
ZONING CHANGE REVIEW SHEET 
 
CASE:  C14-2019-0048 – The Avalon N Holdings, LLC  DISTRICT:  5 
             
ZONING FROM:  SF-2       TO:  CS-CO, as amended
  
ADDRESS:  9606 Swansons Ranch Road 
 
SITE AREA:  0.4949 acres (21,557 square feet) 
 
PROPERTY OWNER:  The Avalon        AGENT:  Moncada Enterprises, LLC  

N Holdings, LLC (John Luke Sanchez)  (Phil Moncada) 
  

CASE MANAGER:  Wendy Rhoades (512-974-7719, wendy.rhoades@austintexas.gov) 
            
STAFF RECOMMENDATION:   
 
The Staff recommendation is to grant limited office – mixed use (LO-MU) district 
zoning.  For a summary of the basis of Staff’s recommendation, see case manager comments.     
 
ZONING AND PLATTING COMMISSION ACTION / RECOMMENDATION: 
May 21, 2019:  APPROVED CS-CO DISTRICT ZONING WITH –CO FOR EXTENSIVE 
LIST OF PROHIBITED USES, AS OFFERED BY THE APPLICANT, AND ADDING 
ADULT-ORIENTED BUSINESSES AS A PROHIBITED USE  

[B. EVANS; A. TATKOW – 2ND] (7-1) A. DENKLER – NAY; D. KING – 
ABSTAINED; N. BARRERA-RAMIREZ – ABSENT; 1 VACANCY ON THE 
COMMISSION 

 
CITY COUNCIL ACTION:   
June 20, 2019:     
 
ORDINANCE NUMBER:   
 
ISSUES: 
 
The Applicant would like to discuss the Staff’s recommendation with the Zoning and Platting 
Commission.  Correspondence in support of the Applicant’s rezoning request is attached.   
 
On May 6, 2019, the Applicant amended the rezoning request from the LI, limited industrial 
services district to CS, general commercial services.   
 
On November 2, 2016, a Code Department investigation resulted in a citation to the owner 
regarding improper zoning and commercial construction performed without required permits, 
including the addition of a canopy, windows and door, and lighting canisters (CV-2016-
135412).  After the Notice of Violation was issued, the Owner contracted with a firm to 
prepare an operational history of the property in order to determine if commercial use could 
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be established prior to annexation.  Please refer to Exhibit E.  The rezoning case was filed on 
February 27, 2019.   
 
CASE MANAGER COMMENTS:   
 
The subject rezoning area consists of one platted lot that has frontage on both Swansons 
Ranch Road and Bilbrook Place, and is zoned single family residence – standard lot (SF-2) 
district.  The property has driveway access to Swansons Ranch Road and contains the 
Owner’s construction sales and service business and an automotive repair business run by an 
unrelated individual.  Swansons Ranch Road is a local street that is developed with a mixture 
of single family residences, office and commercial uses, including a day spa (SF-2) and 
office (LO-CO) at the intersection with West Slaughter Lane, a roofing / general contractor 
company (GO-CO), a former automotive repair business (SF-2, grandfathered), and a 
warehouse for solid waste services company (RR).  The property has a driveway apron to 
Bilbrook Place, although it is seldom used.  There are also several single family residences 
on Swansons Ranch Road (SF-2).  On Bilbrook Place to the west, there is undeveloped land 
and a church (LR; SF-6-CO).   
 
The property was annexed into the City in November 1984 and zoning maps from the mid- 
and late 1980s suggest that some of the commercial uses on Swansons Ranch Road were in 
operation prior to annexation, and therefore, are considered legal uses.  According to 
telephone directories, the subject property was occupied by a gunsmithing business in the 
mid-to-late 1970s, and a seafood handling operation in 1985.  The City issued commercial 
building permits for installation of walk-in coolers, a grease trap and mop sink, and related 
electrical work for the seafood business in 1985, although it is unknown if rezoning to a 
commercial district was identified as a necessary process at that time.  The auto repair 
business has occupied the property since 1990.  Sale of the property to the current Owner 
occurred in July 2015 and purchase records indicated it was a commercial property.          
 
Given the existing construction sales and services and auto repair businesses on the property, 
the Applicant proposes to rezone the lot to the general commercial services – conditional 
overlay (CS-CO) district, in order to bring the existing uses into conformance with the 
zoning district that allows these uses.  The Applicant’s proposed –CO is for an extensive list 
of prohibited residential, commercial, industrial and civic uses, as shown at the very back of 
this packet.   
 
BASIS FOR RECOMMENDATION 
 
The CS zoning district is best suited for uses located at intersections of arterial roadways or 
arterials with collector status.  The intention is to promote safe and efficient use of 
transportation facilities.  The Conditional Overlay (CO) combining district may be applied in 
combination with any base district.  The district is intended to provide flexible and adaptable 
use or site development regulations by requiring standards tailored to individual properties.   
 
Although Swansons Ranch Road contains both residential and commercial uses, a request for 
CS zoning is not recommended by Staff on the basis that it would introduce intensive 
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commercial zoning on a local street.  To this end, Staff is unable to recommend the 
Applicant’s request for CS-CO, because the zoning and type of development, associated 
activities, including truck traffic and vehicle trip generation for auto repair and construction 
sales and services uses are incompatible with the surrounding residences on Swansons Ranch 
Road.   
 
