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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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Date: March 30th, 2026 
Subject: 206 E Annie St NTA | C14-2026-0010.SH 
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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. 

05 C14-2026-0010.SH - Rowen Vale; District 9 20 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 25 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 26 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 27 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 28 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 29 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 30 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 31 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 32 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 33 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 34 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 35 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 36 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 37 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 38 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 39 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 40 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 41 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 42 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 43 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 44 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 45 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 46 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 47 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 48 of 194



05 C14-2026-0010.SH - Rowen Vale; District 9 49 of 194



 

 

 
 
 

 Austin Housing 
 S.M.A.R.T. Housing Program 

 
 
March 3, 2026 (revision to letters dated January 26 and February 6, 2026) 

 
S.M.A.R.T. Housing Certification 
O-SDA Industries, LLC 

206 E Annie Street (ID 1053-6220) 
 
TO WHOM IT MAY CONCERN: 
 
O-SDA Industries (development contact information: Abby Penner; ph.: 512-944-3272; email: 

abby@afordablehousingtexas.com) is planning to develop Rowen Vale, a 64-unit multifamily rental 

development at 206 East Annie Street, Austin, Texas 78704. 

The purpose of this revision is to reflect a reduction in total units as well as the number of 

units eligible for Capital Recovery Fees. The project remains eligible for 100% waiver of 

eligible fees.  

S.M.A.R.T. Housing – Rental – 206 E Annie St. 

Total units: 64 units 

Minimum Required: 
40% (26 units) units average at or below 60% MFI 

- Requirements for 100% fee waiver 

Proposed unit mix: 
10.9% (7 units) at or below 30% MFI 
45.3% (29 units) at or below 50% MFI 
35.9% (23 units) at or below 60% MFI 
7.8% (5 units) at or below 80% MFI 

Affordability Period (S.M.A.R.T. units): 5 Years 

Fee waiver level: 100% 

AWU Capital Recovery Fees: 59/64 units eligible 

Does development contain commercial lease space? No 

Note: This certification letter only reflects the minimum requirements for the relevant 
program (S.M.A.R.T. Housing). Should the owner choose to participate in other affordability 
programs, the development may be subject to additional affordability restrictions and/or a 
longer affordability period. 

 
Because the applicant has proposed a unit mix that meets the minimum program thresholds, the 
development will be eligible for a waiver of fees listed in Land Development Code, Chapter 25-1-704, 
as amended or other fees waived under a separate ordinance except for Austin Water Utility Capital 
Recovery Fees and Austin Energy line extension fees (see below). The fee waiver level is listed above. 
The project will be subject to its minimum affordability period after issuance of a certificate of 
occupancy, unless funding requirements are longer. 
 
Based on the requirements under the Texas Local Government Code, Chapter 395.16(g) and 42 U.S.C. 
Section 12745 (A)(1) as it relates to how housing qualifies as affordable housing, only a certain number 
of units may be eligible to receive Austin Water Utility Capital Recovery Fee (CRF) waivers. The table 
above lists the number of units which are eligible to receive CRF fee waivers. 
 

City of Austin 

P.O. Box 1088, Austin, TX 78767 
www.austintexas.gov/department/housing  

05 C14-2026-0010.SH - Rowen Vale; District 9 50 of 194

mailto:abby@afordablehousingtexas.com
http://www.austintexas.gov/department/housing


 

 

Please note that Austin Energy line extension fees are only waived according to the calculation formula 
found in the Austin Energy Design Criteria Manual, Section 1.3.12. 
 
Austin Housing certifies the proposed project meets the S.M.A.R.T. Housing standards at the pre-
submittal stage. The expected fee waivers may include the following fees: 
 

AWU Capital Recovery Fees 
Building Permit 

Concrete Permit 
Electrical Permit 

Mechanical Permit 
Plumbing Permit

Site Plan Review                                                                    
Construction Inspection 
Demolition Permit Fee     

Subdivision Plan Review                                                       
Parkland Dedication Fee          
(by separate ordinance)  
Regular Zoning Fee   

Zoning Verification                                                               
Land Status  
Determination 
Building Plan Review                            

 
Prior to issuance of building permits and starting construction, the developer must: 
♦ Obtain a signed Conditional Approval from the Austin Energy Green Building Program stating 

that the plans and specifications for the proposed development meet the criteria for a Green 
Building Rating. (Contact Austin Energy Green Building: 512-482-5300 or 
greenbuilding@austinenergy.com). 

♦ Submit plans demonstrating compliance with the required accessibility or visitability standards.   
  

Before a Certificate of Occupancy will be granted, the development must: 
♦ Pass a final inspection and obtain a signed Final Approval from the Green Building Program.  

(Separate from any other inspections required by Austin Development Services or Austin Energy). 
♦ Pass a final inspection to certify that the required accessibility or visitability standards have been 

met. 
♦ An administrative hold will be placed on the building permit, until the following items have been 

completed: 1) the number of affordable units have been finalized and evidenced through a sealed 
letter from project architect and/or engineer, 2) a Restrictive Covenant stating the affordability 
requirements and terms has been filed for record at the Travis County Clerk Office. 

 
The applicant must demonstrate compliance with S.M.A.R.T. Housing standards after the certificate 
of occupancy has been issued or repay the City of Austin, in full, the fees waived for this S.M.A.R.T. 
Housing certification. 
 
Please contact me by phone at 512-978-0823 or by email at robert.anderson@austintexas.gov if you 
need additional information. 
 
Sincerely,  
 
 
 
 
Robert Anderson, AICP, CNU-A 
Project Coordinator 

Austin Housing 
 

 
Cc:  Marianne Reddivari, AE     Jonathan Orenstein, AWU  Mashell Smith, ORS 
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McMansion go up than an apartment complex without ample
Parking.
A garage that the homeless will certainly appreciate
Living in as you know they will, just as they do with all parking
Garages. Who is going to be responsible for the safety of the
People living around this area during and after construction?

