
Planning Commission C14-2015-0047 

ZONING CHANGE REVIEW SHEET 
 
CASE: C14-2015-0047 – 2303-2311 Thornton Road  P.C. DATE: October 13, 2015 
        October 27, 2015 
        November 10, 2015 
        December 8, 2015 
ADDRESS:  2303-2311 Thornton Road 
   
DISTRICT AREA: 5 
  
OWNER/APPLICANT: UT Land Company, Ltd/Jimmy Nassour 
 
AGENT:  Alice Glasco Consulting/Alice Glasco 
              
ZONING FROM: CS   TO: CS-MU-V   AREA: 3.56 acres (155,117sq. ft.) 
 
SUMMARY STAFF RECOMMENDATION: 
Staff recommends commercial services- mixed use – conditional overlay (CS-MU-CO) 
combining district zoning. 
The conditional overlay will limit the site to 2000 vehicle trips and 156 multi-family 
residential units and prohibit the following uses: 
 
Adult-Oriented Business 
Alternative Financial Services 
Automotive – Washing/Sales 
Bail Bonds 
Campground 
Construction Sales/Services 
Drop-off Recycling Collection Facility 
Equipment Repair Services 
Exterminating Services 
Pawn Shop Services 
Service Station  
Telecommunications Tower 
Vehicle Storage 
 
Improvements to Thornton Road include:  
-Widening of Thornton Road within 200 ft of West Oltorf Street to allow one inbound from 
West Oltorf and two outbound from Thornton Road  
-Pedestrian Hybrid Beacon on West Oltorf for north/south pedestrian access. 
-Sidewalk on the west side of Thornton Road from subject property equivalent to West 
Oltorf Street. 
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PLANNING COMMISSION RECOMMENDATION: 
October 13, 2015:  POSTPONEMENT to October 27 requested by staff. 
October 27, 2015 POSTPONEMENT to November 10 requested by staff. 
November 10, 2015: POSTPONEMENT to December 8 requested by applicant. 
December 8, 2015 POSTPONEMENT to January 12, 2016 by S. Lamar NA. 
 
DEPARTMENT COMMENTS:  
The subject property is a 3.561 acre tract which is partially vacant and developed with an 
industrial park located at 2309 Thornton Road south of the intersection with West Oltorf 
Street. It is part of the Fredericksburg Road Acres Subdivision and located within the South 
Lamar Neighborhood Planning Area. The tract was zoned commercial in nineteen hundred 
sixty nine (1969) and the industrial park serves a mixture of art studios, commercial kitchen, 
recording studio, music schools, crossfit gym, automotive repair, computer repair and other 
commercial services. 

 
The applicant has requested CS-MU-V zoning and is proposing to construct a mixed use 
project with 212 residential units. If the “V” is granted, 10% of the units will be affordable at 
60% median family income (mfi). The mixed use component will be Live/Work units. A 
residential use is not allowed under the current CS zoning district. The property is located 
within the South Lamar Neighborhood Planning (SLNP) area. The SLNP does not have an 
adopted plan at this time so a plan amendment is not required. 
 
Surrounding properties include: single family residence (SF-3) to the north, mobile home 
park (CS) across the railroad tracks to the east, industrial park (CS) to the south and single 
and multi-family (SF-3 & MF-2) to the west. The project will be subject to compatibility 
standards.  
 
Staff is recommending CS-MU combining district zoning .Staff does not support adding the 
“V” for Vertical Mixed Use as Thornton Road is not a core transit corridor where “V” is 
intended. Staff is supportive of allowing mixed-use at this site with consideration of the 
transportation capacity of Thornton Road. A Neighborhood Traffic Analysis (NTA) has been 
performed. The NTA (attached) identified the Thornton Road/W. Oltorf Street intersection 
as a limiting factor for traffic capacity. The NTA supported the initially requested 218 units 
with the following improvements to Thornton Road: widening of Thornton Road within 200 
feet of West Oltorf Street to allow two outbound east and west turn lanes to West Oltorf 
Street and one in bound lane to Thornton Road, a sidewalk from West Oltorf to the subject 
property, a pedestrian hybrid beacon on W. Oltorf and restricting parking along the 
widened portion of Thornton Road. 
 
However, the NTA did not consider the vehicle trips generated by the Thornton Apartments, 
a permitted multi-family project at 2501 Thornton Road currently under construction (104 
units). Because of this, Austin Transportation Department (ATD) staff requested an 
additional traffic study to focus on the Thornton Road/W. Oltorf intersection to determine if 
it warranted a traffic signal. The traffic study (attached) supported a future traffic signal at 
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212 units with the proposed improvements recommended in the NTA. They will improve 
the safety and mobility for all users and fill much needed gaps in sidewalk connectivity. ATD 
supports the required improvements if additional units are added to Thornton Road with 
this zoning case. 212 units would require VMU which zoning staff cannot support therefore 
staff is recommending restricting the site to 156 multi-family units.  
 
