
ZONING CHANGE REVIEW SHEET 

CASE: C14-2017-0122 – S. Lamar VMU Z.A.P./ P.C. DATE: 
November 14, 2017 
November 28, 2017 
January 9, 2018 

ADDRESS: 1401 & 1311 South Lamar Boulevard 

DISTRICT AREA: 5 

OWNER/APPLICANT: Seamless GCW, LTD 

AGENT: Armbrust and Brown (Richard Suttle) 

ZONING FROM/TO: 

Tract 1:  
From: General commercial services – conditional overlay (CS-CO) 
To: General commercial services – vertical mixed use (CS-V) 

Tract 2: 
From: General commercial services – vertical mixed use – conditional overlay (CS-V-
CO) 
To: General commercial services – vertical mixed use (CS-V) 

AREA: 1.5 acres (65,340 square feet) 

STAFF RECOMMENDATION: 
Recommend General commercial services – vertical mixed use (CS-V-CO) for both 
Tracts 1 & 2. 
The following uses will be prohibited: 
Adult-oriented businesses 
Agricultural sales and services 
Alternative financial services 
Automotive rentals 
Automotive sales 
Bail bonds 
Campground 
Construction sales and services 
Convenience Storage 
Drive-in service 
Drop-off recycling collection facility 
Equipment sales 
Equipment services 

Exterminating services 
Funeral Services 
Kennels 
Laundry services 
Limited warehousing and distribution 
Outdoor entertainment 
Outdoor sports & recreation 
Pawn shop services 
Plant nursery 
Scrap and salvage services 
Service station 
Vehicle Storage 

A restaurant (general) use on the Property that requires a late hours permit is 
prohibited.  
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Staff supports removing the Floor to Area Ratio (FAR) because it is counter to the 
intentions of vertical mixed use development.  Staff also recommends prohibiting 
additional uses (beyond the existing prohibited uses) unsuitable in a mixed use 
development which the applicant supports. The Zilker Neighborhood Association 
(ZNA) and the applicant are also working on a Private Restrictive Covenant.  

PLANNING COMMISSION RECOMMENDATION: 
NOVEMBER 28, 2017: APPROVED POSTPONEMENT REQUEST BY THE APPLICANT TO 
JANUARY 9, 2017 ON CONSENT, VOTE 11-0 [P. SEEGER 1ST, N. ZARAGOZA 2ND, ABSENT 
– K. MCGRAW, J. VELA].

DEPARTMENT COMMENTS: The subject property consists of two platted lots totaling 
1.5 acres (.61 ac & .89 ac respectively) located on the southeastern corner of a 
larger property (1311 S. Lamar) which fronts South Lamar Boulevard south of W. 
Gibson Street in the Zilker Neighborhood. South Lamar Boulevard is a core-transit 
corridor. This property backs to the Missouri-Pacific railroad and is currently used for 
automotive repair services. The front tract (2.4 acres) includes the Genie Car Wash 
facility and is also owned by the applicant. Tracts 1 and 2 are occupied by 
Leonard’s Garage (automotive repair) and Jiffy Lube respectively. The larger parcel 
in front of Tract 1 is zoned general commercial services-vertical mixed use (CS-V). 
The applicant is requesting consistent zoning districts in order to develop the tracts 
as a mixed use project and use the density bonus the “V” allows. In return for the 
density bonus, 10% of the residential units will be affordable.  

Both tracts were zoned CS-CO in 1989. The conditional overlay restricts the property 
to a maximum floor to area ratio (FAR) of .30 to 1 and prohibits the following uses: 

Building maintenance services 
Campground 
Construction sales and services 
Convenience storage 
Equipment services 

Kennels 
Limited warehousing and distribution 
Maintenance and service facilities 
Vehicle storage 

During the Vertical Mixed Use (VMU) opt in/out process in 2008, Tract 2 and the 
larger 2.4 acre tract adjacent to Tract 1 were given a “V”. During that process the 
Zilker Neighborhood Association supported including both the larger tract and the 
1311 S. Lamar property but zoning staff did not recommend both because the rear 
property did not have frontage on S. Lamar Boulevard.  

Please see attached letter from the Zilker Neighborhood Association which provides 
background on their decision making process and support for inclusion of both 
properties. Also, as part of that process, should the density bonus be used, the Zilker 
Neighborhood Association requested the affordability level be 60% median family 
income (MFI).  

A zoning application for 1311 S. Lamar (C14-2016-0132) was previously submitted for 
CS-V and recommended by the Planning Commission (CS-V-CO), February 14, 2017 
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(VOTE 7-0-3). The City Council approved CS-V-CO on first reading, March 3, 2017. At 
first reading the Council approved the Planning Commission recommendation with 
the same prohibited uses in the current staff recommendation, the prohibition of 
outdoor amplified sound and a requirement that the mix of affordable residential 
units match the market rate units. The previous applicant withdrew the application 
prior to second and third reading at Council.  
 
ISSUES:  
The applicant and ZNA are working on a private restrictive covenant. 
 
