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ZONING CHANGE REVIEW SHEET 

 

 

CASE: C14-2018-0001 (Metric and 183)   P.C. DATE: June 26, 2018 

                  December 11, 2018 

                  January 8, 2019 

 

ADDRESS: 8965 Research Boulevard Northbound, 9000 Metric Boulevard, 9100 Metric Boulevard

                

DISTRICT AREA: 4                 

 

OWNER: Goodwill Industries of Central Texas (Mark Hiemstra) 

 

AGENT: Drenner Group, PC (Amanda Swor) 

 

ZONING FROM: NBG-CI-NP   TO: NBG-CMU-NP AREA:  Tract 1:  2.8017 acres 

           Tract 2: 1.02 acres 

           Tract 3: 0.841 acres 

                         4.6627 acres* 

             4.6387 acres 

      

SUMMARY STAFF RECOMMENDATION: 

 

The staff’s recommendation is to grant NBG-CMU-NP, North Burnet/Gateway-Commercial Mixed 

Use-Neighborhood Plan Combining District, zoning.  

 

In addition, the site development should be limited to uses and intensities that will not exceed or vary 

from the projected traffic conditions assumed in the final TIA (dated August 21, 2018 by Alliance 

Transportation Group) through a public restrictive covenant that will be recorded prior to 3rd reading 

of this case at City Council.  The TIA recommendations are included as Attachment B to this report.  

 

Based on the TIA Memorandum recommendations, the applicant will be required to dedicate 200 feet 

of right-of-way from the existing centerline for U.S. Highway 183 according to the Transportation 

Plan through a street deed and to post fiscal for the designated transportation improvements, prior to 

3rd reading of this case at City Council.* 

 

*On January 7, 2019, the staff received an e-mail from DSD Transportation Review that stated that 

the ROW requirement will be deferred to the time of the site plan development process. 

 

PLANNING COMMISSION RECOMMENDATION: 

 

6/26/18: Postponed indefinitely at the request of staff on consent (11-0, J. Thompson-absent);  

  F. Kazi-1st, T. White-2nd. 

 

12/11/18: Postponed to January 8, 2019 at the request of staff by consent (11-0, C. Kenny and  

   Y. Flores-absent); K. McGraw-1st, F. Kazi-2nd. 

 

1/08/19: Approved staff’s recommendation of NBG-CMU-NP zoning, with conditions, by consent  

 (9-0, A. De Hoyos Hart, F. Kazi, K. McGraw, P. Seeger-absent); C. Kenny-1st,  

 R. Schneider-2nd. 
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DEPARTMENT COMMENTS:  

 

The site under consideration is currently developed with a General Retail Sales use, Goodwill Central 

Texas Macfarlane Center Store & Computer Works.  To the north of the site, there is LI-PDA zoning 

that is developed with Office/Warehouse uses (Homebrew Supply, Minamoto Foods, etc.).  The tracts 

of land to the east are zoned GR-NP and contain retail and automotive rental uses (Pep Boys Auto 

Parts, Budget Truck Rental).  To the west, the properties are zoned NBG-CI-NP and contain a City of 

Austin fire station and an Austin Energy substation. The applicant is requesting NBG-CMU-NP 

zoning because they would like to allow for residential uses on the property in question (Please see 

Applicant’s Request Letter – Attachment A). 

The staff is recommending NBG-CMU-NP, North Burnet/Gateway-Commercial Mixed Use-

Neighborhood Plan Combining District, zoning at this location because the site meets the intent of the 

district. The property is located at the northwest intersection of an arterial roadway, Metric Boulevard 

and a highway, U.S. Highway 183/Research Boulevard.  The North Burnet Gateway 2035 Master 

Plan supports the development of multi-family residential development and identifies a need for a 

significant number of new residents moving into the planning area.  The subject property is located 

within the boundaries of a Regional Center as defined in the Imagine Austin Growth Concept Map. In 

addition, there are civic services in this area to support new residential development. The property is 

located within two miles of a new elementary school, Padron Elementary School at 2011 West 

Rundberg Lane, just to the northeast of this site.  

 

The applicant agrees with the staff’s recommendation. 

