
 

ZONING CHANGE REVIEW SHEET 

 

CASE: C14-2018-0126   DISTRICT: 1 

Pioneer Hill Apartments 

 

ZONING FROM:  LI-CO TO: MF-4, with conditions 

 

ADDRESS:  1420 Dessau Road 

 

SITE AREA:  29.33 Acres  

 

PROPERTY OWNER:  AGENT: 

FC Morse, Jr. Exempt Family Trust, et. al. Alice Glasco Consulting 

(Scott Morse) (Alice Glasco) 

 

APPLICANT:   

JCI Residential, LLC   

(Ross Hamilton)  

 

CASE MANAGER: Heather Chaffin (512-974-2122, heather.chaffin@austintexas.gov) 

 

STAFF RECOMMENDATION: 

Staff supports the Applicant’s request for rezoning from LI-CO to MF-4 with 

conditions, as requested by the Applicant. The condition is that the Applicant comply 

with conditions outlined in the attached TIA memorandum. The memo will be attached 

by public restrictive covenant (RC). For a summary of the basis of staff’s recommendation, 

see case manager comments on page 2. 

 

ZONING AND PLATTING COMMISSION ACTION / RECOMMENDATION:   

April 2, 2019:  To grant MF-4-CO, with the added conditional overlay of a maximum of 600 

dwelling units. (7-0-2) Lavani- 1st, Ramirez- 2nd, Duncan and Denkler abstained. Ray 

absent. 

 

CITY COUNCIL ACTION:  

April 25, 2019: 

 

ORDINANCE NUMBER:  

mailto:heather.chaffin@austintexas.gov
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ISSUES:   

No issues at this time. 

 

CASE MANAGER COMMENTS: 

The rezoning tract is located on the east side of Dessau Road, approximately ½ mile north of 

Rundberg Lane. The property is zoned LI-CO and is undeveloped. Immediately to the south 

is property zoned I-RR that is developed with nursery/construction sales & services, religious 

assembly, and undeveloped land uses. Also to the south and southeast are properties that are 

located in the ETJ. These properties, which access Brown Lane, are a mix of commercial and 

limited industrial uses. Uses include nursery, administrative offices, limited warehousing and 

distribution, construction sales and services, and others. East of the rezoning tract is 

undeveloped property zoned SF-6-CO and TND. North and northeast of the rezoning tract 

are properties zoned SF-6-CO that are developed with small lot single family residential uses. 

Also north of the rezoning tract, along Dessau Road are undeveloped properties zoned GR-

CO. West of the rezoning tract, across Dessau Road, are single family residences zoned SF-

3-NP. Please see Exhibits A and B—Zoning Map and Aerial Exhibit. 

The proposed rezoning tract was originally zoned from Interim Rural Residential (I-RR) 

district to Tradition Neighborhood District (TND) zoning district in 2003-2004. The 

proposed rezoning tract is 29.33 acres out of the original 277.393 acre Pioneer Hill TND 

project which included a mix of residential, commercial, and industrial land uses. The 

rezoning tract was Tract 5a which was designated “Workshop Area” and “Employment - LI”. 

In the years since the TND was approved, the area has been rezoned to change conditions of 

the TND, and then finally to eliminate the TND zoning for most of the original area. When 

the subject tract was rezoned from TND in 2011, it changed to LI-CO. The conditional 

overlay (CO) prohibited many commercial and industrial land uses and established 100’-150’ 

setbacks from adjacent residential, depending on the commercial land uses. If rezoned, the 

CO will no longer apply, since all commercial and industrial uses would be prohibited under 

MF-4. Please see Exhibit C—Zoning Ordinance. 

A public restrictive covenant (RC) was attached to the property at the time of rezoning in 

2011 and is not proposed to be removed. The RC prohibits a public street connection to 

Brown Lane to the south and requires that a private driveway be constructed by the property 

owner to access Brown Lane. Please see Exhibit D—Restrictive Covenant. 

The rezoning tract was included in a Traffic Impact Analysis (TIA) that was approved in 

2002 and amended in 2003 and 2011. The Applicant has submitted an updated TIA based on 

current traffic conditions that has been approved by City staff. Staff recommends that the 

TIA be attached to the rezoning case if it is granted. Please see Exhibit E—TIA 

Memorandum. 

Staff has received correspondence in opposition to the proposed rezoning. Please see Exhibit 

F-- Correspondence. 

Staff supports the rezoning request with the updated TIA. The Applicant is proposing 

approximately 600 market rate multifamily units, with a range of 1, 2, and 3-bedroom units. 

This will provide more housing in the area, as well as increase housing options in addition to 

the adjacent small-lot residences and the standard single family residences across Dessau 
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Road. The site is also appropriately located for multifamily residential use. The site is 

adjacent to SF-6-CO property to the north and east, most of which is developed/platted with 

small lot single family residential land use. The I-RR property to the south is developed with 

nursery/construction sales & services, religious assembly, and undeveloped land uses. These 

are low intensity uses that would not be adversely affected by multifamily development to 

the north. The area to the southeast of the property is located in the county and is developed 

with a mix of commercial and light industrial uses. While there are some more intense 

industrial uses further south on Brown Lane, Austin Fire Department has cleared the site for 

any possible hazardous materials nearby. 

