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ZONING CHANGE REVIEW SHEET 

 

 

CASE: C14-2016-0094 (Parmer Village)  Z.A.P. DATE: February 21, 2017 

         March 7, 2017 

ADDRESS: 800 East Parmer Lane     August 7, 2018 

 

DISTRICT AREA: 7    

 

OWNER/APPLICANT: Austin Ly & Nguyen LP AGENT: TRI-County Consultants  

       (Kevin Nguyen)       (Phillip T. Duprey)  

      

ZONING FROM: GR          TO: GR-MU AREA:  14.30 acres 

   

SUMMARY STAFF RECOMMENDATION: 

 

The staff’s recommendation is to grant GR-MU, Community Commercial-Mixed Use Combining 

District, zoning.   

 

The Austin Metropolitan Area Transportation Plan calls for a total of 140 feet of right-of-way for 

Harris Ridge Boulevard. If the requested zoning is granted, then 10 feet of right-of-way should be 

dedicated from the existing centerline of Harris Ridge Boulevard through a street deed prior to the 3rd 

reading of this case at City Council in accordance with the Transportation Plan. 

 

In addition, the staff recommends that the conditions of the Transportation Impact Analysis (TIA) for 

this case be adopted and placed in a public restrictive covenant prior to the 3rd reading of this case at 

City Council [Please see TIA Memorandum-Attachment A].  

                  

ZONING AND PLATTING COMMISSION: 

 

2/21/17: Postponed to March 7, 2017 at the staff’s request by consent (10-0, D. Breithaupt-absent);  

  G. Rojas-1st, S. Lavani-2nd. 

 

3/7/17: Postponed indefinitely at the staff’s request by consent (10-0); A. Denkler-1st,  

A. Aguirre-2nd. 

 

8/07/18: Approved the staff’s recommendation for GR-MU zoning, with conditions, by consent  

  (8-0, D. Breithaupt- arrived late, B. Evans-absent); S. Lavani-1st, A. Denkler-2nd. 

 

DEPARTMENT COMMENTS:  

 

The property in question is a 14+ acre lot that is undeveloped and moderately vegetated.  The site is 

located at the northeast intersection of Harris Ridge Boulevard and E. Parmer Lane.  The applicant is 

requesting GR-MU, Community Commercial-Mixed Use Combining District, zoning because they 

would like to develop a mixed use project on the site that would contain multifamily residential, a 

hotel, indoor entertainment (a movie theater), personal improvement services (a fitness center), 

financial services and restaurant uses.   

 

The staff’s recommendation is to rezone the site to add an MU, Mixed Use Combining District.  This 

property meets the intent of the Community Commercial-Mixed Use designation as it will permit the 

applicant to develop a mixture of residential, office and commercial uses at the intersection of two 
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arterial roadways. East Parmer Lane is a designated Activity Corridor in the Imagine Austin 

Comprehensive Plan. The proposed zoning will allow for uses that will serve local residential 

neighborhood area and community wide needs in the City. 

 

The applicant agrees with the staff’s recommendation. 

 

EXISTING ZONING AND LAND USES: 

 

 ZONING LAND USES 

Site GR, LR-CO Undeveloped 

North LI-PDA Undeveloped Tracts 

South GR, MF-2-CO General Retail Sales-Convenience (Walgreens), Undeveloped 

Tract, Office (Texas Department of Motor Vehicles) 

East SF-2, MF-2-CO Single-Family Residential Neighborhood (Harris Ridge), Multi-

family Residential (Settler’s Ridge Apartments) 

West LI-PDA Undeveloped Tracts 

 

AREA STUDY: N/A     TIA: Required 

 

WATERSHED: Walnut Creek, Harris Branch  DESIRED DEVELOPMENT ZONE: Yes 

 

CAPITOL VIEW CORRIDOR: N/A   HILL COUNTRY ROADWAY: N/A 

 

NEIGHBORHOOD ORGANIZATIONS: 

 

Austin Heritage Tree Foundation 

Austin Neighborhoods Council 

Bike Austin 

Copperfield Neighborhood Organization (CNO) 

