
 

ZONING CHANGE REVIEW SHEET 

 

CASE: C14-2018-0094 - 2432 W Ben White Boulevard Service Road Westbound 

   

DISTRICT: 5 

 

ZONING FROM: Unzoned  TO: CS  

  

ADDRESS: 2432 W Ben White Boulevard Service Road Westbound 

 

SITE AREA: 1.53 acres (66,624 square feet)

 

OWNER: Vaquero Austin Lamar Partners 

(W.A. Landreth III) 

APPLICANT: Coats Rose  

(John M. Joseph)

 

CASE MANAGER: Scott Grantham (512-974-3574, scott.grantham@austintexas.gov) 

 

STAFF RECOMMENDATION: 

Staff recommends General Commercial Services (CS) district zoning. For a summary of 

the basis of staff’s recommendation, see case manager comments on page 2. 

  

PLANNING COMMISSION ACTION / RECOMMENDATION: 

October 9, 2018 Approved postponement request by staff to June 19, 2018.  

 Vote 10 - 0. 

 

October 23, 2018 Scheduled for Planning Commission 

 

 

CITY COUNCIL ACTION: 

November 1, 2018 Scheduled for City Council 

 

 

ORDINANCE NUMBER:  
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ISSUES: 

 

The subject property was once part of Right of Way (ROW) maintained by the Texas 

Department of Transportation (TxDOT) at the junction of West Ben White Boulevard and 

South Lamar Boulevard. When the strip center and anchor retail store at the northeast corner 

of the junction were completed, TxDOT determined that the subject property would no 

longer be needed as ROW, and sold the property in April, 2018. The property is currently 

unzoned, and the request is for an initial zoning to general commercial services (CS).  

 

 

CASE MANAGER COMMENTS: 

 

The subject property is approximately 1.53 acres or 66,624 square feet. (See Exhibit C, Field 

Notes and Survey). The site is relatively flat and is not in the flood plain. The property is 

currently vacant. The applicant’s conceptual plan is for a drive-through coffee and pastry 

shop, with no proposed walk-up service.  

 

There are two points of access. The one to the south connects to the West Ben White Service 

Road, and one runs through the property, connecting it to the South Lamar to the northwest. 

These points of access are shared with the overall development to the east, and are proposed 

to remain. Factors such as drive-through design and queuing will be evaluated by 

transportation reviewers at the time of site plan. 

 

To the east is a strip development, anchored by a Target store, with several other retail shops 

and a few restaurants. There are two pad sites located between the strip center and the subject 

property. 

 

 

 

BASIS OF RECOMMENDATION: 

 

Staff recommends general commercial services (CS) district zoning.  

 

The first basis of the recommendation is that the proposed zoning should be consistent with 

the purpose statement of the district sought. CS zoning is “intended predominately for 

commercial and industrial activities of a service nature having operating characteristics or 

traffic service requirements generally incompatible with residential environments,” which 

describes the context of the subject property well. 

 

The second basis is that zoning should allow for reasonable use of the property. Given the 

location of the subject tract along two major roadways, which may even meet the criteria for 

highways, it is appropriate to allow for intense commercial development.  

 

The third basis is that granting of the request should result in equal treatment of properties. 

The subject property adjoins a large section of CS base zones to the east; these are the only 
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zones that the property is directly adjacent to. There are other CS zones at the southeast 

corner of the junction across West Ben White. 

 

 

EXISTING ZONING AND LAND USES: 

 

 ZONING LAND USES 

Site Unzoned Vacant 

North N/A South Lamar Blvd 

South N/A W Ben White Service Road 

East CS-V, CS-1-V, CS Commercial Retail, Restaurants  

West N/A South Lamar Blvd, W Ben White 

Service Road 

 

NEIGHBORHOOD PLANNING AREA: South Lamar (no adopted neighborhood plan)  

 

TIA: Not Required 

 

WATERSHED: Barton Creek   

 

OVERLAYS: Barton Springs Zone Overlay, Core Transit Corridor (South Lamar Blvd) 

 

SCHOOLS: Joslin Elementary, Covington Middle School, Crockett High School

 
NEIGHBORHOOD ORGANIZATIONS  

Austin Independent School District Preservation Austin 

Austin Neighborhoods Council Save Our Springs Alliance 

Bike Austin Seltexas 

Friends of Austin Neighborhoods Sierra Club Austin Regional Group 

Go!Austin/Vamos!Austin (GAVA)-78745 South Austin Neighborhood Alliance 

Homeless Neighborhood Association South Central Coalition 

Neighborhood Empowerment Foundation TNR BCP - Travis County Natural 

Resources 

Onion Creek Homeowners Association  
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AREA CASE HISTORIES:  

 

NUMBER REQUEST COMMISSION CITY COUNCIL 

C14-2014-0017 

Westgate 

Neighborhood Plan 

Area Rezonings 

Add –NP, Design 

Tools and Special 

Use Infill options 

07-22-14 – Fwd to 

Council with no 

recommendation 

11-06-14 – Apvd 

rezoning to 

implement NP, and 

specific design tools 

C14-2008-0043 

Barton Hills 

Neighborhood 

Planning Area 

Vertical Mixed Use 

Bldg (V) Zoning 

Opt-In 

VMU Zoning 03-11-08 – Apvd 

with conditions 

08-07-08 – Apvd 

C14-2008-0019 

South Lamar 

Neighborhood 

Planning Area 

Vertical Mixed Use 

Building (V) Zoning 

Opt-In 

VMU Zoning 02-12-08 – Apvd 

with amended 

boundaries 

08-07-08 – Apvd 

 

RELATED CASES:  

 

The subject property is a 1.5295 acres (66,624 square feet) tract situated in the Charles H. 