I understand we have grown. However, we have many apartments
That are sitting vacant.

I beg you and the city to rethink this, this has been a lovely neighborhood
That has openly accepted many changes. I pay to park my car in front of
My home, and that is my choice. But this is a lot to ask of any homeowner.

Sincerely wanting the city to rethink this,
Let some homeowner build one two or three, but apartments, no.

Lynn Cox

Sent from my iPad

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".
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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".
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Applicant effectively requests MF-6 density in the middle of SF-3 (given Affordability Unlocked). Base
zoning at MF-3 would permit up to 36 units per acre (source: Code) — or 32 units on this 0.9 acre
lot. But with Applicant's stated intended use of the Affordability Unlocked Type 2 density bonus,
Applicant proposes to build 64 units plus a Pre-K facility all on 0.9 acres — fully double the
base density of MF-3. MF-5 zoning is capped at 54 units per acre (source: Code). Applicant's request
is more like MF-6 than MF-3. The Affordability Unlocked program is no issue on its own, but staff
should take this full perspective into consideration when evaluating "proportion," "compatibility," and
"adequate transition" of this ostensibly MF-3 request, which looks more like a request for MF-6
density surrounded by SF-3.

Even the Applicant said Rowen Vale would not be built in proportion. At the March 10 community
meeting, when asked if the proposed project would be "built in proportion to surrounding homes"
(source: p. 5, the #1 Planning Priority in GSRC Neighborhood Plan), Megan Lasch of Applicant, O-SDA,
replied "no". She's correct. The proposed 64-unit, 5-story, 50 ft tall development with a separate 3-
story Pre-K building and limited setbacks on 0.9 acres, all surrounded by SF-3 homes, simply cannot
be "built in proportion" or "ensure adequate transition". Adding more lipstick to the site plans will not
solve the fundamental issue: it's too big to be compatible.

Staff can still promote affordable housing by recommending SF-5 instead. If staff decides to not
support the request for MF-3, staff can recommend SF-5. This alternative would accommodate
Council's desire for more affordable housing and the stated affordability and density aims of the
Strategic Housing Blueprint and Imagine Austin Comprehensive Plan. SF-5 is an ideal fit and promotes
both affordability and adequate transition: "An SF-5 district may be used as a transition between a
single family and multifamily residential use or to facilitate the implementation of City affordable
housing programs." (source: Code)

If the Applicant cannot comply with a compatibility standards that ensure transition, Applicant's
profitability should not bear on staff's recommendation. Applicant stated in the March 23 community
meeting that the 64-unit count was set in stone and could not be further reduced. Applicant's desires
for a given level of financial profit should have no bearing on staff's recommendation upholding the
principle of compatibility. Staff should further reject any potential arguments that by not supporting
MF-3, they might be impeding affordable development; indeed, the opposite is true. SF-5 would
promote affordability while upholding the principle of compatibility.

There's precedent; Staff made parallel arguments in the past. In the Heflin Housing case in
2023 (source: Staff Rec.), where Jonathan was the case manager, staff wrote that it "does not support"
the proposed rezoning from SF-3 to MF-3 (same request as Rowen Vale's), in a lot surrounded by SF-3
and SF-6, and offered an alternate recommendation of SF-6. Planning Commission concurred (source:
Minutes) and I believe the application was withdrawn before a Council hearing.

In the staff recommendation (source: Staff Rec.), the included basis of recommendation was as follows:

"Zoning changes should promote compatibility with adjacent and nearby uses."
"Zoning should promote a transition between adjacent and nearby zoning districts, land uses,
and development intensities."
"Zoning should promote the policy of locating retail and more intensive zoning near the
intersections of arterial roadways or at the intersections of arterials and major collectors."

Well said. That is exactly the argument for recommending SF-5 in this case with Rowen Vale.
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areas exacerbates congestion and parking conflicts rather than reducing them.
 
Creates inequitable outcomes. When single‑family neighborhoods absorb density without
corresponding public investment, residents effectively subsidize growth through reduced access,
increased congestion, and degraded services.
 
Weakens plan‑based governance. Approving rezoning that contradicts adopted neighborhood plans
signals that those plans are advisory rather than binding, discouraging future community participation
and long‑term planning efforts.
 
Introduces incompatible uses without sufficient buffers or transitions. Multifamily density requires
thoughtful transitions in height, massing, and use; absent those, conflicts with adjacent homes are
inevitable.
 
Sets a precedent that compounds over time. Each exception makes the next easier. Repeated
deviations ultimately hollow out single‑family zoning entirely without a transparent, citywide policy
discussion.
 
I urge City Council and the Mayor’s Office to reconsider this proposal and ensure growth decisions are
aligned with existing plans and community context.
 
Respectfully,

 

Alexander Ladage

Managing Director, Private Wealth Advisor
O:   (Voice & Text)
E: 
F: 
Website | LinkedIn

200 W 6th Street., Suite 2600
Austin, Texas 78701 | United States

 
This message and any attachments are for the intended recipient(s) only and may contain information that is privileged, confidential and/or proprietary
and subject to important terms and conditions available at  Electronic Communication Terms.  If you are not the intended recipient, please delete this
message   For further important legal disclosures, including our Regulation Best Interest disclosures, please visit  Customer Relationship
Summary, Customer Relationship Brochure and Privacy Statement.
To opt out of receiving marketing communications from Rockefeller Capital Management and/or its affiliates please click Unsubscribe  If you are an
existing client, you will continue to receive service and transaction related communications.

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".
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