
ZONING CHANGE REVIEW SHEET 
 
CASE: C14-2015-0091     P.C. DATE: August 25, 2015 
        September 8, 2015 
        October 13, 2015 
        October 27, 2015 
        November 10, 2015 
 
ADDRESS: 1900 Burton Drive and 1901 Mariposa Drive 
   
DISTRICT AREA: 3 
  
OWNER/APPLICANT: Richard J. Bruggeman  
 
AGENT: Michele R. Lynch - Metcalfe, Wolff, Stuart & Williams 
              
ZONING FROM: MF-2 & MF-3 TO: MF-4-CO  AREA: 5.76 acres 
 
SUMMARY STAFF RECOMMENDATION: 
Staff recommends MF-4-CO. The Conditional Overlay to include: 
-Site limited to 2000 trips  
-35 foot rear yard set-back and vegetative buffer 
- Any development on currently undeveloped one acre tract will not have vehicle access to Valley 
View Circle. 
-residential balconies restrictions for those facing La Chenay Condominiums. 
-All lighting will comply with Commercial Design Standards and will be downward and shielded with 
no wall packs shining to the western property line with La Chenay Condominiums. 
-Sidewalk connections along Mariposa Drive and Valley View Circle to Burton Drive. 
COMMISSION RECOMMENDATION: 
Planning Commission: August 25 - POSTPONED by Staff to September 8, 2015.  
  September 8-POSTPONED by Staff to October 13, 2015. 
  October 13-POSTPONED by Staff to October 27, 2015. 
  October 27-POSTPONED by applicant to November 10, 2015 
Approved Staff’s recommendation of MF-4-CO with the Conditional Overlay provisions above by 
Consent. Vote: (10-0, motion by N. Zaragoza, 2nd P. Seeger).  
 
DEPARTMENT COMMENTS:  
The property is located within the East Riverside/Oltorf Combined Neighborhood Planning Area – 
Riverside Neighborhood along Burton Drive between Woodland Avenue and East Oltorf Street. The 
surrounding area is dominated by low (MF-2) and medium (MF-3) density multi-family zoned 
properties. There is a single family (SF-3) subdivision immediately to the north with duplexes across 
Valley Hill Circle and single family homes behind them to the north.  
 
The property currently has a 134 unit multi-family development called Easton Hills and was 
constructed in 1972.  The original apartments were remodeled from 2013-2014 after being cited for 
numerous violations by Austin Code. It was known as the Wood Ridge Apartments at the time. It 
was sold to the current owner and brought up to current code.  
 



The tract also contains an undeveloped area of just over one acre. The applicant is proposing to 
develop this site. The current units take vehicle access from Valley Hill Circle, Burton Drive and 
Mariposa Drive. The new units will take access solely from Mariposa Drive.  The property will be 
subject to compatibility and is sloped from northwest to southeast resulting in a reasonable height 
perspective away from the single family properties. Burton Drive is considered a collector and is 
served by three Capital Metro bus routes. 
 
During the East Riverside Combined Neighborhood Plan adoption this tract was removed from the 
future land use map (FLUM). City of Austin Planners involved at the time explained that the majority 
of properties removed from the FLUM were older multi-family properties constructed prior to 1979. 
It was the intention to revisit those properties at a later date which has not happened.  
 
ISSUES:  

Neighbors in the La Chenay Condominium development to the northwest had concerns 
regarding a development above two stories and only requiring a ten foot set-back citing a 
loss of privacy and quality of life issues. The La Chenay Condominiums are zoned MF-2. The 
applicant has worked with the adjacent residents to address these concerns and drafted a 
development agreement (see attached). Elements of the agreement will need to be included in a 
conditional overlay as well as public and private restrictive covenants.  
Below is a summary of how they will be addressed: 
 
Public Conditional Overlay 
Set-back/Vegetative Buffer 
Sidewalk connections along Mariposa Drive and Valley View Circle to Burton Drive. 
 
Public Restrictive Covenant 
Residential Balconies 
 
Private Restrictive Covenant 
Hours of Construction 
Pool Hours 
Fence  
Foundations 
Affordability – 10% of units at 60% MFI for 40 years. 
 
ABUTTING STREETS:. 