EXISTING ZONING AND LAND USES: 
 ZONING LAND USES 
Site CS-CO Auto repair 
North CS-V Auto repair 
East SF-3-NP Single family residence (across railroad ROW) 
South CS-V-CO Auto repair and gas station  
West CS, CS-V Auto repair  

 
NEIGHBORHOOD PLANNING AREA: Zilker NPA (Suspended) TIA or NTA: N/A  
 
WATERSHED: West Bouldin Creek  
 
DESIRED DEVELOPMENT ZONE: Yes 
   
CAPITOL VIEW CORRIDOR: No   HILL COUNTRY ROADWAY: No 
 
NEIGHBORHOOD ORGANIZATIONS: 
Austin Heritage Tree Foundation 
Austin Neighborhoods Council 
Bike Austin 
Bouldin Creek Neighborhood 
Association 
Bouldin Creek Neighborhood Planning 
Team 
Friends of Austin Neighborhoods 

Friends of Zilker 
Homeless Neighborhood Association 
Preservation Austin 
Real Estate Council of Austin 
Save our Springs Alliance 
Sierra Club Austin Regional Group  
South Central Coalition 
Zilker Neighborhood Association 

 
SCHOOLS: Austin HS, O’Henry MS, Zilker Elementary 
 
CASE HISTORIES FOR THIS PROPERTY  

NUMBER REQUEST PLANNING COMMISSION CITY COUNCIL 
C14-2016-0132 
1311 S. Lamar 

CS-CO to 
CS-V 

CS-V-CO  (2/17/17) Approved CS-V-CO 1st  
Reading only (3/2/17). 
Withdrawn by applicant 
prior to 2nd & 3rd reading.  

C14-88-0094 
1400 S. Lamar 
Blvd. 

SF-3 to CS Approved CS-CO Approved CS-CO 
(12/14/1989) 
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CASE HISTORIES FOR SURROUNDING PROPERTIES 
NUMBER REQUEST PLANNING COMMISSION CITY COUNCIL 
C14-2008-
0060 1311 S. 
Lamar Blvd 
VMU Opt/in 

CS to CS-V Approved CS-V Approved CS-V (10/16/08) 

C14-01-0136 
1201-1221 S. 
Lamar 

CS to CS-MU-
CO 

Approved  CS-MU-CO 
(limited IC in floodplain, 
prohibited uses, trips) 

Approved CS-MU-CO 

C14-2008-
0060 1222-
1400 S. 
Lamar Blvd 
VMU Opt/in 

CS to CS-V Approved  CS-V Approved CS-V (10/16/08) 

ABUTTING STREETS: 

Name ROW Pavement Classification Sidewalks Bike 
Route 

Capital Metro 
(within ¼ mile) 

South 
Lamar 

Boulevard 
110’ 60’ 

Major Arterial 
Divided 4 

Lanes 
Yes Yes Yes 

CITY COUNCIL DATE: Scheduled for February 1, 2017 ACTION: 

ORDINANCE READINGS: 1st   2nd 3rd  

ORDINANCE NUMBER:  

CASE MANAGER: Andrew Moore PHONE: 512-974-7604 
EMAIL: andrew.moore@austintexas.gov 

ADDITIONAL DEPARTMENTAL COMMENTS 

A compliance report on a portion of the subject area was submitted in December 
2017 but the zoning application was withdrawn by the applicant. This case is 
located on the east side of S. Lamar Boulevard, the property is approximately a 1.5 
acre in size (there are two tracts), and contains a full service car wash and auto 
service/repair uses. Surrounding land uses includes an auto repair shop to the north, 
a gas station/convenience store to the south, a small shopping center to the west, 
and single family housing to the east. The property is located in Zilker Neighborhood 

NPZ Comprehensive Planning Review - Kathleen Fox  512-974-7877 
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Planning Area, which does not have an adopted neighborhood plan. The proposed 
use is a mixed use project, consisting of 150 units of multifamily housing, and 
associated ground floor retail (approximately 800 sq. ft.) Additionally the applicant is 
requesting the removal of the Conditional Overlay that limits the floor area ratio to 
just .3:1 FAR limitation. This project would be combined with two other adjacent 
properties to provide one contiguous site for their proposed vertical mixed use 
project. 

Connectivity: Public sidewalks are located along both sides of S. Lamar Blvd, and 
transit stops are within walking distance to this location. The Walkscore for this 
property is 78/100, meaning most errands may be accomplished on foot. The AARP 
Livability Index Score is 54/100 (50/100 is the average score). The Livability Index 
measures housing, neighborhood, transportation, environment, health, 
engagement, and opportunity characteristics. 

Imagine Austin 
Imagine Austin Growth Concept Map, found in the Imagine Austin Comprehensive 
Plan, identifies this section of S. Lamar Boulevard 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 applicable to this case and support 
‘complete communities.’ 

- 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. 

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

- 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 upon the property: (1) being located along a major Activity Corridor as 
identified in the Imagine Austin Growth Concept Map, which supports mixed use 
and residential projects and; (2) the Imagine Austin policies referenced above, 
which supports a variety of land uses along corridors promote complete 
communities, this proposed vertical mixed use project appears to be supported by 
the Imagine Austin Comprehensive Plan. 
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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 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.