This case also required an Educational Impact Statement by Austin Independent School 
District (attached). The impact of this development was evaluated based on the applicant’s 
initial request for 218 units and showed projected enrollment would only force Zilker 
Elementary above its target range. However, this is because 1/3 of the students at Zilker 
Elementary are transfer students so the net effect would be the enrollment of transfers 
would decrease. 

 
ISSUES: Adjacent residents and the SLNA have expressed concerns about the additional 
vehicle trips generated by the proposed development. There has also been concern raised 
regarding watershed/flooding issues in the area. Zoning staff are supportive of the 
additional units based on ATD staff concurring the recommended improvements to 
Thornton road mitigate the resulting impact and provide a better level of service to the 
intersection as well as all users of Thornton road. 
Watershed Protection staff have been engaged in the discussion. There is an existing 
watershed study for this area. One possible scenario is using the undeveloped portion of 
the property as a regional water detention facility. Watershed staff have stated they do not 
have the funds to purchase the property or construct the detention facility. 
 
EXISTING ZONING AND LAND USES: 

 ZONING LAND USES 

Site CS Vacant/Industrial park 

North SF3 Single Family residential 

South CS Business Park 

East CS Mobile Home Park 

West SF3 & MF2 Single family & Townhouses 

 
NEIGHBORHOOD PLANNING AREA: TIA or NTA: NTA (see attached) 
South Lamar NPA  
WATERSHED: West Bouldin Creek      DESIRED DEVELOPMENT ZONE: Yes 
   
CAPITOL VIEW CORRIDOR: No   HILL COUNTRY ROADWAY: No 
 
NEIGHBORHOOD ORGANIZATIONS: 
Austin Heritage Tree Foundation  
Austin Independent School District 

 

Austin Neighborhoods Council 
Bike Austin 
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Friends of Austin Neighborhoods 
Friends of Emma Barrientos MACC 
Perry Grid 614 
Preservation Austin 
SEL Texas 
Sierra Club, Austin Regional Group 
South Central Coalition 
South Lamar Neighborhood 
Association 

 

The Real Estate Council of Austin, Inc. 
 

 

 
SCHOOLS: Zilker Elementary, O’Henry Middle, Austin High 
 
CASE HISTORIES:  
 

NUMBER REQUEST PLANNING COMMISSION CITY COUNCIL 

C14-69-208 A to C C C 

 
RELATED CASES:  

NUMBER REQUEST PLANNING COMMISSION CITY COUNCIL 

C14-06-0220 
2206-2210 
Thornton Rd  

SF-5-CO to  
SF-4B-CO 

SF-4B-CO SF-4B-CO 

C14-86-092 
2401-2405 
Thornton Rd 

A to MF-2 MF-2 MF-2 

C14-74-003 
2313-2315 
Thornton Rd 

A to C C C 

C14-67-158 
2214 
Thornton Rd 

A to BB BB BB 

C14-67-41 
2401-2411 
Thornton Rd 

A to BB & 
A to C 

BB & C BB & C 

 
EXISTING STREET CHARACTERISTICS: 

NAME ROW PAVEMENT CLASSIFICATION BICYCLE 
PLAN 

CAPITAL 
METRO 

Thornton Rd Varies 28’-30’ Collector No No 

 
CITY COUNCIL DATE:      ACTION:  

4 of 63C-10



  Page 5  

 
ORDINANCE READINGS: 1st   2nd   3rd  
 
ORDINANCE NUMBER:  
 
CASE MANAGER: Andrew Moore   PHONE: 512-974-7604 
       EMAIL: 
Andrew.moore@austintexas.gov 
 
STAFF RECOMMENDATION       
Staff recommends commercial services - mixed use – conditional overlay (CS-MU-CO) 
combining district zoning. 
 
BASIS FOR RECOMMENDATION 
 
1. The proposed zoning should be consistent with the purpose statement of the district 

sought. 
 
The site currently has commercial services (CS) zoning and mixed use is intended to provide 
for and encourage development and redevelopment that contains a compatible mix of 
residential and nonresidential uses within close proximity to each other, rather than 
separating uses.  
 
2. Zoning changes should promote compatibility with adjacent and nearby uses. 
 
The subject tract was zoned commercial in nineteen hundred and sixty-nine. The proposed 
mixed-use project fits with the existing and adjacent commercial and surrounding 
residential uses. The project would be subject to compatibility standards.  
 
3. Zoning should promote a transition between adjacent and nearby zoning districts, 

land uses, and development intensities. 
 
The mixed use component of this project provides a transition from the single-family uses 
to the adjacent commercial uses.  
 
4. The rezoning should be consistent with the policies and principles adopted by the City  

Council or Planning Commission. 
 
The zoning request is located in an area without an adopted neighborhood plan. The 
redevelopment of existing commercial site to a mixed use (commercial and residential) is 
supported by Imagine Austin.  
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EXISTING CONDITIONS 
Site Characteristics 
The subject property is a 3.56 acre tract approximately half of which is undeveloped and the 
remainder is an industrial park located on Thornton Road south of the intersection with 
West Oltorf Street. Thornton Road is considered a neighborhood collector with 
approximately 28-30 feet of pavement. The uses along Thornton are a mix of single family 
(SF3) multi-family and commercial. The subject property backs to the Missouri- Pacific 
railroad and is impacted by West Bouldin Creek tributary setbacks as well as compatibility.  
 