 

EXISTING ZONING AND LAND USES: 

 

 ZONING LAND USES 

Site NBG-CI-NP General Retail Sales (Goodwill Central Texas Macfarlane 

Center Store & Computer Works) 

North LI-NP Office/Warehouse (Homebrew Supply, Minamoto Foods, etc.) 

South CS-NP, CS-1-CO-NP U.S. Highway 183/Research Boulevard, Office (IBC 

Mortgage), Warehouse (Trinity Tile Supply), Automotive 

Repair (Covert Collision Center), Warehouse (Shenoy Granites 

& Marble), Indoor Recreation (Pinballz Arcade) 

East GR-NP General Retail Sales (Pep Boys Auto Parts), Automotive Rental 

(Budget Truck Rental)  

West NBG-CI-NP City of Austin Fire Station 8989, Austin Energy Substation 

 

AREA STUDY: North Burnet/Gateway NP  TIA: Required 

 

WATERSHED: Little Walnut Creek    

 

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

 

NEIGHBORHOOD ORGANIZATIONS: 

 

Austin Independent School District 

Austin Innercity Alliance 

Austin Neighborhoods Council 

Bike Austin 

Friends of Austin Neighborhoods 
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Homeless Neighborhood Association 

North Austin Neighborhood Alliance 

North Austin Civic Association 

North Austin Civic Association Plan Contact Team 

North Burnet Gateway Neighborhood Association 

North Burnet/Gateway Neighborhood Plan Staff Liaison 

North Growth Corridor Alliance 

SELTEXAS 

Shoal Creek Conservancy 

Sierra Club, Austin Regional Group 

The Midtown Alliance 

Wooten Neighborhood Association 

Wooten Neighborhood Plan Contact Team 

 

SCHOOLS: Austin I.S.D. (Please see EIS – Attachment C) 

 

Padron Elementary School 

Burnet Middle School 

Lanier High School 

 

CASE HISTORIES: 

 

NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-2014-0058 

(Esperanza 

Crossing: 2800 

Esperanza 

Crossing) 

NBG-TOD-NP 

to NBG-CMU-

NP 

8/12/14: Approved staff’s 

recommendation of NBG-CMU-

CO-NP zoning, with conditions,  

on consent (8-0, B. Roark-

absent); S. Oliver-1st, N. 

Zaragoza-2nd. 

8/28/14 : Approved NBG-CO-

NP zoning, with conditions, on 

consent on all 3 readings (7-0); 

B. Spelman-1st, L. Morrison-

2nd. 

C14-2011-0050 

(Burnet-

Kramer 

Rezoning: 

11205 & 11301 

Burnet Road) 

NBG-TOD to 

NBG-CMU 

10/11/11: Approved the staff’s 

recommendation of NBG-CMU-

NP zoning for Tract 2, with the 

TIA   conditions, by consent 

(9-0); M. Dealey-1st,  

D. Chimenti-2nd. 

11/10/11: Approved NBG-

CMU-NP zoning with 

conditions on consent on 1st 

reading only (7-0); Spelman-1st,  

M. Martinez-2nd. 

 

12/08/11: Approved NBG-

CMU-NP zoning, with 

conditions, on consent on 2nd/3rd 

readings (6-0); C. Riley-1st,  

S. Cole-2nd. 

C14-2010-0087 

(The Domain 

Rezoning-

Simon) 

MI-PDA to  

MI-PDA 

8/24/10: Approved staff’s 

recommendation of MI-PDA 

zoning (8-1, Chimenti-No), with 

the following additional 

conditions: 1) Require the 

applicant to provide bicycle 

access for a portion Bicycle 

Route Segment #905.04 (Please 

see Public Works Department 

Memorandum – “Attachment B”) 

8/26/10: The public hearing will 

remain open and the first 

reading of the case was 

approved for MI-PDA zoning 

(7-0); Morrison-1st, Spelman-

2nd, with the following 

additional conditions: 1) The 

applicant is to provide bicycle 

access for a portion of Bicycle 

Route Segment #905.04 to 
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to allow for continuity for bicycle 

traffic to and through the Domain 

development. 2) Require a public 

restrictive covenant that will limit 

one acre of land on the Endeavor-

Domain site to zero percent 

impervious cover to be signed 

and recorded before the 3rd 

reading of this zoning case at City 

Council. 

allow for continuity for bicycle 

traffic to and through the 

Domain development. 2) A 

public restrictive covenant that 

will limit one acre of land on 

the Endeavor- Domain site to 

zero percent impervious cover 

will be signed and recorded 

before the third reading of this 

zoning case. 

