
ZONING CHANGE REVIEW SHEET 

 

CASE:  C14-2018-0106 – JBR Zoning  Z.A.P. DATE:  December 4, 2018 

         January 15, 2019 

ADDRESS:  9301 South IH-35 Service Road Northbound 

 

DISTRICT AREA:  5 

 

OWNER:  Holt Cat (Corinna Richter) AGENT:  Kimley-Horn & Associates  

   (Luke Caraway) 

 

ZONING FROM:  I-RR   TO:  GR-CO,  as amended AREA:  10.83 acres  

    

SUMMARY STAFF RECOMMENDATION:   
 

The Staff recommendation is to grant community commercial – conditional overlay (GR-

CO) combining district zoning.  The Conditional Overlay: 1) prohibits the following uses: 

automotive rentals, automotive repair services, automotive sales, automotive washing (of any 

type), commercial off-street parking, drop-off recycling collection facility, pawn shop 

services and residential treatment. 

ZONING AND PLATTING COMMISSION RECOMMENDATION: 
  

December 4, 2018:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO JANUARY 

15, 2019 

[B. EVANS; D. BREITHAUPT – 2ND] (9-0) N. BARRERA-RAMIREZ, J. DUNCAN – 

ABSENT 

 

January 15, 2019:  APPROVED GR-CO, DISTRICT ZONING AS STAFF RECOMMENDED, 

ON CONSENT 

           [S. LAVANI, J. DUNCAN – 2ND] (10-0) N. BARRERA-RAMIREZ - ABSENT 

 

ISSUES: 

 

On December 10, 2018, the Applicant amended the rezoning request from CS-CO to GR-CO.   

 

The case was re-notified for the Zoning and Platting Commission meeting of January 15, 

2019 in response to adjacent residents in the Crossing at Onion Creek subdivision who 

expressed concerns that they had not received timely notification of the case for December 4, 

2018.   

 

DEPARTMENT COMMENTS:   

 

The zoning area consists of a recently annexed portion of a platted lot that is under common 

ownership with a 200-foot wide adjacent portion that has direct access to the northbound IH 

35 service road and is zoned CS-CO.  The north and eastern portions of the zoning area are 

heavily vegetated, contain a tributary to Onion Creek and the limits of the 100-year fully 
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developed floodplain.  The area was zoned interim-rural residence (I-RR) district upon its 

annexation into the City limits in November 2017 and is used for the storage of construction 

equipment.  To the north there are apartments (MF-4-CO), as well as convenience storage 

and equipment rental uses (CS-CO; I-RR); to the east is the single family residence-small lot 

subdivision; and to the south is an equipment repair and sales business also owned by the 

Applicant (LI-CO, I-RR; I-SF-2) and a TXDOT office/warehouse facility (GO-CO).  Please 

refer to Exhibits A (Zoning Map), A-1 (Aerial View), B (2014 Rezoning Ordinance) and C 

(Recorded Plat).     

 

The Applicant requests community commercial – conditional overlay (GR-CO) district 

zoning, with the –CO for the same list of prohibited uses as that approved for the adjacent 

zoning tract to the west which has direct frontage on the IH 35 service road:  automotive 

rentals, repair, sales and washing, commercial off-street parking, drop-off recycling, pawn 

shops and residential treatment (C14-2014-0121).  The intent is to develop the combined area 

with commercial uses, including restaurant and retail uses.   

Staff recommends GR-CO zoning for the property based on the following considerations: 1) 

access is taken to a major arterial roadway; 2) compatibility with the zoning pattern and 

general land use character established along this segment of the IH-35 service road in 

proximity of East Slaughter Lane; 3) the Conditional Overlay is compatible with that applied 

to similarly situated properties to the north that are developed with a convenience storage and 

truck rental business and to the west that contains construction equipment, and 4) the 

tributary and floodplain along the north and west sides of the zoning area provides a natural 

buffer from the residential neighborhood to the east.   