 

BASIS OF RECOMMENDATION: 

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

Multifamily residence moderate - high density (MF-4) district is the designation for multifamily and 

group residential use with a maximum density of 36 to 54 units per acre, depending on unit size. An 

MF-4 district designation may be applied to high density housing in a centrally located area near 

supporting transportation and commercial facilities, in an area adjacent to the central business district 

or a major institutional or employment center, or in an area for which moderate to high density 

multifamily use is desired. 

 

2. The proposed zoning should be consistent with the goals and objectives of the City  

Council. 

Multifamily zoning will increase residential stock and increase the variety of housing types available 

in the area, as promoted by the Strategic Housing Blueprint. 

 

3. Zoning changes should promote a balance of intensities and densities. 

MF-4 zoning in this area provides a transition of intensities and uses from commercial uses to the 

southeast to the single family residential uses to the north and northeast. 

 

EXISTING ZONING AND LAND USES: 

 ZONING LAND USES 

Site LI-CO Undeveloped 

North GR-CO, SF-6-CO, MF-3-CO Undeveloped, Small lot single family residential 

South I-RR, Unzoned (Travis 

County) 

Nursery, Religious assembly, Administrative 

office, limited warehousing and distribution, 

construction sales and services 

East SF-6-CO, TND Undeveloped, Small lot single family residential 

West SF-3-NP Single family residential  

 

SCHOOLS:   

Pioneer Crossing Elementary School           

Decker Middle School 

Manor High School 

 

TIA: See attached memorandum   
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WATERSHED: Walnut Creek (Suburban) 

 

NEIGHBORHOOD ORGANIZATIONS:  

Homeless Neighborhood Association Austin Neighborhoods Council 

Neighborhood Empowerment Foundation  Friends of Austin Neighborhoods  

North Growth Corridor Alliance Harris Branch Master Association, Inc. 

Windsor Hills Neighborhood Association AISD 

Heritage Hills/ Windsor Hills Neighborhood Plan Contact Team 

Bike Austin Sierra Club 

SELTexas 

 

EXISTING STREET CHARACTERISTICS:  

 
 

OTHER STAFF COMMENTS: 

 

COMPREHENSIVE PLANNING: 

Connectivity. Public sidewalk are located along both sides of Dessau Road. There are no 

urban trails, bike lanes, or public transit stops located within a half a mile of this site. The 

Walkscore for this site is 31/100, Car Dependent, meaning almost all errands require a car. 

When analyzing this particular location, the existing connectivity options in this area appear 

to be limited.  

Imagine Austin. The Imagine Austin Growth Concept Map identifies this project as being 

located along an Activity Corridor (Dessau Road). Activity Corridors are designated for 

additional people and jobs above what currently exists on the ground. Corridors are intended 

to allow people to reside, work, shop, access services, people watch, recreate, and hang out 

without traveling far distances. 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, and 

offices. The following Imagine Austin policies are applicable to this case: 

 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 
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neighborhoods have different characteristics and new and infill development should be 

sensitive to the predominant character of these communities. 

 HN P10. Create complete neighborhoods across Austin that have a mix of housing types 

and land uses, affordable housing and transportation options, and access to healthy food, 

schools, retail, employment, community services, and parks and recreation options. 

Conclusions. Analyzing the land uses located within a mile of radius of the subject property, 

there appears to be both benefits and challenges to this location. The area of Austin is 

currently lacking a variety of goods and services to nearby residents, and connectivity 

options, including transit stops, bike lanes and urban trails. However, the subject property is 

located adjacent to an Activity Corridor, where a variety of pedestrian friendly retail and 

public amenities could eventually develop to provide walkable amenities to nearby 

residents. Based upon the project: (1) being located along a designated Activity Corridor, 

which supports residential uses; (2) Imagine Austin policies above that supports a variety of 

land uses, including apartment complexes, along busy corridors; (3) one public school and a 

recreation center being located within a mile of this site; (4) public sidewalks being located 

along Dessau Road, which provides some connectivity; and (5) the multifamily project being 

just one of several components to a much larger mixed use development, this proposed 

residential project appears to partially support the policies of Imagine Austin. 

 

ENVIRONMENTAL 

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

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

and the Colorado River Watershed, which is classified as an Urban Watershed by Chapter 

25-8 of the City's Land Development Code. Zoning district impervious cover limits apply in 

the Urban Watershed classification. Under current suburban watershed regulations, 

development or redevelopment on the portion of the site located in the Suburban Watershed 

classification 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% 

 

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

location. 

3. Standard landscaping and tree protection will be required in accordance with LDC 25-2 

and 25-8 for all development and/or redevelopment. 

4. Several 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, 
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sinkholes, and wetlands. 

5. 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 

SP 1. Site plans will be required for any new development other than single-family or duplex 

residential. 

SP 2. 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. 

SP 3. Any new development is subject to Subchapter E. Design Standards and Mixed Use. 

