
ZONING CHANGE REVIEW SHEET 

CASE: C14-2026-0010.SH (Rowen Vale)    DISTRICT: 9 

ADDRESS: 206 and 206 ½ East Annie Street; 1710 Brackenridge Street 

ZONING FROM: SF-3-NP    TO: MF-3-NP 

SITE AREA: approximately 0.90 acres (approximately 39,204 square feet)  

PROPERTY OWNER: South Austin Christian Church 

AGENT: Rowen Vale, LLC 

CASE MANAGER: Jonathan Tomko, AICP 512-974-1057 jonathan.tomko@austintexas.gov 

STAFF RECOMMEDATION: 
Staff recommends granting multi-family residence (medium density) – neighborhood 
plan (MF-3-NP) combining district zoning. For a summary of the basis of Staff’s 
recommendation, please see the basis of recommendation section below. 

PLANNING COMMISSION ACTION / RECOMMENDATION: 
April 14, 2026: Case is scheduled to be heard by Planning Commission. 

CITY COUNCIL ACTION: 
February 5, 2026: City Council approved a Resolution of Support for 9% Low Income Housing 
Tax Credits on the subject tract, exhibit D below 
May 21, 2026: Case is scheduled to be heard by City Council. 

ORDINANCE NUMBER: 
TBD 

ISSUES: 
The applicant proposes to develop a 64-unit fully affordable housing development that includes 
44 units with two or more bedrooms and 36 deeply affordable units, at or below 50% Median 
Family Income (MFI). According to the Austin Strategic Housing Blueprint Scorecard these 
types of units have been particularly challenging for the City of Austin to realize. 

Being able to provide deeply affordable units approximately one mile south of Downtown 
Austin in an environment with many transportation choices can help reduce low- and 
moderate-income households’ transportation costs by reducing automobile dependency. 
Coupling affordable housing with an on-site daycare facility, if also affordable, may also 
reduce a household’s childcare costs and be transformative financially. 

The development has received a Resolution of Support f r o m  City Council (exhibit 
D) and a S.M.A.R.T. Housing Certification letter from Austin Housing (exhibit H).
Austin Housing has stated that
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5501-A Balcones Dr. #302 
Austin, TX 78731 

Ms. Lauren Middleton-Pratt 
Planning Department 
City of Austin 
1000 E 11th Street 
Austin, TX 78702 

Re: Rezoning and Neighborhood Plan Amendment for .904-acre property located at 206 East Annie Street 
Austin, TX 78704 

Dear Ms. Middleton-Pratt: 

As the owner of O-SDA Industries, a women-owned real estate development firm with a focus on detail-oriented, 
mixed-income, infill development, I am writing to respectfully submit the enclosed Neighborhood Plan 
Amendment (NPA) and rezoning application packages.   

The project, Rowen Vale, is a proposed new construction affordable housing community on ±.904 acres on East 
Annie Street between Nickerson Street and Brackenridge Streets in the Greater South River City neighborhood in 
South Austin.  As submitted on 2/27/26 to the Texas Department of Housing and Community Affairs in its Housing 
Tax Credit (LIHTC) application, Rowen Vale would involve the creation of 64 affordable apartment units with an on-
site PreK.  

The property is located in the Greater South River City Combined Neighborhood Planning Area and has a Future 
Land Use Map designation of Civic.  The NP amendment application requests to amend the FLUM from Civic to 
Multifamily and runs concurrently with the rezoning application.   

The property is currently zoned SF-3-NP.  Rezoning for the site will be required to comply with impervious cover 
requirements for the new development. The requested zoning is MF-3 -NP.  As the development is located within 
the Travis Heights national registered district, and the single-family home located on the property at 1710 
Brackenridge is considered contributing, the development will be required to go to the Historic Landmark 
Commission prior to completing the permitting process in Fall 2026.   

This development has also applied for the City of Austin Affordability Unlocked Type 2 Density Bonus Program, which 
will afford the development several development entitlements and waivers.  