 

EXISTING ZONING AND LAND USES: 

 

 ZONING LAND USES 

Site I-RR Storage of construction equipment 

North MF-4-CO; CS-CO; 

County  

Apartments; Convenience storage; Truck rental; Auto 

repair; Construction sales and services 

South LI-CO; I-RR; I-SF-2; 

GO-CO 

Equipment sales and rental; TXDoT office/warehouse 

facility 

East SF-4A-CO Small-lot single family residences in The Crossing at 

Onion Creek subdivision 

West CS-CO Storage of construction equipment; IH-35 Northbound 

service road and main lanes 

 

AREA STUDY:  Not Applicable   TIA:  Is not required 

 

WATERSHED:  Onion Creek – Suburban     

    

CAPITOL VIEW CORRIDOR:  No SCENIC ROADWAY:  No 

 

NEIGHBORHOOD ORGANIZATIONS: 
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627 – Onion Creek Homeowners Association 742 – Austin Independent School District  

1228 – Sierra Group, Austin Regional Group 1258 – Del Valle Community Coalition   

1363 – SEL Texas     1438 – Dove Springs Neighborhood Association 

1441 – Dove Springs Proud    1528 – Bike Austin   

1530 – Friends of Austin Neighborhoods   1531 – South Austin Neighborhood Alliance   

1616 – Neighborhood Empowerment Foundation  

 

SCHOOLS: 

 

Blazier Elementary School  Bedichek Middle School Crockett High School 

 

CASE HISTORIES: 

 

NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-2014-0121 –  

Holt Cat South 

Austin – 9200-9500 

S IH 35 Service Rd 

NB 

SF-2 to CS-CO To Grant CS-CO w/CO 

for list of prohibited 

uses, 15’ vegetative 

buffer along the west 

property line and 2,000 

trip limit 

Apvd CS-CO as ZAP 

recommended (10-16-

2014).   

C14-2014-0118 – 

NL Land Holdings, 

Ltd – 9101-9201 S 

IH 35 Service Rd 

NB  

I-RR; CS-CO to 

MF-4, as 

amended 

To Grant MF-4-CO 

w/CO prohibiting 

access to Oak Hill Ln 

until improved to City 

standards, require a 15’ 

vegetative buffer along 

the west property line 

and 2,000 trips per day 

Apvd MF-4-CO as 

Commission 

recommended (10-16-

2014). 

C14-99-0132(RCT) 

– Prosperity 

Business Park –  

9101-9201 S IH 35 

Service Rd NB 

To terminate the 

Restrictive 

Covenant  

To Grant the 

Restrictive Covenant 

Termination 

Apvd as Commission 

recommended (08-08-

2013).  

C14-2013-0009 – 

Prosperity Business 

Park – 9101-9201 S 

IH 35 Service Rd 

NB  

CS-CO to CS-

CO, to change a 

condition of 

zoning 

To Grant CS-CO and 

remove provisions 

which limit signage 

and prohibit vehicular 

access from the 

property to Oak Hill 

Lane until this street is 

improved to City 

standards 

Apvd as Commission 

recommended (08-08-

2013).   

C14-97-0081 – IH 

35 South at 

Slaughter Lane –  

9000-9100 Block of 

SF-2 to CS To Grant CS-CO Apvd CS-CO w/CO 

for 2,000 trips, list of 

prohibited uses, no 

vehicular access to 
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S IH 35 Service Rd 

NB 

Oak Hill Ln. until 

improved to City 

standards, 45’ height 

limit for structures, 40’ 

wide setback for 

structures from IH 35 

r-o-w (10-16-1997). 

C14-95-0185 – 

Holt Company of 

Texas – 9601 S IH 

35 Service Road 

NB 

SF-2 to LI To Grant LI-CO with 

conditions 

Apvd LI-CO w/CO for 

2,000 trips per day 

(02-01-1996). 

     

RELATED CASES: 

 

The zoning area was annexed into the full-purpose City limits on November 20, 2017 (C7a-

2017-0002 – Ordinance No. 20171109-025). 

 

The portion of the lot with the IH-35 frontage (to a depth of 200 feet) was rezoned to CS-CO 

in April 2014 (C14-2014-0121 – Holt Cat South Austin).   

 

The zoning area is a portion of Holt Cat Subdivision recorded on February 26, 2016 (C8J-

2015-0141.0A). 