Riddle Survey, abstract number 676, Travis County Texas (See Exhibit C, Field Notes and 

Survey). 

 

 

EXISTING STREET CHARACTERISTICS: 

 
 

Name ROW Pavement Classificati

on 

Sidewalks 

 

Bicycle 

Route 

Capital 

Metro 

(within ¼ 

mile) 

W Ben 

White Blvd. 

Existing(~4

00’) 

~385’ FWY 6 yes yes no 

S Lamar 

Blvd. 

Existing(~4

00’) 

~185’ MAD 4 yes yes yes 

 

 

FYI – 400 feet of right of way is required for W Ben White Blvd. in accordance with the 

Austin Metropolitan Area Transportation Plan.  LDC 25-6-55. 
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OTHER STAFF COMMENTS: 

 

Comprehensive Planning 

 

This zoning case is located on the northeast corner of W. Ben White Blvd and S. Lamar 

Blvd. (one of the busiest intersections in Austin), on an undeveloped parcel that is 1.53 acres 

in size. This property is also located within the boundaries of the South Lamar Neighborhood 

Planning area, which does not have an adopted neighborhood plan. Surrounding land uses 

includes: to the north are two large shopping centers; to the south are retail and office uses; to 

the east are retail and office uses, and the Ann Richards School for Girls; and to the west are 

office uses, a retirement community, vacant land and the Barton Creek Greenbelt. The 

proposed use is a coffee/donut shop with a drive thru. 

 

Connectivity 

The Walkscore is 67/100, Somewhat Walkable, meaning some errands may be 

accomplished on foot. Public sidewalks are available along the east side of S. Lamar Blvd 

and W. Ben White Blvd.  A Capital Metro transit stop is located within 700 ft. of the 

property. There are no existing urban trails within a quarter mile of this site. 

 

Imagine Austin 

This property is located along an Activity Corridor and within one of the five ‘Activity 

Center for Redevelopment in Sensitive Environmental Area’ (Lamar & Ben White). Page 

106 of the Imagine Austin Comprehensive Plan states, “Five centers are located over the 

recharge or contributing zones of the Barton Springs Zone of the Edwards Aquifer or within 

water-supply watersheds. These centers are located on already developed areas and, in some 

instances, provide opportunities to address long-standing water quality issues and provide 

walkable areas in and near existing neighborhoods. State-of-the-art development practices 

will be required of any redevelopment to improve stormwater retention and the water quality 

flowing into the aquifer or other drinking water sources. These centers should also be 

carefully evaluated to fit within their infrastructural and environmental context. One of the 

Land Use and Transportation policies, LUT P21 (p. 102), clarifies the intent, “Ensure that 

redevelopment in the Edwards Aquifer’s recharge and contributing zones maintains the 

quantity and quality of recharge of the aquifer.” As for Activity Corridors, they 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. The following Imagine 

Austin policies are relevant to this case. 

The following Imagine Austin policies 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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Based on this project being located along an Activity Corridor and within an Activity Center 

for Redevelopment in Sensitive Environmental Area (which supports commercial uses); and 

existing connectivity in the area (public sidewalks, a transit stop, a variety of retail, 

institutional and recreational options) this project appears to support the policies of the 

Imagine Austin Comprehensive Plan. 

 

 

Environmental 

 

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

Creek Watershed of the Colorado River Basin, which is classified as a Barton Springs Zone 

Watershed by Chapter 25-8 of the City’s Land Development Code.  It is in the Drinking Water 

Protection Zone.  

 

Project applications at the time of this report are subject to the SOS Ordinance that allows 20% 

impervious cover in the Barton Creek Watershed. 

 

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. 

 

Few 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.  Runoff from 

the site is required to comply with pollutant load restrictions as specified in Land Development 

Code.   

 

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 

 

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

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

  

INFO:  It appears the subject property has not been subdivided; either an approved 

subdivision is required or a favorable Land Status Determination is obtained to prior to any 
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site plan approval (Section 25-1-61). Contact the Development Assistance Center on the first 

floor of One Texas Center at 512-978-4000. 

 

 

Transportation 

 

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

 

A Traffic Impact Analysis shall be required at the time of site plan if triggered per LDC 25-

6-113.  

 

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

2014, a protected bike lane is recommended for W Ben White Blvd. and S Lamar Blvd. Mike 

Schofield, 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.  

 

Austin Water Utility 

 

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. 

 

 

 

INDEX OF EXHIBITS TO FOLLOW 

 

A: Zoning Map 

B. Aerial Map 

C. Field Notes and Survey 
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Zoning Case:    C14-2018-0094
Address:            2432 W Ben White Service
                          Road Westbound
Subject Area:     1.53 Acres
Case Manager:  Scott Grantham
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