This proposal aligns with the goals and vision laid out in the Greater South River City Neighborhood Planning Area, 
by providing density that results in a net benefit to the neighborhood and by fostering a locale where each person 
has the greatest possible opportunity to pursue individual, family and community goals through its on-site PreK.   

As the LIHTC process enshrines strict deadlines, the development must have approved zoning by August 2026 in 
order to proceed.  As such, our firm is available to answer any questions about this important affordable housing 
development and appreciates your efficient consideration of these applications. 

Best, 

Megan Lasch 
President, O-SDA Industries 
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5501-A Balcones Dr. #302 
Austin, TX 78731 

The following provides an overview of the affordability and amenity-related information that can be found in the 
applicant’s LIHTC application: 
 
Unit Mix 
The proposed development will consist of a mix of efficiency, one-, two-, and three-bedroom units serving families 
at 30%, 50%, 60%, and 80% median area income levels.  
 
64 units 
6 Studios 
14 1-bedroom units 
34 2-bedroom units 
10 3-bedroom unit 
 
30% AMI Units = 7 (11% of total units) 
50% AMI Units = 29 (45% of total units) 
60% AMI Units = 23 (36% of total units) 
80% AMI Units = 5 (8% of total units) 
 
 
 
On-site Amenities  
Resident on-site amenities will include a PreK, fitness center, snack kitchen and gathering space, computer lounge, 
kids playroom and beautiful spaces. 
 
 
 
 
More information about the developer can be found at www.affordablehousingtexas.com. 
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RESOLUTION NO. 20260205-036

WHEREAS, Rowen Vale, LLC, or its successors, assigns, or affiliates

(Applicant), proposes to construct an affordable multifamily housing development
to be located at or near 206 East Annie Street, Austin, Texas 78704 (Proposed
Development) within the City's jurisdiction; and

WHEREAS, Applicant intends for the Proposed Development to be for the

general population; and

WHEREAS, Applicant has or will submit an application to the Texas

Department of Housing and Community Affairs (TDHCA) for 9% Low Income

Housing Tax Credits for the Proposed Development to be known as Rowen Vale;
NOW, THEREFORE,

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF AUSTIN:

Pursuant to Section 2306.6703(a)(4) ofthe Texas Government Code and

Section 11.3(c) of the Texas Qualified Allocation Plan, Council expressly
acknowledges and confirms that the City has more than twice the state average of

units per capita supported by Housing Tax Credits or private activity bonds.

BE IT FURTHER RESOLVED:

Pursuant to Section 11.3(d) ofthe Texas Qualified Allocation Plan, Council

specifically allows the construction of the Proposed Development, which is located

one linear mile or less from a development that serves the same type of household

as the Proposed Development and has received an allocation of Housing Tax

Credits or private activity bonds, or a Supplemental Allocation of credits, within

the three-year period preceding the date Application Round begins.

Page lof 2
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BE IT FURTHER RESOLVED:

Pursuant to Section 2306.6703(a)(4) of the Texas Government Code and
Section 11.3(c) of the Texas Qualified Allocation Plan, Council supports the

Proposed Development, approves the construction of the Proposed Development,
and authorizes an allocation of Housing Tax Credits for the Proposed
Development.
BE IT FURTHER RESOLVED:

Pursuant to Section 2306.6710(b) ofthe Texas Government Code and
Section 11.9(d)(1) of the Texas Qualified Allocation Plan, Council confirms that it

supports the Proposed Development.
BE IT FURTHER RESOLVED:

Council authorizes, empowers, and directs the City Clerk to certify this
resolution to the TDHCA.

ra. ILA-
ADOPTED: February 5 , 2026 ATTESp 1 lt*Flu»(L_ 0Erika Br;dy

City Clerk

Page 2 of 2
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Traffic Impact Analysis (TIA) Determination Worksheet

Please contact Lead Development Review Engineer if you have any questions. Contact information is available at: TPW-TDS Website

Location Jurisdiction:

TIA name:

Email: Phone:

Application Type (Please select only one):

Zoning Site Plan Site Plan Extension Dev. Assessment Concept Site Plan PUD

I, the applicant, acknowledge this development is subject to the Street Impact Fee program.