  

There are no site plan applications approved or in process on the subject property.   

 

ABUTTING STREETS: 

 

Name ROW Pavement Classification Sidewalks 

(along 

frontage) 

 

Bike 

Route 

Capital 

Metro 

(within ¼ 

mile) 

IH-35 

Service 

Road NB 

430-679 

feet 

220 feet Highway/Service 

Road 

No Yes, 

shred 

lane, 

Route 

421 

Yes 

 

According to the Austin 2009 Bicycle Plan Update approved by Austin City Council in June, 

2009, bicycle facilities are existing and/or recommended along the adjoining streets as 

follows: Shared Lane IH-35 Service Road Northbound. 

 

CITY COUNCIL DATE:   January 31, 2019 ACTION:   

 

ORDINANCE READINGS: 1st      2nd      3rd   
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ORDINANCE NUMBER:  
 

CASE MANAGER:  Wendy Rhoades  PHONE:  512-974-7719   

e-mail:  wendy.rhoades@austintexas.gov 
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SUMMARY STAFF RECOMMENDATION:   
 

The Staff recommendation is to grant community commercial – conditional overlay (GR-

CO) combining district zoning.  The Conditional Overlay: 1) prohibits the following uses: 

automotive rentals, automotive repair services, automotive sales, automotive washing (of any 

type), commercial off-street parking, drop-off recycling collection facility, pawn shop 

services and residential treatment. 

 

BASIS FOR LAND USE RECOMMENDATION (ZONING PRINCIPLES) 

 

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

sought.   

 

The proposed community commercial (GR) district is intended for office and commercial 

uses serving neighborhood and community needs, including both unified shopping centers 

and individually developed commercial sites, and typically requiring locations accessible 

from major trafficways.  The CO, Conditional Overlay combining district may be applied in 

combination with any base district. The district is intended to provide flexible and adaptable 

use or site development regulations by requiring standards tailored to individual properties.   

 
2.   Zoning should promote the policy of locating retail and more intensive zoning near the 

intersections of arterial roadways.   

 

Staff recommends GR-CO zoning for the property based on the following considerations: 1) 

access is taken to a major arterial roadway; 2) compatibility with the zoning pattern and 

general land use character established along this segment of the IH-35 service road in 

proximity of East Slaughter Lane; 3) the Conditional Overlay is compatible with that applied 

to similarly situated properties to the north that are developed with a convenience storage and 

truck rental business and to the west that contains construction equipment, and 4) the 

tributary and floodplain along the north and west sides of the zoning area provides a natural 

buffer from the residential neighborhood to the east.   

 

EXISTING CONDITIONS 

 

Site Characteristics 

 

The zoning area is used for the storage of construction equipment, heavily vegetated along its 

northern and eastern sides and slopes to the east, towards Onion Creek.  The recorded plat 

identifies the 100-year floodplain and the critical water quality zone.  

 

Impervious Cover 

 

The maximum impervious cover allowed by the GR-CO zoning district is 80%, based on the 

more restrictive watershed regulations.   
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Comprehensive Planning 

 

The subject tract for this rezoning case is located near the southeast corner of the intersection 

of the IH 35 service road and East Slaughter Lane. The subject tract is 10.83-acre triangular-

shaped parcel. It is not located with the boundaries of a neighborhood planning area. To the 

east are a large apartment complex and a single-family subdivision. To the south is HOLT 

CAT Austin, a construction equipment supplier, and to the west is IH 35 and its service 

roads. The proposed use is an unspecified commercial use. 

 

Connectivity 

There are no public sidewalks or bike lanes adjacent to the subject tract. All vehicular access 

to the site is via the one-way northbound IH 35 service road. The site is not served by transit. 

The nearest bus stop is approximately 0.50 miles away and is located on East Slaughter Lane 

adjacent to the South Park Meadows Shopping Center on the western side of IH 35. There 

are no sidewalks along the service road. The subject tract also has poor roadway, pedestrian, 

and bicycle connectivity to the majority of nearby residential uses. 

 

Imagine Austin  

The subject tract falls at the far eastern portion of South Park Meadows Regional Center. 