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

SP 4. The site is subject to compatibility standards. Along the northerly property line 

adjacent to single family residential development and along the westerly property line across 

Dessau Road from property zoned SF-3-NP, the following standards apply: 

 No structure may be built within 25 feet of the northerly property line. 

 No structure in excess of two stories or 30 feet in height may be constructed within 50 

feet of the northerly property line or westerly right or way of Dessau Road. 

 No structure in excess of three stories or 40 feet in height may be constructed within 100 

feet of the northerly property line or westerly right or way of Dessau Road. 

 No parking or driveways are allowed within 25 feet of the northerly property line. 

 A landscape area at least 25 feet wide is required along the northerly 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, height limitation is 40 feet plus one foot for each 10 feet of distance in 

excess of 100 feet from the property line. 

 For a structure more than 300 feet but less than 54 feet from property zoned SF-5 or 

more restrictive, height limitation is 60 feet plus one foot for each four feet in excess of 

300 feet from the property line. 

 An intensive recreational use, including a swimming pool, tennis court, ball court, or 

playground, may not be constructed 50 feet or less from adjoining property used for 

single family residences. 

 

TRANSPORTATION 

TR1. The site is subject to the approved TIA with zoning case # C14T-02-0001 and C14T-

03-0001. A TIA revision is required for this zoning application and has been reviewed by 

staff. Additional mitigations may be required if the conditions in the TIA have changed. FYI 

– the fiscal from the previously approved TIA with C14T-02-0001 and C14T-03-0001 has 

been paid. 

TR2. The Austin Metropolitan Area Transportation Plan calls for 140 feet of right-of-way for 

Dessau Road. It is recommended that 70 feet of right-of-way from the existing centerline 

should be dedicated for Dessau Road according to the Transportation Plan prior to 3rd 

reading of City Council. [LDC 25-6-51 and 25-6-55]. 

TR3. Additional right-of-way maybe required at the time of subdivision and/or site plan. 
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TR4. 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. 

TR5. According to the Austin 2014 Bicycle Plan approved by Austin City Council in 

November, 2014, a protected bike lane for all ages and abilities is recommended for Dessau 

Road. Per Mike Schofield with the Bicycle Program in Austin Transportation Department, 

the protected bicycle lanes are planned to be installed in 2019 or 2020 in coordination with 

resurfacing. If any turn lanes are proposed to be installed on Dessau as a part of the TIA, 

bicycle facilities would need to be pulled behind curb for the length of the turn lane. 

Coordination may need to occur with the proposed bicycle facility construction and future 

site plan applications along Dessau Road. Additional right-of-way dedication and bicycle 

facility construction may be required in accordance with LDC 25-6-55 and LDC 25-6-101 to 

accommodate the bicycle facilities. Please review the Bicycle Master Plan for more 

information. 

TR6. This site is subject to the Restrictive Covenants recorded with zoning application C14-

2011-0049. 

a. It appears the required improvements associated with doc. no. 2011186520 have been 

constructed and installed. Compliance with the RC will be confirmed during the subdivision 

and site plan applications; 

b. Restrictive Covenant doc. no. 2011186521 requires a cul-de-sac turnaround for Brown 

Lane.  

c. Restrictive Covenant doc. no. 2011186521 requires dedicating a 10-foot public access 

easement with an 8-foot constructed trail from Brown Lane to a public right-of-way within 

the property. Staff is coordinating with Urban Trails Program and Parks and Recreation 

Department to determine the location of the required trail. The location and design of the 

trail shall be finalized with future applications. 

d. Per Restrictive Covenant doc. no. 2011186521, no building permit identified in Exhibit C 

(of the document) shall be issued without the trail connection shown in a site plan that is 

approved and active. Additionally, no certificate of occupancy shall be issued for the 

area identified in Exhibit C (of the document) if the Brown Lane access improvements 

are not completed. It appears building permits and certificate of occupancies have been 

issued within the area identified in Exhibit C. Future building permits and CO’s may be 

held until the improvements are implemented per the recorded document. 

TR7. FYI – staff recommends access to the site be provided through internal streets and 

right-ofway 

instead of from Dessau Road. This will reduce the amount of curb cuts provided on the 

arterial streets as recommended in the City of Austin’s Complete Streets and Vision Zero 

Policies. 

TR8. FYI – the site will be required to comply with residential use block length standards for 

the 

proposed MF-4 zoning at the time of the subdivision application(s). Any approved 

preliminary plans may be required to be revised prior to approval and recordation of any 

final plat. 

TR9. FYI – the existing sidewalks along Dessau Road do not appear to comply with the Land 

Development code and do not appear to be ADA compliant based on Google Images. The 

existing sidewalks shall be reconstructed to City of Austin standards in accordance with the 
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Land Development Code and Transportation Criteria Manual at the time of the site plan 

application. 

TR10. Existing Street Characteristics: 

 
 

WATER UTILITY 

WW1. 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 Exhibit 

C. Zoning Ordinance 

D. Restrictive Covenant 

E. TIA Memorandum 

F. Correspondence 
























