Description of existing and proposed uses:

Existing Land Use:  TPW STAFF USE ONLY

Tract Acres Value ITE

1 0.9 7.31 560

Custom: If none of the land use options in the spreadsheet work, please contact Lead Development Review Engineer for next steps. Please note that using custom uses may significantly increase review time.

Proposed Land Use: TPW STAFF USE ONLY

Tract Acres Value ITE

1 0.9 64.00 221

1 0.9 3.80 565

Custom: If none of the land use options in the spreadsheet work, please contact Lead Development Review Engineer for next steps. Please note that using custom uses may significantly increase review time.

Abutting Roadways: Net Trips:

Please submit completed spreadsheet to TPW through KNACK (link at top of sheet). If you used Excel for the Web, please download and submit.

565 - Day Care Center

512-944-3272abby@affordablehousingtexas.com

1,000 SF GFA 47.62x 181

Trips/Day

259Dwelling Units  FCE

Approved PUD name:

ASMP Street LevelStreet Name

Annie Street

Nickerson Street

Brackenridge Street

Y

Proposed Access (Y/N)

Y

N

1

1

0

Proposed # of Driveways

Applicant must complete this worksheet except where noted for TPW Staff. Please submit completed worksheet to the TIA Determination Worksheet portal (https://atd.knack.com/development-

services#services/traffic-impact-analysis-determination/) for review and signature. 

MF-4-NP

MF-4-NP Institutional_500s

Trips/Day

56

Rate/FCE

7.60x

Land Use (Select Type First)

Residential_200s

2

1

1

Zoning

Rowen ValeProject:

Location:

1,000 SF GFA

Units

Use of custom land uses may also require data collection and analysis conducted by a licensed professional engineer in Texas before final determination

Land Use Type

Zoning

SF-3-NP

Land Use Type

Institutional_500s

221 - Multifamily Housing (Mid-Rise)

Units Rate/FCE

Use of custom land uses may also require data collection and analysis conducted by a licensed professional engineer in Texas before final determination

Proposed MF development with onsite Pre K - 71 units ranging from Studio to 3 bedroom

384

Applicant/Consultant: Abby Penner

206 E Annie Street

560 - Church

By checking the box below, the applicant acknowledges that City Council has adopted a Street Impact Fee (SIF) program effective December 21, 2020, and that street impact fees will be assessed for any building permit pulled on or after 

June 21, 2022. For more information on the Street Impact Fee program, please visit www.austintexas.gov/department/street-impact-fee

Land Use (Select Type First)

Approved TIA? Approved PUD?

Full Purpose
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For TPW Staff Use Only

✔

Reviewer: Date:

A neighborhood traffic analysis (NTA) is required per LDC 25-6-114. The applicant may have to collect current traffic counts. Please contact the 

Lead Development Review Engineer.

A traffic impact study with TDM is required. TIA scoping is required prior to beginning the study. Please see below for the type of study; for more 

information on each study, please refer to Section 10 of the TCM.

TIA UpdateZTATAFull TIA

More information on study requirements and how to submit can be found online at the TDS customer portal (https://atd.knack.com/development-

services#customer-portal/) 

A TIA compliance memo is required. The memo must demonstrate compliance of this case with the following TIA. For more information, please 

refer to the City of Austin TIA Guidelines Section 6.

A traffic impact analysis is NOT required. Traffic generated by the proposal does not exceed thresholds established in the City of Austin Land 

Development Code (LDC). Mitigation per LDC 25-6-101 may still apply.

A standalone Transportation Demand Management (TDM) plan is required. For more information on the contents required in a TDM Plan, please 

refer to Section 10 of the Transportation Criteria Manual (TCM). 

The traffic impact analysis has been waived. See notes below.

NOTE: A TIA determination must be made prior to submittal of any Zoning/Site Plan application; therefore, this completed and reviewed worksheet must 

accompany any subsequent application for the identical project. Changes to the proposed project may require a new TIA determination. This worksheet will 

remain valid for six months from the approval date above, after which a new TIA Determination Worksheet may be required. 