NAME ROW 
Width 

PAVEMENT 
Width 

CLASSIFICATION Bicycle 
Route 

Bus  
Service 

w/in 1/4 
mile 

Sidewalks 

Burton 72’ 45’ Collector No Yes Yes 

Mariposa 60’ 40’ Local No Yes No 

Valley Hill 
Circle 

60’ 40’ Local No Yes No 

 



EXISTING ZONING AND LAND USES: 

 ZONING LAND USES 

Site MF-2 & MF-3 Multi-Family 

North SF-3 Duplex 

South MF-3 Multi-Family 

East MF-3 Multi-Family 

West MF-2 & SF-3 Multi-Family and Duplex 

 
NEIGHBORHOOD PLANNING AREA: East Riverside/Oltorf Combined, Riverside 
 
TIA or NTA: NO, NTA waived because applicant is prohibiting new development to access Valley Hill 
Circle. 
 
WATERSHED: Suburban, Lady Bird Lake    DESIRED DEVELOPMENT ZONE: Yes 
   
CAPITOL VIEW CORRIDOR: No   HILL COUNTRY ROADWAY: No 
 
NEIGHBORHOOD ORGANIZATIONS: 
East Riverside/Oltorf Contact Team 
Southeast Austin Neighborhood Alliance 
Austin Neighborhoods Council 
Real Estate Council of Austin 
South Central Coalition 
Preservation Austin 
Friends of the Emma Barrientos MACC 
Friends of Austin Neighborhoods 
Bike Austin 
Sierra Club 
 
SCHOOLS: Travis HS, Fulmore MS, Sanchez Elementary 
 
CASE HISTORIES FOR THIS TRACT:  

NUMBER REQUEST PLANNING COMMISSION CITY COUNCIL 

C14-00-2194 
1901 
Mariposa 

I-SF-3 to MF-3  MF-3 MF-3 

C14-05-0112 
1900 Burton 
& 1901 
Mariposa 

Neighborhood 
Plan adoption 

Withdrawn for later 
consideration 

Withdrawn for later 
consideration 

C14-69-308 
1900 Burton 

1A to BB BB BB 

C14-69-127 
1900 Burton -
Southern 
portion along 
Mariposa Dr. 

I-A to B B B 



 
RELATED CASES IN THE AREA 

C14-05-
0112.06 
1840 Burton 

LR to MF-3 MF-3 MF-3 

C14-05-0112 
1840 Burton 

Neighborhood 
Plan adoption 

Withdrawn for later 
consideration 

Withdrawn for later 
consideration 

C14-71-1228-
D  
1919 Burton 

I-A to BB BB BB 

C14-05-0112 
1919 Burton  

Neighborhood 
Plan adoption 

Withdrawn for later 
consideration 

Withdrawn for later 
consideration 

C14-72-0413-
L 2101 
Burton Dr. 

B to C2 C2 C2 

C14-69-288 
2101 ½ 
Burton 

I-A to B B B 

CITY COUNCIL DATE:  ACTION:  
 
ORDINANCE READINGS: 1st   2nd   3rd  
 
ORDINANCE NUMBER:  
 
CASE MANAGER: Andrew Moore   PHONE: 512-974-7604 
       EMAIL: andrew.moore@austintexas.gov 
STAFF RECOMMENDATION       
Recommends MF-4-CO  
 
BASIS FOR RECOMMENDATION 
The property is located in the East Riverside Neighborhood along Burton Drive between East 
Riverside Drive and East Oltorf Street. The surrounding area is dominated by low (MF-2) and 
medium (MF-3) density two-story multi-family zoned properties. There is a single family (SF-3) 
subdivision immediately to the north with duplexes across Valley Hill Circle.  
 