Friends of Austin Neighborhoods 

Harris Glenn Homeowners Association 

Harris Ridge Homeowners Association 

Harris Ridge Phase IV 

Homeless Neighborhood Association 

Pflugerville Independent School District 

North Growth Corridor Alliance 

SELTEXAS 

Sierra Club, Austin Regional Group 

Techridge Neighbors 

Yager Planning Area 

 

CASE HISTORIES: 

 

NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-2007-0103 

(Del Cerro: 

13700 Dessau 

Road) 

SF-2-CO, 

GR-MU,                             

GR to MF-3 

8/21/07: Approved staff’s 

recommendation of MF-3 zoning by 

consent (7-0, K. Jackson-absent) 

9/27/07: Granted MF-3 zoning by 

consent (6-0; B. Dunkerley-

absent); all 3 readings 

C14-2007-0087 

(Vina Plaza: 

RR to GR 10/16/07: Approved staff rec. of 

LR-CO zoning, with a CO that will 

11/01/07: Approved GR zoning 

on 1st reading, leaving the public 
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12801 Harris 

Ridge 

Boulevard) 

require a 25-foot undisturbed 

vegetative buffer along the 

northeast and eastern property lines 

of the site to provide separation 

between the proposed commercial 

uses and the established residential 

neighborhood (existing SF-2 

zoning) located the north and east 

and a public RC for the conditions 

of the TIA. The Commission added 

the following conditions: 1) There 

will be a 50-foot building setback 

from the north and east (SF-2 

zoned) property lines. 2) No 

parking spaces will be permitted 

with the area 50-feet from the east/ 

SF-2 zoned property line. 

The applicant will construct a 6-

foot masonry fence along the north 

and eastern SF-2 zoned property 

lines. 3) The will be a 30-foot 

height limit on the site 64-feet from 

the SF-2 zoned property lines.  

4) The applicant will provide a bio-

filtration pond instead of a sand 

filtration system on the site for the 

proposed development. 5) The 

following uses will be prohibited: 

Plant Nursery, Service Station and 

Urban Farm. 

 

Vote: (6-0, J. Gohil and C. 

Hammond-absent); K. Jackson-1st, 

S. Hale-2nd 

hearing open and requesting that 

the item be placed on the 

November 8, 2007 agenda (6-0, 

Wynn-absent); Martinez-1st, 

McCracken-2nd. 

 

11/08/07: Approved LR-CO 

zoning with the following 

conditions: 1) Construction of a 

solid wood fence with masonry 

columns, buffers as recommended 

by the Zoning and Platting 

Commission, 2) Two access 

points on Harris Ridge Boulevard 

- one with a thirty foot driveway 

and one with a twenty-six foot 

driveway that must be constructed 

prior to approval of the site plan. 

(7-0); M. Martinez-1st,  

B. McCracken-2nd 

C14-04-0127 

(Wright 

Subdivision: 

1624 East 

Howard Lane) 

GR-CO to 

GR 

10/19/04: Approved staff’s 

recommendation of GR-CO zoning 

by consent (9-0) 

11/18/04: Granted GR-CO (7-0); 

all 3 readings 

C14-04-0056 

(Fish Tract: 

13600-14224 

Dessau Road) 

I-RR to  

SF-2, SF-6, 

MF-3 and 

CS 

11/02/04: Approved staff’s 

recommendation of SF-2-CO, SF-6, 

MF-3, LR, LR-MU, GR, GR-MU 

zoning by consent (9-0) 

12/16/04: Granted SF-2-CO, SF-

6, MF-3, LR-MU, GR and GR-

MU on all 3 readings (7-0) 

C14-03-0001 

(Cornerstone 

Baptist Church: 

1300 Dessau 

Road) 

DR to LO 1/28/03: Approved staff’s 

recommendation of LO-CO zoning, 

w/2,000 trip limit (8-0, J. Donisi-

absent) 

2/27/03: Granted LO-CO on all 3  

(6-0, Goodman-out of room) 

 

C14-00-2101 DR to CS 8/1/00: Approved staff rec. w/ 

condition of no Adult Oriented 

9/28/00: Approved GR-CO w/ 

conditions on TR 1 & 2 (7-0); all 
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Businesses (8-0) 3 readings 