Kaylie Coleman 3/4/2026
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MEMORANDUM 
 

To: Matthew St. Germain, BOE  
CC: Kaylie Coleman, EIT; Bryan Golden, AICP; Matiur Rahman, P.E., TPW 
From: Manar Hasan, P.E., TPW 
Date: March 30, 2026 April 1, 2026 
Subject: 206 E Annie St NTA | C14-2026-0010.SH 

 

 
The purpose of this memorandum is to provide an overview of the proposed development and 
present the findings of the Neighborhood Traffic Analysis (NTA) conducted by Transportation and 
Public Works (TPW). The proposed development includes 64 dwelling units of mid-rise multifamily 
and 3,800 square feet of day care center. The site is a 0.9-acre tract located at 206 E Annie St, as 
shown in Figure 1 below. The site is currently zoned SF-3-NP and the applicant is looking to rezone 
to MF-4-NP MF-3-NP. The site proposes access to Annie St, which is a level 2 road, and Nickerson 
St, which is a level 1 road.  
 

 
 

Figure 1: Site location 
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Date: March 30th, 2026 
Subject: 206 E Annie St NTA | C14-2026-0010.SH 
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Roadways 
Annie St: The Austin Strategic Mobility Plan (ASMP) designates Annie St as a Level 2 road. The 
pavement width is approximately 40 feet in the vicinity of the site. There are two travel lanes, 
undivided, with striped bike lanes, street parking on one side, and sidewalk along the north side. It 
has a posted speed limit of 25 mph. According to the ASMP, the required right-of-way of Annie St in 
the vicinity of the site is 84 feet. 
 
Nickerson St: The ASMP designates Nickerson St as a Level 1 road. The pavement width is 
approximately 30 feet. There are two travel lanes, undivided, street parking on both sides, and 
sidewalk along the east side. It has a posted speed limit of 25 mph. According to the ASMP, the 
required right-of-way of Nickerson St in the vicinity of the site is 58 or 64 feet. 
 
Brackenridge St: The ASMP designates Brackenridge as a Level 1 road. The pavement width is 
approximately 30 feet. There are two travel lanes, undivided, street parking on both sides, and 
sidewalk along the east side. It has a posted speed limit of 25 mph. According to the ASMP, the 
required right-of-way of Brackenridge in the vicinity of the site is 58 or 64 feet. 
 
Trip Generation and Traffic Analysis 

Based on the Institute of Transportation Engineer’s Trip Generation Manual, 11th Edition, the 
proposed development will generate 384 vehicle trips per day. The existing site is a church. See 
Table 1 for a detailed breakdown of the existing and proposed land uses and trip generation. 
 

Table 1: Proposed Daily Trip Generation 

Land Use Type 
ITE 

Code Units 
Daily Trip 

Generation (vpd) 
Existing 

Church 560 7,310 Square Feet 56 

Proposed 
Multifamily Housing (Mid-Rise) 221 64 Dwelling Units 259 

Day Care Center 565 3,800 Square Feet 181 
NET TRIPS 384 

 

24-hour traffic volumes were collected at three points, see Figure 2 below, on Annie St, Nickerson 
St, and Brackenridge St, on March 10, 11, and 12th, 2026.  
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Figure 2: Tube count locations 

Table 2 provides the expected trip distribution for the proposed land uses. This development 
proposes access to Annie St and Nickerson St. It has been assumed 65% of the site traffic will 
access the site via Annie St, and 35% of the site traffic will access the site via Nickerson St.  

 
                                 Table 2: Trip Distribution  

Location 
Estimated Trip 

Distribution 
(Percentage) 

Estimated Trip 
Distribution (vpd) 

Annie St 65% 269 
Nickerson St 35% 115 

Brackenridge St (no driveway proposed) 0% 0% 
 

Table 3 represents a breakdown of traffic: existing traffic, proposed site traffic, and total traffic after 
development.  
 