The requested zoning represents an increase in the density currently allowed in MF-3.  
MF-3 allows up to 36 units and MF-4 allows 36-54 units.  The site contains a one acre undeveloped 
tract at the southwest portion of the property. Staff is supportive of the MF-4 zoning with 
restrictions because of the proximity to adjacent multi-family properties, significant transit service 
along Burton and available commercial services in the area along E. Oltorf and E. Riverside. In 
addition, the topography of the site combined with compatibility would result in the highest portion 
of the structure closest to Burton Drive.  
  

mailto:andrew.moore@austintexas.gov


EXISTING SITE CHARACTERISTICS AND REVIEW COMMENTS 
Site Characteristics 
This zoning case is located along Burton Drive, Mariposa Drive and Valley Hill Circle in the East 
Riverside/Oltorf Combined Neighborhood Planning Area, Riverside Planning Area. It consists of 5.76 
acres with 134 existing multi-family apartment units and a 1 acre which is undeveloped. The site is 
sloped from west to east down to Burton Drive, though not to an extent requiring variances to 
develop.  There are no other known environmental characteristics that would unduly constrain 
redevelopment of the site; there are a number of trees on the undeveloped one acre portion, but it 
is unknown to what extent, if any, these are considered protected or would be impacted by future 
development. The site is not located over the Edward’s Aquifer.  
 
Impervious Cover 
The MF zoning district allows a maximum building coverage of 60% and a total impervious cover of 
70%. This property is located in the Lady Bird Lake watershed which is considered an urban 
watershed. The most restrictive impervious cover limit applies. In urban watersheds the zoning 
district impervious cover limits apply. 
 
Comprehensive Planning Review  
East Riverside/Oltorf Combined Neighborhood Plan (EROCNP) 
The EROCNP Future Land Use Map (FLUM) has assigned a number of parcels that have multi-family 
apartment complexes on them (including this site) as ‘Withdrawn from Future Consideration,” and 
have not assigned these properties a FLUM classification.   
 

Imagine Austin 
The Imagine Austin Growth Concept Map identifies the subject property as located just outside the 
boundaries of a Town Center. Town Centers are defined in the IACP as mid-sized activity centers 
that is less urban than a regional center, but more dense than a neighborhood center. These centers 
are intended to support a variety of housing types and a range of employers with regional customer 
and employee bases, and provide goods and services for the center as well as the surrounding areas. 
The buildings found in a town center will range in size from one-to three-story houses, duplexes, 
townhouses, and rowhouses, to low-to midrise apartments, mixed use buildings, and office 
buildings.  
The following Imagine Austin policies are taken from Chapter 4 of the IACP, and specifically discuss 
the promotion of a variety of housing types: 

 LUT P5. Create healthy and family-friendly communities through development that includes 

a mix of land uses and housing types and affords realistic opportunities for transit, bicycle, 

and pedestrian travel and provides both community gathering spaces, parks and safe 

outdoor play areas for children. 

 H P1. Distribute a variety of housing types throughout the City to expand the choices able to 

meet the financial and lifestyle needs of Austin’s diverse population. 

 H P5. Promote a diversity of land uses throughout Austin to allow a variety of housing types 

including rental and ownership opportunities for singles, families with and without children, 

seniors, persons with disabilities, and multi-generational families. 



 HN P10. Create complete neighborhoods across Austin that have a mix of housing types and 

land uses, affordable housing and transportation options, and access to schools, retail, 

employment, community services, and parks and recreation options. 

Based on IACP policies referenced above that: (1) supports a variety of housing types; (2) the 
abundance of multi-family apartment complexes in this area; and (3) the adjoining Town Center as 
identified on the Imagine Austin Growth Concept Map, staff believes that the proposed residential 
use is consistent with the Imagine Austin Comprehensive Plan. 
 

Environmental Review   
1. The site is not located over the Edwards Aquifer Recharge Zone. The site is located in the 

Ladybird Lake Watershed of the Colorado River Basin, which is classified as an Urban 
Watershed by Chapter 25-8 of the City's Land Development Code. It is in the Desired 
Development Zone. 

 
2. Zoning district impervious cover limits apply in the Urban Watershed classification. 

 
3. According to floodplain maps there is no floodplain within or adjacent to the project 

location.  
 

4. Standard landscaping and tree protection will be required in accordance with LDC 25-2 and 
25-8 for all development and/or redevelopment. 

 
5. Trees will likely be impacted with a proposed development associated with this rezoning 

case.  Please be aware that an approved rezoning status does not eliminate a proposed 
development’s requirements to meet the intent of the tree ordinances.  If further 
explanation or specificity is needed, please contact the City Arborist at 974-1876.  At this 
time, site specific information is unavailable regarding other vegetation, areas of steep 
slope, or other environmental features such as bluffs, springs, canyon rimrock, caves, 
sinkholes, and wetlands. 