 

10/14/10: Approved MI-PDA 

zoning on2nd/3rd readings (7-0); 

Spelman-1st, Leffingwell-2nd, 

with the following 

amendments:  1) Part 3, C, 1 of 

the ordinance should read: “A 

pedestrian/bicycle entrance 

shall be provided between the 

existing pedestrian/bicycle trail 

under Mopac Expressway and 

the Simon Project internal drive 

as shown on the attached 

Exhibit B. A minimum 12-foot 

wide paved path shall be 

constructed with an associated 

curb cut connecting to the 

internal drive prior to issuance 

of a certificate of occupancy for 

a building on Lot 5A, Block A, 

the Domain Shopping Center 

Section 3 Subdivision.”; 2) Add 

a new paragraph to Part 3, 

Section D to read: “The two 

trees on the property numbered 

5068 and 5081 as shown on 

Exhibit D may not be removed, 

unless the City Arborist 

approved otherwise based on 

the health of the individual 

trees.”; 3) The fourth WHERAS 

of the restrictive covenant 

should read: “WHEREAS, the 

requirements of the Land 

Development Code for both the 

Endeavor Tract and the Simon 

Tract allow for a combined 

maximum of eighty 

percent(80%) net site area 

impervious cover resulting in a 

total allowable impervious 



 5 

cover area of 135.36 acres for 

the Endeavor Tract and 40.54 

for the Simon Tract. 

C14-2009-0027 

(9052 

Galewood 

Drive) 

GR-NP to 

GR-MU-NP 

1/14/10: Case expired according 

to Land Development Code-Sec. 

25-2-246(A)(2).  The staff  

contacted the applicant about 

rescheduling and re-noticing the 

case for the January 12, 2010, 

Planning Commission meeting.  

However, the applicant replied 

that his client did not want 

reschedule/re-notice the hearing. 

                      N/A 

C14-2009-0013 MF-3-NP to 

GO-CO-NP 

5/12/09: Approved staff’s 

recommendation to change the 

Future Land Use Map (FLUM) to 

Commercial (6-0; S. Kirk, P. Hui 

and C. Ewen-absent); C. Small-

1st, J. Reddy-2nd.  

 
Approved staff’s recommendation 

for GO-CO-NP district zoning (6-

0; S. Kirk, P. Hui and C. Ewen-

absent); C. Small-1st, J. Reddy-

2nd. 

6/18/09: Approved Commercial 

land use designation and GO-

CO-NP zoning by consent on 

all 3 readings (7-0); L. 

Leffingwell-1st, L. Morrison-

2nd. 

C14-2008-0182 

(North Burnet 

/Gateway NP 

Rezoning: 

Metric 

Boulevard) 

Add NP 

designation to 

existing zoning  

9/09/08: Approved rezoning of 

certain tracts to NBG-NP or 

NBG-H-NP, with conditions  

(8-0) 

10/16/08: Approved NBG-NP 

or NBG-H-NP (7-0); 1st reading 

 

3/12/09: Approved NBG-NP or 

NBG-H-NP (6-0); 2nd/3rd 

readings 

C14-2007-0157 

(North Burnet 

/Gateway 

Neighborhood 

Plan Rezoning) 

 9/25/07: Approved staff rec. with 

amendments (8-0) 

10/18/07: Approved 1st reading 

of Phase 1 of NP (6-0) 

 

11/01/07: Approved Phase 1 of 

NP zonings (5-0); 2nd/3rd 

readings 

C14-04-0146 

(The Shops at 

Arbor Walk: 

10515 North 

Mopac 

Expressway) 

P to CH 11/9/04: Approved staff’s 

recommendation of CH zoning 

with conditions (9-0) 

12/2/04: Approved CH zoning 

(7-0); all 3 readings 

C14-04-0095 

(Sherlock’s 

Baker Street 

Pub & Grill: 

9012 Research 

Blvd SB 

CS-NP to  

CS-1-NP 

7/27/04: Approved CS-1-NP 

zoning (8-0) 

8/26/04: Approved CS-1-CO-

NP zoning, with conditions to 

limit development on the 

property to less than 2,000 vtpd 

and to prohibit Adult Oriented 

Businesses (7-0); all 3 readings 
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RELATED CASES: NPA-2018-0001 

 

ABUTTING STREETS: 

 

Name ROW Pavement Classification Sidewalks 

 

Bike 

Route 

Capital 

Metro 

Metric 

Boulevard 

100 feet  73 ft. (divided 

street) 

Arterial / NBG 

Urban Roadway 

Yes Yes Yes 

US 183 355 feet 

40 ft. 