Table 3: Trip Summary 

Street 
Pavement 

Width 

Existing Traffic 
from Counts 

(vpd) 

Site Traffic 
added to 

Roadway (vpd) 

Total 
Future 
Traffic 
(vpd) 

Annie St 40’ 3,736 250 3,986 

Nickerson St 30’ 533 134 667 

Brackenridge St 30’ 364 - 364 
 

According to Section 25-6-116 of the Land Development Code (LDC), residential local or collector 

streets that are between 30 and 40 feet of pavement width are operating at a desirable level if the 
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average daily traffic volume for such a roadway does not exceed 1,800 vehicles per day. Based on the 

LDC criteria, existing traffic volume(s) are within the LDC’s desirable volume thresholds for 

Nickerson St and Brackenridge St, and the addition of traffic generated by the proposed development 

is expected to remain within the LDC’s desirable volume thresholds for both streets. 

According to Section 25-6-116 of the Land Development Code (LDC), residential local or collector 

streets that are 40 feet or wider of pavement width are operating at a desirable level if the average 

daily traffic volume for such a roadway does not exceed 4,000 vehicles per day. Based on the LDC 

criteria, existing traffic volume(s) are within the LDC’s desirable volume thresholds for Annie St, and 

the addition of traffic generated by the proposed development is expected to remain within the LDC’s 

desirable volume thresholds.  

Recommendations and Conclusions 

Based on the results of the NTA, Transportation and Public Works (TPW) has the following 
recommendations and conclusions: 

1. Per the Austin Strategic Mobility Plan (ASMP), the required ROW for Annie St adjacent to the 
site is 84 ft. The required ROW for Nickerson St and Brackenridge St is 58 or 64 ft. ROW 
dedication as per ASMP will be required at the time of site plan or subdivision, whichever 
comes first. 

2. The ASMP recommends improvements to pedestrian facilities along Annie St, Nickerson St, 
and Brackenridge St, including completing missing sidewalks. This site will be required to 
construct the improvements as per the ASMP and TCM, including curb ramps, along their 
site frontage(s). 

3. Due to the nature of day care centers, this site may be required to provide a queuing 
analysis to ensure adequate storage space shall be provided for queueing on-site in order to 
prevent queues spilling into the right-of-way. This will be reviewed at the time of site plan.  

4. All loading, unloading, and trash collection shall occur on-site as per the City of Austin code 
and the TCM. This will be reviewed at the time of site plan. 

5. If the number of units proposed in Table 1 is exceeded, the TDS division may be required to 
reassess the NTA.  

6. This site will be subject to Street Impact Fee (SIF), which will help fund roadway capacity 
projects identified in RCP necessitated by new developments. The SIF calculation shall be 
performed during the Site Plan review, and the fee will be collected at the time of building 
permit application. For more information on Impact Fees, please visit the City’s SIF website 
(https://www.austintexas.gov/department/street-impact-fee). 

7. This assessment is based on the proposed uses, intensity, and access. Any changes in 
these assumptions may require an updated NTA. 

8. This NTA does not grant nor guarantee approval of proposed driveway types or locations. 
Driveway types and locations will be reviewed with the site plan application. 

 
Please contact me at manar.hasan@austintexas.gov if you have any questions or require additional 
information. 
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Sincerely, 

 

Manar Hasan, P.E. 

Austin Transportation & Public Works 
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Case Number: PETITION
C14-2026-0010.SH