C14H-00-0005 DR to DR-H 9/12/00: Approved staff rec. by 

consent (6-0) 

10/5/00: approved DR-H (5-0); all 

3 readings 

 

C14-98-0258 DR to MF-2 10/26/99: Approved staff rec. of 

MF-2-CO, w/ 400 unit limit, by 

consent (8-0, BH-off dais) 

12/2/99: Approved PC rec. of 

MF-2-CO w/ conditions (6-0, 

WL-absent); 1st reading 

1/27/00: Approved 2nd/3rd 

readings by consent (6-0) 

C14-98-0257 DR to GR  10/26/99: Approved staff rec. of 

LO-CO (TR 1, 2, 3) & GR (TR 4 & 

5) by consent (8-0, BH-off dais) 

12/2/99: Approved PC rec. of LO 

(TR1), LO-CO (TR 2 & 3) w/ 

conditions, and GR (TR 4 & 5) 

(6-0, WL-absent); 1st reading 

 

1/27/00: Approved 2nd/3rd 

readings by consent (6-0) 

C14-98-0126 DR to GR 9/29/98: Approved LR-CO w/ 

conditions that uses limited to ‘NO’ 

uses (9-0) 

11/5/98: Approved PC rec. of LR-

CO (TRA) & LO-CO (TRB) w/ 

conditions (6-0); all 3 readings 

C14-97-0126 DR to GR 12/9/97: Approved GR-CO w/ 

conditions (5-3) 

2/5/98: Approved PC rec. of GR-

CO w/ new conditions (5-0); 1st 

reading 

 

4/9/98: Approved GR-CO w/ 

conditions (7-0); 2nd/ 3rd readings 

 

RELATED CASES: C14-95-0183(RCA) – Current Restrictive Covenant Amendment Case  

            C8-2007-0151.0A (Ly & Nguyen Subdivision) – Subdivision Case 

            C14-95-0183 - Previous Zoning Case 

 

ABUTTING STREETS: 

 

Name ROW Pavement Classification Sidewalks Bike 

Route 

Bus Routes 

Harris Ridge Blvd. 46’ 30’ Arterial Yes No No 

Parmer Lane 200’ 123’ Arterial No No No 

 

CITY COUNCIL DATE: August 23, 2018 ACTION: Approved GR-MU zoning, with 

conditions on 1st reading by consent (11-0) 

 

      August 30, 2018 ACTION: 

                                             

ORDINANCE READINGS: 1st 8/23/18  2nd   3rd  

 

ORDINANCE NUMBER:  

 

CASE MANAGER: Sherri Sirwaitis   PHONE: 512- 974-3057,  

            sherri.sirwaitis@austintexas.gov 

 

 

mailto:sherri.sirwaitis@austintexas.gov
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STAFF RECOMMENDATION 

 

The staff’s recommendation is to grant GR-MU, Community Commercial-Mixed Use Combining 

District, zoning.   

 

If the requested zoning is granted, then 10 feet of right-of-way should be dedicated from the existing 

centerline of Harris Ridge Boulevard through a street deed prior to the 3rd reading of this case at City 

Council in accordance with the Transportation Plan. 

 

In addition, the staff recommends that the conditions of the Transportation Impact Analysis (TIA) for 

this case be adopted and placed in a public restrictive covenant prior to the 3rd reading of this case at 

City Council [Please see TIA Memorandum-Attachment A].  

 

BASIS FOR RECOMMENDATION 

 

1. The proposed zoning should be consistent with the purpose statement of the district sought. 

 

Community commercial (GR) district is the designation for an office or other commercial use that 

serves neighborhood and community needs and that generally is accessible from major traffic 

ways. 

 

The purpose of a mixed use (MU) combining district is to allow office, retail, commercial, and 

residential uses to be combined in a single development. 

 

2. Zoning should promote a transition between adjacent and nearby zoning districts, land uses, and 

development intensities. 

 

The proposed zoning will provide for a transition from the mixture of residential, office and 

commercial uses fronting E. Parmer Lane to the less intensive residential uses to the north along 

Harris Ridge Boulevard (Harris Ridge Neighborhood). 