 

TR1 Per Ordinance No. 20170302-077, off-site transportation improvements and 
mitigations may be required at the time of site plan application. This section 
of South Lamar is located within the South Lamar Corridor Plan and required 
mitigations may include implementing portions of the corridor plan. 

TR2.  This site is located adjacent to the West Bouldin Creek Greenway. PARD may 
provide comments regarding trail construction or connections. 

TR3.  Janae Ryan, Urban Trails, Public Works Department and Nathan Wilkes, 
Bicycle Program, Transportation Department may provide additional 
comments regarding bicycle and Austin pedestrian connectivity per the 
Council Resolution No. 20130620-056. 

NPZ Environmental Review – Alex Butler 512-974-2067
 

DSD Transportation Review – Katie Wettick – 512-974-3529
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TR4.  A Traffic Impact Analysis shall be required at the time of site plan if triggered 
per LDC 25-6-113. LDC, Sec. 25-6-113. 

Existing Street Characteristics: 

Name ROW Pavement Classification Sidewalks Bike 
Route 

Capital Metro 
(within ¼ mile) 

South Lamar 
Boulevard 110’ 60’ Major Arterial Yes, both 

sides 

Yes, 
bike 
lanes 

Yes 
3, 484, 338, 803 

 

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. 

SP1 Any new development is subject to Subchapter E. Design Standards and 
Mixed Use. Additional comments will be made when the site plan is 
submitted. 

SP2.  Site plans will be required for any new development other than single-family 
or duplex residential. 

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. 

NPZ Austin Water Utility Review – Neil Kepple – 512-972-0077
 

NPZ Site Plan Review – Cindy Edmond  512-974-3437 
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From: latherton
To: Guernsey, Greg; 
Cc: Moore, Andrew; lbojo@drennergroup.com; District 5
Subject: 1311 S Lamar (2016-148059 ZC) zoning correction
Date: Wednesday, December 14, 2016 10:15:04 AM
Attachments: 1311 SLamar VMU Exhibit2-3.pdf

1311 SLamar VMU Exhibit4.pdf
1311 SLamar zoning error.docx

Hello, Greg.
Attached is the request from ZNA President Jeff Jack for an administrative correction of a zoning
 error that I mentioned to you Monday night at the BoA meeting.
An application has been filed to place Unit 2 at 1311 S. Lamar in the VMU overlay. According to
 ZNA’s VMU application from 2007, a rezoning review and hearing should be unnecessary, because
 the parcel should have been designated VMU in the 2008 ordinance. The attached letter and
 exhibits explain why we think the parcel was incorrectly mapped in 2008 and why we are requesting
 that you correct the zoning administratively, from CS-CO to CS-V-CO.
We would hate to spend any more time and expense on something the general membership
 reviewed and approved 10 years ago.
Thanks for your attention.
L. Atherton
On behalf of the ZNA Executive Committee
(512-447-7681)  
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From: eric
To: Moore, Andrew
Subject: case # C14-2016-0132
Date: Monday, January 09, 2017 6:06:17 PM

Hello Andrew,

My name is Eric Anderson, and my wife and I own several properties that will be affected by
 the rezoning application per the case C14-2016-0132.  We have lived in our house at
 1018 West Milton Street for 30 years and are concerned about the type of projects that the
 rezoning of 1311 S. Lamar Blvd Bldg.B will result in.

Several years ago another property on S. Lamar, where the current business Gibson Street Bar
 1109 S. Lamar,  was rezoned.  Originally the applicants asked for a permit that would allow
 outdoor music along with the bar.  That request was denied as the outdoor music would
 negatively affect the residents across and along Bouldin Creek West.  The creek is a natural
 amphitheater.  Anyway, Gibson Bar was allowed to develop, and then several months after
 they opened, the owners applied for and received a permit to build a deck on the back of the
 bar giving out into the West Bouldin Creek greenbelt.   The resulting noise....drunk people
 hootering and hollering until 2 am in the morning could be easily heard as far away as Bouldin
 Avenue and Gibson Street.  I know this because I walk my dog late at night in that area, and
 the partying from the Gibson bar was and is readily audible.  Personally  I am not against
 partying and enjoy going to bars and doing just what they are doing at Gibson Street Bar.  But
 I am against having to forcibly listen to the hootering and hollering inside my house that I pay
 dearly in taxes to live in.    

By now you can see where my concerns lie as to the proposed development at 1311 S. Lamar.
  It's not just the kind of businesses, but the way those businesses may impact
 our neighborhood even after the development process is complete.  I have tried to go to the
 website provided on the letter I received from the City of Austin for my information, but was
 unable to connect.  I would appreciate any information you could give me to address my
 concerns.  Austin is becoming, each day,  a more dense urban environment, which I
 personally support.  But if we are going to live close together,  we must continue to develop
 in a way that respects the privacy and sanctity that all of its residents deserve.  thank you,
 Eric Anderson  Brenda Fonder   512 751-8129
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