 
6. This site is required to provide on-site water quality controls (or payment in lieu of) for all 

development and/or redevelopment when 8,000 s.f. cumulative is exceeded, and on site 
control for the two-year storm. 

 
7. At this time, no information has been provided as to whether this property has any 

preexisting approvals that preempt current water quality or Code requirements. 
 
 

DSD Transportation Review 
    

TR1. If the requested zoning is recommended for this site, 50 feet of right-of-way should be 
extended from the terminal centerline of Mariposa to the western property edge in 
accordance with the city’s Complete Streets Policy Ordinance (No 20140612-119). 

 

TR2. Additional right-of-way maybe required at the time of subdivision and/or site plan. 
 



TR3. A Neighborhood Traffic Analysis is required and will be performed for this project by the 
Transportation Review staff. Traffic counts will be required from the applicant. Results will 
be provided in a separate memo.  LDC, Sec. 25-6-114. An analysis may be waived if the 
applicant agrees to prohibit vehicular access to Valley Hill Circle.  

 

TR4.  According to the Austin 2009 Bicycle Plan Update approved by Austin City Council in June, 
2009, a bicycle facility is not identified on Burton Drive or Mariposa Drive.  

 

TR5. A traffic impact analysis was not required for this case because the traffic generated by the 
proposed zoning does not exceed the threshold of 2,000 vehicle trips per day.  [LDC, 25-6-
113] 

 

Water and Wastewater 
The landowner intends to serve the site with City of Austin water and wastewater utilities.  The 
landowner, at own expense, will be responsible for providing any water and wastewater utility 
improvements, offsite main extensions, utility relocations and or abandonments required by the 
land use.  The water and wastewater utility plan must be reviewed and approved by the Austin 
Water Utility for compliance with City criteria and suitability for operation and maintenance.  
Depending on the development plans submitted, water and or wastewater service extension 
requests may be required.  All water and wastewater construction must be inspected by the City of 
Austin.  The landowner must pay the City inspection fee with the utility construction.  The 
landowner must pay the tap and impact fee once the landowner makes an application for a City of 
Austin water and wastewater utility tap permit. 
 

Storm Water Detention 
At the time a final subdivision plat, subdivision construction plans, or site plan is submitted, the 
developer must demonstrate that the proposed development will not result in additional 
identifiable flooding of other property.  Any increase in storm water runoff will be mitigated through 
on-site storm water detention ponds, or participation in the City of Austin Regional Storm water 
Management Program if available. 
 

Site Plan and Compatibility Standards 
SP1. Site plans will be required for any new development other than single-family or duplex 

residential.   
 

SP2. Any new development is subject to Subchapter E.  Design Standards and Mixed Use (Urban 
Roadway).  Additional comments will be made when the site plan is submitted. 

 
SP3. Any development which occurs in an SF-6 or less restrictive zoning district which is located 

540-feet or less from property in an SF-5 or more restrictive zoning district will be subject to 
compatibility development regulations. 

 
SP4. The site is subject to compatibility standards.  Along the west and north property lines, the 

following standards apply: 
- No structure may be built within 25 feet of the property line.   
- No structure in excess of two stories or 30 feet in height may be constructed within 

50 feet of the property line. 



- No structure in excess of three stories or 40 feet in height may be constructed 
within 100 feet of the property line.   

- No parking or driveways are allowed within 25 feet of the property line.   
- A landscape area at least 25 feet wide is required along the property line.  In 

addition, a fence, berm, or dense vegetation must be provided to screen adjoining 
properties from views of parking, mechanical equipment, storage, and refuse 
collection.   

Additional design regulations will be enforced at the time a site plan is submitted. 
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± This product is for informational purposes and may not have been prepared for or be suitable for legal,
engineering, or surveying purposes. It does not represent an on-the-ground survey and represents only the
approximate relative location of property boundaries.
This product has been produced by CTM for the sole purpose of geographic reference. No warranty is made
by the City of Austin regarding specific accuracy or completeness.
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