Like many Imagine Austin Centers, this center is represented by a circle that reflects the 

general location where the center should be located in the future. The center’s actual 

boundaries would need to be clarified through a small area planning process. Since the 

majority of the center is located west of IH 35, the subject tract has poor vehicular 

connections and scant bicycle or pedestrian connectivity to the majority of the center. 

Although the subject tract is located within the South Park Meadows Regional Center, due to 

the physical separation from the majority of the center, it is not a part of it. Furthermore, this 

assessment is bolstered by the traffic circulation patters generated by the one-way service 

road and the poor connectivity to nearby residential uses. 

 

The zoning change request from I-RR to GR-CO would make the prohibited uses consistent 

with the 4.84 acres fronting the service road (Ord. # 20141016-057). The CO for this portion 

of the site prohibits automobile-related uses, pawn shops, residential treatment, and recycling 

facilities. The allowed uses would be compatible to the construction equipment supplier to 

the south and are less intensive than the original request for CS zoning.    

 

Imagine Austin does not provide clear policy guidance for zoning cases involving intense 

commercial zoning along freeway frontage roads beyond: 

LUT P20. Locate industry, warehousing, logistics, manufacturing, and other freight-

intensive uses in proximity to adequate transportation and utility infrastructure. 

 

Based on the subject tract’s location and mobility issues, and the limited policy guidance 

offered by the comprehensive plan, the proposed zoning change request is neutral in regards 

to Imagine Austin. 
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Environmental  

 

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

Creek Watershed of the Colorado River Basin, which is classified as a Suburban Watershed 

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% 

 

According to floodplain maps there is no floodplain within or adjacent to 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. 

 

Numerous 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 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. 

 

Site Plan and Compatibility Standards 

 

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 from property in an SF-5 or more restrictive zoning district will be subject to 

compatibility development regulations. 

 

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

Additional comments will be made when a site plan is submitted. 
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The site is subject to residential compatibility standards along the northeastern property line: 

 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 eastern 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. 

 

Transportation 

      

The traffic impact analysis has been waived for the zoning application. The TIA will be 

deferred to the site plan application when more details of the development are available 

[LDC 25-6-113]. 

 

The zoning tract does not front public right-of-way. If the zoning tract is included with the 

northern property at the time of the subdivision and site plan applications, the following 

comments are applicable: 

During the subdivision and/or site plan application, Janae Spence, Urban Trails, Public 

Works Department, Mike Schofield, Bicycle Program, Austin Transportation Department 

may provide additional comments regarding bicycle and pedestrian connectivity per the 

Council Resolution No. 20130620-056.  The shared use path location and construction will 

be determined at the time of the site plan application.  

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

2014, an urban trail is recommended for IH 35. The bicycle facilities will be reviewed during 

the subdivision and site plan applications. Right-of-way dedication and bicycle facility 

construction may be required after further review in accordance with LDC 25-6-55 and LDC 

25-6-101. Please review the Bicycle Master Plan for more information.  

The Urban Trails Master Plan recommends a shared use path along IH 35. Please review the 

Urban Trails Master Plan for more information. The urban trail facilities will be reviewed 

during the subdivision and site plan applications. Right-of-way dedication and urban trail 

facility construction may be required after further review in accordance with LDC 25-6-55 

and LDC 25-6-101.  

FYI – The existing driveways along IH 35 will be required to be removed and reconstructed 

at the time of the site plan application in accordance with the Land Development Code and 

Transportation Criteria Manual.  

FYI – Sidewalks shall be constructed along IH 35 at the time of the site plan application in 

accordance with the Land Development Code and Transportation Criteria Manual.  

https://austintexas.gov/sites/default/files/files/2014_Austin_Bicycle_Master_Plan__Reduced_Size_.pdf
https://app.box.com/s/i80p4ee7vytuq67k9pgz
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Water and Wastewater 

 

The landowner intends to serve the site with City of Austin water and wastewater utilities.  

Service Extension Request #4312 has been submitted for wastewater service, and must be 

approved prior to approval of any plat(s) or construction plan(s). 

 

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.  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. 

 




































