosure under the Texas Public Information Act.

From: Megan Meisenbach

Sent: Monday, January 26, 2026 12:38 PM

To: Hadri, Cynthia <Cynthia.Hadri@austintexas.gov>

Subject: Plannng Commission Postponement to Feb. 24th -Zoom meeting with Leah Bojo and her assistant
Tamaria and Judges Hill neighbors today at 11:00am

External Email - Exercise Caution

Hello Ms Hadri.

Our Zoom Judges Hill meeting with Leah Bojo and her assistant Tamaria was today at 11:00am.
There was a frank discussion and Ms Bojo was very forthcoming with information and drawings that
were helpful to us.

We look forward to receiving additional information from Ms Bojo's office on

the environmental cleanup that was done on part of the land and certified in 2025.

In order to further study the various parcels and the environmental report we are still asking for a
delay of the Planning Commission hearing to February 24 for ltems 13 and 14.
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Than your help.

Sincerely, Megan Meisenbach

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".