(frontage 

road) 

40 ft. (frontage 

road) 

Highway / NBG 

Highway 

Yes Yes Yes 

 

CITY COUNCIL DATE: January 31, 2019 ACTION: Postponed to February 7, 2019 

on consent agenda. [CM Kithchen, CM Pool 

2nd, Vote: 10-0, CM Flannigan absent] 

    

ORDINANCE READINGS: 1st         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 NBG-CMU-NP, North Burnet/Gateway-Commercial Mixed 

Use-Neighborhood Plan Combining District, zoning.  

 

In addition, the site development should be limited to uses and intensities that will not exceed or vary 

from the projected traffic conditions assumed in the final TIA (dated August 21, 2018 by Alliance 

Transportation Group) through a public restrictive covenant that will be recorded prior to 3rd reading 

of this case at City Council.  The TIA recommendations are included as Attachment B to this report.  

 

BASIS FOR RECOMMENDATION 

 

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

 

North Burnet/Gateway (NBG) district is the designation for an identified area of existing low 

density, auto-oriented commercial, warehouse, and industrial uses that is the subject of an 

approved master plan for redevelopment of the area into a higher density urban mixed-use 

neighborhood that is more pedestrian friendly and takes advantage of the links to commuter rail 

transit and the area's key position in the urban core.  

 

Commercial Mixed Use (CMU) sub district is a high density mixed use sub district in the 

NBG Zoning District.  It allows for development such as high density residential, high rise 

office and entertainment complexes, destination retail and large scale civic uses. 

 

2.   The proposed zoning should promote consistency and orderly planning.  

 

      The staff recommends the proposed NBG-CMU zoning because the rezoning will permit the  

      redevelop the property with up to 400 residential units. The proposed zoning is consistent with the  

      intent of the North Burnet Gateway 2035 Master Plan, which supports the development of multi- 

      family residential in the planning area. 

       

      The proposed NBG-CMU-CO-NP zoning will allow for a mixture of high-density residential  

      uses, commercial and civic uses to be developed on the property in question. The location of the  

      site is appropriate for the proposed mixture and intensity of uses because the property in fronts  

      onto an arterial roadway, Metric Boulevard.  The subject property is located within the boundaries  

      of a Regional Center as defined in the Imagine Austin Growth Concept Map and is within two  

      miles of an elementary school, Padron Elementary School. 

 

EXISTING CONDITIONS 

 

Site Characteristics 

 

The site under consideration is currently developed with a General Retail Sales use, Goodwill Central 

Texas Macfarlane Center Store & Computer Works.  To the north of the site, there are 

office/warehouse uses (Homebrew Supply, Minamoto Foods, etc.).  The tracts of land to the east are 

developed with retail and automotive rental uses (Pep Boys Auto Parts, Budget Truck Rental).  To the 

west, the properties contain a City of Austin fire station and an Austin Energy substation.  U.S. 

Highway 183/Research Boulevard is located to the south of the site. 
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Hill Country Roadway 

 

The site is not within a Hill Country Roadway Corridor. 

 

Comprehensive Planning 

 

North Burnet Gateway 2035 Master Plan 

The property is located in the southeastern corner of the North Burnet Gateway 2035 Master Plan. 

The plan generally supports the development of multi-family residential development and the plan 

and also identifies a need for a significant number of new residents moving into the planning area. 

In particular, the plan encourages high density housing in close proximity to transit in order to help 

reduce vehicle dependency. The Commercial Mixed Use district is intended to be an urban mixed 

use neighborhood, similar to that of Downtown Austin. 