 

3. 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. 

 

The GR-MU zoning designation will permit the applicant to develop a mixture of residential, 

office and commercial uses on this large lot at the intersection of two arterial roadways, Harris 

Ridge Boulevard and E. Parmer Lane. The Imagine Austin Comprehensive Plan Growth Concept 

Map designates East Parmer Lane as an Activity Corridor. The proposed zoning will allow for 

uses that will serve residential need s to the north and east and community needs in this area of 

the City. 

 

EXISTING CONDITIONS 

 

Site Characteristics 

 

The site in questions is currently undeveloped and moderately vegetated. It is located at the northeast 

intersection of two arterial roadways, Harris Ridge Boulevard and E. Parmer Lane. The tract of land 

to the north, across what will be the extension of Josh Ridge Boulevard, is undeveloped.  To the east, 

there is an established single-family residential neighborhood (Harris Ridge Neighborhood) and a 

multifamily development (Settler’s Ridge Apartments). The lots to the south, across E. Parmer Lane 
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are developed with a general retail convenience use (Walgreen’s) and an office use (Texas 

Department of Motor Vehicles). To the west, there is undeveloped land.  

 

Hill Country Roadway 

 

The site is not within a Hill Country Roadway Corridor. 

 

Comprehensive Planning 

 

This zoning case is located on the northeast side of E. Parmer Lane and Harris Ridge Blvd., on a 

vacant tract of land that is approximately 14.3 acres in size. The property is not located within the 

boundaries of a neighborhood planning area. Surrounding land uses includes vacant land to the north 

and west, single family housing and multifamily apartments to the east, and a variety of commercial 

uses to the south. The proposed project is mixed use, including: multi-family apartments, a hotel, a 

movie theater, and a variety of other commercial uses (see chart below) 

 

 
 

Connectivity 

A public sidewalk is available on Harris Ridge Blvd., but not along E. Parmer Road. A public transit 

stop is located an 11 minute walk from the subject property. The Walkscore for this site is 18/100, 

meaning almost all errands require a car. 

 

Imagine Austin 

The Imagine Austin Growth Concept Map, found in the Imagine Austin Comprehensive Plan 

identifies this section of E. Parmer Lane as an Activity Corridor. Activity corridors are characterized 

by a variety of activities and types of buildings located along the roadway — shopping, restaurants 

and cafés, parks, schools, single-family houses, apartments, public buildings, houses of worship, 

mixed-use buildings, and offices. Along many corridors, there will be both large and small 

redevelopment sites. 

 

The following Imagine Austin policies are taken from Chapter 4 of the IACP, are applicable to this 

case: 

 LUT P1. Align land use and transportation planning and decision-making to achieve a compact 

and connected city in line with the growth concept map. 

 LUT P3. Promote development in compact centers, communities, or along corridors that are 

connected by roads and transit that are designed to encourage walking and bicycling, and reduce 

health care, housing and transportation costs. 
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 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. 

 LUT P7. Encourage infill and redevelopment opportunities that place residential, work, and retail 

land uses in proximity to each other to maximize walking, bicycling, and transit opportunities. 

Based on the property being located along an Activity Corridor that encourages a variety of 

neighborhood serving land uses along corridors; and the Imagine Austin policies referenced above 

that supports mixed use projects to make this area a more complete community, staff believes that this 

project is supported by the Imagine Austin Comprehensive Plan. 

 

Impervious Cover 

 

The maximum impervious cover allowed by the GR zoning district would be 90%.  However, 

because the watershed impervious cover is more restrictive than the zoning district's allowable 

impervious cover, the impervious cover is limited by the watershed regulations. 

 

The site is not located over the Edwards Aquifer Recharge Zone.  The site is in the Walnut Creek 

Watershed and the Harris Branch Watershed of the Colorado River Basin, and are both classified as 

Suburban Watersheds by Chapter 25-8 of the City's Land Development Code.  The site is in the 

Desired Development Zone.  