Impervious Cover 

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% 

 
The maximum impervious cover allowed in the CS-MU zoning district is 95%.   Note: The 
most restrictive impervious cover limit applies. Per Ordinance 20141211-200 this site will be 
required to reduce peak stormwater flow by an additional 10%. 
 

CS to CS-MU-V 
 
This zoning case is located on the east side Thornton Road on a property that contains two 
rows of connected metal warehouses and vacant land. This rezoning is not located within 
the boundaries of an area with an adopted neighborhood plan but is within the South 
Lamar Combined Planning Area. Surrounding land uses include singe family housing to the 
north, an auto repair shop to the south, an easement and mobile home park to the east, 
and residential housing the west. The proposal is to rezone 3.56 acres to construct a mixed 
use project, which will contain 218 residential units or 61.22 units per acre. 
 
Imagine Austin 
The comparative scale of this site relative to other residential uses in this area, as well as 
the site not being located along an Activity Corridor or within an Activity Center, falls below 
the scope of Imagine Austin, which is broad in scope, and consequently Imagine Austin is 
neutral on this proposed residential rezoning. However, the residents of this mixed use 
project could either be better or worse off based following the City of Austin’s current Land 
Development Code, depending what options they choose to include in this project. The 
Land Development Code has not been amended to reflect the values and policies of Imagine 
Austin, which promotes compact and connected communities. We recommend that the 

NPZ Comprehensive Planning Review - Kathleen Fox  512-974-7877 
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developer design this project so that it is connected to the adjoining residential 
neighborhood to be an asset to both the city and support Imagine Austin by adding the 
following features: add street trees, and install a shared path or sidewalk along their portion 
of Thornton Road so residents can access the shopping center located in the vicinity and 
along S. Lamar Blvd. 
 

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

the West Bouldin 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. 

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

 
3. According to floodplain maps there is a floodplain within or adjacent 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. 

 
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. 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 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. 
 

TR1.  If the requested zoning is recommended for this site, 30 feet of right-of-way should be 
dedicated from the centerline of Thornton Road in accordance with the Transportation 
Criteria Manual.  LDC, 25-6-55; TCM, Tables 1-7, 1-12. 

NPZ Environmental Review  -  Mike McDougal  512-974-6380  

DSD Transportation Review  -  Ivan Naranjo  -  512-974-7649  
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TR2.  A traffic impact analysis was waived for this case because the applicant agreed to limit 
the intensity and uses for this development.  If the zoning is granted, development should 
be limited through a conditional overlay to less than 2,000 vehicle trips per day. [LDC, 25-6-
117] 
TR3.  A Neighborhood Traffic Analysis (NTA) is required and will be performed for this 
project by the Transportation Review staff.  The applicant must provide recent traffic counts 
taken by a qualified transportation consultant for Thornton Road.  Based on the NTA, 
additional right-of-way, participation in roadway improvements, or limitations on 
development intensity may be recommended. LDC, Sec. 25-6-114.  Results of the NTA will 
be provided in a separate memo. 
 
TR4.  Thornton Road is not classified in the Austin Bicycle Plan.   
 
TR5.  Capital Metro bus service is not available along Thornton Road.  However, Capital 
Metro Service is available within ¼ mile of this site on Oltorf and S. Lamar. 
 
TR6.  There are existing sidewalks along various sections of Thornton Road. 
 
TR7.  Existing Street Characteristics: 

NAME ROW PAVEMENT CLASSIFICATION BICYCLE 
PLAN 

CAPITAL 
METRO 

ADT 

Thornton 
Road 

Varies 30’ Collector No No 1,809 

 

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 the 
Austin Water Utility 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. 
 
Storm Water Detention 
Under current watershed regulations, development or redevelopment requires water 
quality control with increased capture volume and control of the 2 year storm on site.  
Runoff from the site is required to comply with pollutant load restrictions as specified in 
Land Development Code.   
 

AWU-Utility Development Service Review - Neil Kepple - 512-972-0077  
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COMPATIBILITY STANDARDS 
SP 1 There are Single Family houses directly adjacent to the site to the north (zoned 

SF-3) and approximately 60 feet to the west (zoned SF-3) across Thornton Road. 
Along the north and west 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.  

 For a structure more than 100 feet but not more than 300 feet from property 
zoned SF-5 or more restrictive, 40 feet plus one foot for each 10 feet of 
distance in excess of 100 feet from the property zoned SF-5 or more 
restrictive. 

 An intensive recreational use, including a swimming pool, tennis court, ball 
court, or playground, may not be constructed 50 feet or less from adjoining 
SF-3 property. 

 Additional design regulations will be enforced at the time a site plan is 
submitted. 

 
SP 2 Site plans will be required for any new development other than single-family or 

duplex residential.  
 

SP 3 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. 

NPZ Site Plan Review - Scott Grantham - 512-974-2942  
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SUBJECT AREA:
MANAGER:

C14-2015-0047
2303 -2309 Thornton Road 
3.56 ACRES
Andrew Moore
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