 

Imagine Austin Plan 

The subject property is located within the boundaries of a Regional Center as defined in the Imagine 

Austin Growth Concept Map. A Regional Center is the most urban and dense of the activity center 

types and is intended to be a retail, cultural, recreation, and entertainment destination in central 

Texas. The following IACP policies are applicable to this case: 

 

LUT P4. Protect neighborhood character by directing growth to areas of change that include 

designated redevelopment areas, corridors and infill sites. Recognize that different 

neighborhoods have different characteristics and new and infill development should be 

sensitive to the predominant character of these communities. 

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

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

HN P4. Connect housing to jobs, child care, schools, retail, and other amenities and services 

needed on a daily basis, by strategies such as: Coordinating and planning for housing near 

public transportation networks and employment centers to reduce household transportation 

costs and vehicle miles traveled. 

HN P11. Protect neighborhood character by directing growth to areas of change and ensuring 

context sensitive infill in such locations as designated redevelopment areas, corridors, and 

infill sites 

 

Both the North Burnet Gateway 2035 Master Plan and the Imagine Austin Plans strongly 

support the development of more housing in the City.  

 

Environmental  

 

Wednesday January 17, 2018 

 

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

Little Walnut Creek 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. 

 

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 
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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. 

 

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. 

            

Impervious Cover 

 

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

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

 

Site Plan  

 

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

Additional comments will be made when the site plan is submitted. 

 

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. 

 

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 

 

A traffic impact analysis is required and has been received. Please pay the TIA fees with the 

4th floor Intake staff. Additional right-of-way, participation in roadway improvements, or 

limitations on development intensity may be recommended based on review of the TIA. 

[LDC 25-6-142]. Comments will be provided in a separate memo (Please see Attachment B). 

 

The Austin Metropolitan Area Transportation Plan calls for 400 feet of right-of-way for US 

183. If the requested zoning is granted for this site, then 200 feet of right-of-way from the 

existing centerline should be dedicated for US 183 according to the Transportation Plan. 

[LDC 25-6-51 and 25-6-55].* 

 

 *On January 7, 2019, the staff received an e-mail from DSD Transportation Review that stated that 

the ROW requirement will be deferred to the time of the site plan development process. 

 

Janae Spence, Urban Trails, Public Works Department, Mike Schofield, and Nathan Wilkes, 
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Bicycle Program, Austin Transportation Department may provide additional comments 

regarding bicycle and pedestrian connectivity per the Council Resolution No. 20130620-056. 

 

The Urban Trails Master Plan requires a tier II urban trail (Red Line Trail Connector) 

connecting the rail line to Metric Boulevard. Janae Spence, Urban Trails, Public Works 

Department may provide additional comments and requirements for right-of-way dedication 

and trail construction in accordance with LDC 25-6-55 and LDC 25-6-101. Please review the 

Urban Trails Master Plan for more information. 

 

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

2014, a protected bike lane is required for Metric Boulevard and US 183. Mike Schofield, 

and Nathan Wilkes, Bicycle Program, Austin Transportation Department may provide 

additional comments and requirements for right-of-way dedication and bicycle facility 

construction in accordance with LDC 25-6-55 and LDC 25-6-101. Please review the Bicycle 

Master Plan for more information. 

 

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

 

FYI – The site shall comply with all North Burnet Gateway Regulating Plan requirements. 

Driveways and sidewalks may be required to be reconstructed to comply with the NBG 

regulations. 

 

FYI – The Texas Department of Transportation shall approve access to US 183 (Research 

Boulevard) at the time of the Site Plan Application. 

 

Existing Street Characteristics: 

 

Name        ROW  Pavement       Classification    Sidewalks   Bike Route  Capital Metro 

                   (within ¼ mile) 

 

Metric      100 feet  73 ft.               Arterial / NBG     Yes         Yes    Yes        

Boulevard              (divided street) Urban Roadway 

 

US 183      355 feet  40 ft.               Highway /    Yes          Yes     Yes               

                (frontage road)  NBG HWY 

 

Water and Wastewater 

 

Wednesday January 10, 2018 

 

FYI: 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, water or wastewater easements, utility relocations and or 

abandonments required by the proposed land use. Depending on the development plans submitted, 

water and or wastewater service extension requests may be required. Water and wastewater utility 

plans 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 fees once the landowner makes an application for Austin 

Water utility tap permits. 

 










