71.91%

TCAD ID Address Owner Signature Petition Area Precent

0302000803 205 E MILTON ST 78704 205 EAST MILTON LLC yes 11177.62 3.76%
0302000405 111 E MILTON ST AUSTIN 78704 BALL KRISTEN L yes 721.38 0.24%
0302000306 1804 NICKERSON ST AUSTIN 78704 BREEN MICHAEL & STEPHANIE HUNTER yes 1925.54 0.65%
0302000305 1802 NICKERSON ST 78704 BROWN BETSY yes 5575.62 1.88%
0302001209 1801 BRACKENRIDGE ST 78704 CANTO-PONCE VICTORIA no 12051.87 0.00%
0302000801 1705 NICKERSON ST AUSTIN 78704 CHENU EVE & TOBIN MCGILL no 6512.30 0.00%
0302000814 201 E MILTON ST 78704 CHENU ROGER & ANNE-MARIE LIVING TRUST no 8620.88 0.00%
0302001210 303 E ANNIE ST AUSTIN 78704 CLARKE CARYL F no 2533.28 0.00%
0302000707 1800 BRACKENRIDGE ST AUSTIN 78704 COX VIRGINIA LYNN yes 14143.42 4.76%
0302001306 1613 BRACKENRIDGE ST AUSTIN 78704 CURRIE TINA G no 2457.97 0.00%
0302000409 1706 NICKERSON ST 78704 FITZPATRICK JOHN J JR & ELIZABETH K VASSALLO yes 8385.48 2.82%
0302001304 1707 BRACKENRIDGE ST AUSTIN 78704 GOOD MARILYN J yes 12840.13 4.32%
0302000406 113 E MILTON ST 78704 HAGA DON yes 6662.91 2.24%
0302000706 1801 NICKERSON ST 78704 HALL MICHAEL LEE JR & JOANNA LYNN H yes 14339.64 4.83%
0302000309 107 E ANNIE ST AUSTIN 78704 HALL MICHAEL M & ELIZABETH J ASTON yes 2713.91 0.91%
0302001207 1805 BRACKENRIDGE ST AUSTIN 78704 HOUSER KRISTI PRUETT & PAGE yes 853.59 0.29%
0302000410 1708 NICKERSON ST AUSTIN 78704 LLEWELLYN RICHARD & MARY LOVELL yes 8464.01 2.85%
0302000705 1803 NICKERSON ST AUSTIN 78704 MAYER BARI SHIVA yes 9232.10 3.11%
0302000411 106 E ANNIE ST AUSTIN 78704 MELTON JOHN E & EDYE R yes 13284.22 4.47%
0302000304 1800 NICKERSON ST AUSTIN 78704 MULHAUSEN JEFF W & KATHLEEN A yes 9609.58 3.24%
0302000802 203 E MILTON ST AUSTIN 78704 NEWMAN MARTHA G yes 8294.09 2.79%
0302001302 1709 BRACKENRIDGE ST AUSTIN 78704 NOLLMAN ANDREW & CASSANDRA NOLLMAN yes 8457.17 2.85%
0302001305 1701 BRACKENRIDGE ST AUSTIN 78704 OLSOVSKY WILLIAM & LESLIE yes 9035.02 3.04%
0302000407 1702 NICKERSON ST AUSTIN 78704 PEVETO GEOFFREY yes 7310.55 2.46%
0302001208 1803 BRACKENRIDGE ST AUSTIN 78704 PRUETT KRISTI MICHELLE yes 4835.99 1.63%
0302001303 1710 DRAKE AVE 78704 RASMUSSEN JOEL C & DANI no 3539.76 0.00%
0302000408 1704 NICKERSON ST 78704 SATIS TRUST no 8160.36 0.00%
0302000709 1804 BRACKENRIDGE ST 78704 SCHLOSSBERG FAMILY TRUST no 7034.34 0.00%
0302000813 209 E MILTON ST 78704 STILLWELL JOHN yes 23575.77 7.94%
0302001301 1711 BRACKENRIDGE ST AUSTIN 78704 VINCENT JAMES L yes 17074.21 5.75%
0302000704 1805 NICKERSON ST AUSTIN 78704 VOLZ JOHN ALOIS III yes 6948.93 2.34%
0302000708 1802 BRACKENRIDGE ST AUSTIN 78704 WASHBURN JONATHAN & ERIN no 8955.04 0.00%
REDACTED REDACTED yes 8067.35 2.72%
Total 273394.04 71.91%

4/8/2026

Calculation:  The total square footage is calculated by taking the sum of the area of all TCAD Parcels with valid signatures including one-half of the adjacent right-of-way that fall within 
200 feet of the subject tract.  Parcels that do not fall within the 200 foot buffer are not used for calculation.  When a parcel intersects the edge of the buffer, only the portion of the 
parcel that falls within the buffer is used.  The area of the buffer does not include the subject tract.

Total Square Footage of Buffer: 296944.2181
Percentage of Square Footage Owned by Petitioners Within Buffer:

Date:
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