 

Under current watershed regulations, development or redevelopment on this site will be subject to the 

following impervious cover limits: 

  

Development Classification % of Gross Site Area % of Gross Site Area 

with Transfers 

Single-Family  

(minimum lot size 5750 sq. ft.) 

50% 60% 

Other Single-Family or Duplex 55% 60% 

Multifamily 60% 70% 

Commercial 80% 90% 

 

Note:  The most restrictive impervious cover limit applies. 

 

Environmental 

 
According to floodplain maps there is a floodplain within to the project location.  Based upon the 

location of the floodplain, offsite drainage should be calculated to determine whether a Critical Water 

Quality Zone exists within the project location. 

 

Standard landscaping and tree protection will be required in accordance with LDC 25-2 and 25-8 for 

all development and/or redevelopment. 

 

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 512-974-1876.  At this time, site specific information is unavailable regarding 
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other vegetation, areas of steep slope, or other environmental features such as bluffs, springs, canyon 

rimrock, caves, sinkholes, and wetlands. 

 

Under current watershed regulations, development or redevelopment requires water quality control 

with increased capture volume and control of the 2 year storm on site. 

 

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. 

Site Plan  

 
Site plans will be required for any new development other than single-family or duplex residential.   

 

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. 

 

The site is subject to compatibility standards.  Along the north and east 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. 

 

The southern portion of the site falls within the Scenic Roadway Overlay along E. Parmer Lane and is 

subject to the regulations of Land Development Code 25-10-6.  

 

Any new development is subject to Subchapter E.  Design Standards and Mixed Use. Additional 

comments will be made when the site plan is submitted. 

 
Stormwater 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 stormwater runoff will be mitigated through on-site 

stormwater detention ponds, or participation in the City of Austin Regional Stormwater Management 

Program, if available. 

 

Transportation 

 
The Austin Metropolitan Area Transportation Plan calls for a total of 140 feet of right-of-way for 

Harris Ridge Boulevard. If the requested zoning is granted, then 10 feet of right-of-way should be 

dedicated from the existing centerline of Harris Ridge Boulevard in accordance with the 

Transportation Plan. [LDC, Sec. 25-6-51 and 25-6-55). 
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East Parmer Lane is a TxDOT controlled roadway. TxDOT may request the reservation of additional 

right-of-way in accordance with the Transportation Plan when the site is redeveloped [LDC, Sec. 25-

6-51 and 25-6-55]. 

 

A traffic impact analysis is required and has been received, however the TIA received was conducted 

prior to receiving an approved scope from Scott James and has been rejected. Please contact Scott 

James (Scott.James@austintexas.gov) or myself to discuss the TIA scope. Comments will be 

provided in a separate memo (Please see Attachment A). 

 

The trip generation under the requested zoning is estimated to be 10,871 trips per day, per the 

approved TIA Determination Worksheet submitted with this application.  

 

Chad Crager, Urban Trails, Public Works Department and Nathan Wilkes, Bicycle Program, Austin 

Transportation Department may provide additional comments regarding bicycle and pedestrian 

connectivity per the Council Resolution No. 20130620-056.   

 

According to the Austin 2014 Bicycle Plan approved by Austin City Council in November, 2014, a 

Wide Curb is recommended for East Parmer Lane. 

 

It is recommended to provide sidewalks along both sides of the private drives, streets, and internal 

circulation routes connecting to the public right-of-way to improve walkability and connectivity. The 

sidewalk dimensions shall comply with the Transportation Criteria Manual and shall be constructed in 

accordance with the latest ADA standards.  

 

It is recommended to provide a 15 ft. minimum, midblock, pedestrian access easement from the north 

property line to the south property line; and to provide a 15 ft. minimum, midblock, pedestrian access 

easement from the east property line to the west property line. This will provide connectivity to 

adjacent right-of-ways and land uses.  

 

It is recommended that Josh Ridge Boulevard be extended as right-of-way to Harris Ridge 

Boulevard through the property in accordance with our Complete Streets Policy Ordinance 

#20140612-119 for connectivity.  

 

It is recommended to stub out internal drives to the east for future connectivity.  

 

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 Austin Water 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. 

 

mailto:Scott.James@austintexas.gov
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