Another basis for Staff recommendation is that any commercial uses which can be proven to 
have existed prior to annexation would be considered a non-conforming use.  A commercial 
use (the seafood handling operation) was located on the property shortly after annexation and 
would have needed commercial zoning at that time.    
 
Moreover, the Swansons Ranchettes subdivision that contains the lot proposed for rezoning 
was originally platted for residential development, and proposes some challenges in order to 
redevelop with commercial uses.  If CS zoning is granted, this site will have to comply with 
CS site development standards, which includes a 25 feet setback from SF-6 or more 
restrictive district and any single family residence.   
 
As an alternative, the Staff recommends LO-MU, limited office – mixed use zoning which is 
intended for office use predominantly serving the neighborhood or community needs, such as 
professional, semi-professional and medical offices, which may be located within or adjacent 
to residential neighborhoods.  The subject lot is adjacent to a neighborhood that still has a 
number of single family residences.  An office use would potentially serve the surrounding 
neighborhoods and the mixed use component would allow for residential use on the property.  
The mixed use (MU) district is intended to allow for residential uses to be combined with 
office uses in a single development.   
 
EXISTING ZONING AND LAND USES: 
 
 ZONING LAND USES 
Site SF-2 Construction sales and services; Auto repair 
North SF-2 Undeveloped; Day spa; Professional office  
South SF-2; NO-MU; SF-1 A few single family residences; Wood flooring company; 

Undeveloped 
East LO-CO; SF-2; GO-

CO; RR  
Office; Manufactured home; Roofing / Contractor’s 
office; Four single family residences; Plumbing company 
(vacant); Warehouse  

West LR; CS-1; SF-6-CO Undeveloped; Service station; Church  
 
NEIGHBORHOOD PLANNING AREA:  Not Applicable  TIA:  Is not required  
   
WATERSHED:  Slaughter Creek – Suburban     
    
CAPITOL VIEW CORRIDOR:  No  SCENIC ROADWAY:  No 
 
SCHOOLS:  Casey Elementary School    Paredes Middle School Akins High School 
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NEIGHBORHOOD ORGANIZATIONS: 
 
242 – Slaughter Lane Neighborhood Association  
360 – Texas Oaks South Neighborhood Association   
511 – Austin Neighborhoods Council  627 – Onion Creek Homeowners Association  
742 – Austin Independent School District  1228 – Sierra Club, Austin Regional Group  
1363 – SEL Texas     1424 – Preservation Austin  
1528 – Bike Austin     1530 – Friends of Austin Neighborhoods  
1531 – South Austin Neighborhood Alliance 1550 – Homeless Neighborhood Organization 
1578 – South Park Neighbors             1616 – Neighborhood Empowerment Foundation  
   
AREA CASE HISTORIES: 
 

NUMBER REQUEST COMMISSION CITY COUNCIL 
C14-2009-0098 –   
Apogee Workshop 
– 9704 Swansons 
Ranch Rd 

SF-1 to NO-MU To Grant  Apvd (12-17-2009).   

C14-2008-0052 – 
TJG – Swansons 
Ranch Road – 9609 
Swansons Ranch 
Rd  

SF-2 to CS  To Grant GO-CO 
w/CO for personal 
services use and all NO 
uses and dev’t regs, 
parking to be located 
offsite, 150 trips per 
day and conditions of 
NTA.  Encourage 
Applicant to petition 
City for no parking 
signs on David Moore 
Rd 

Apvd GO-CO w/ 
Restrictive Covenant 
for the NTA, as 
Commission 
recommended  
(1-15-2009). 

C14-95-0121 – City 
of Austin-City 
Initiated – 9702 – 
9800 Block of 
Swansons Ranch 
Rd 

DR; SF-2 to RR; 
SF-1 

To Grant RR; SF-1; 
SF-2 

Apvd RR; SF-1  
(11-16-1995).   

C14-95-0122 – City 
of Austin-City 
Initiated – 9600 – 
9899 Block of 
Swansons Ranch 
Rd 

DR; SF-2 to RR; 
SF-1 

To Grant RR; SF-1; 
SF-2 

Apvd RR; SF-1; and 
Tract 1 stays SF-2  
(11-16-1995).   

C14-99-0063 – 
Shirell and Lois 
Hipp Zoning 
Change – 1303 

SF-2 to LO To Grant LO-CO, 
w/conditions 

Apvd LO-CO w/CO 
prohibiting access to 
Slaughter Lane 
(8-19-1999). 
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West Slaughter Ln 
C14-00-2098 – 
Blackhawk 
Apartments – 1200 
West Slaughter Ln 

SF-1 to MF-1-
CO and LR-CO  

To Grant MF-1-CO 
and LR-CO, 
w/conditions 

Apvd MF-1-CO and 
LR-CO, with CO for 
Traffic Impact 
Analysis; 13.24 u.p.a. 
(300 units); 15’ 
vegetative buffer along 
David Moore Rd; list 
of prohibited uses  
(1-25-2001). 

C14-00-2111 –  
Solera 1200 Block 
of West Slaughter 
Ln 

DR to MF-3 To Grant MF-2-CO 
w/conditions 

Approved MF-2-CO 
with CO for 12.18 
u.p.a. and conditions 
of Traffic Impact 
Analysis (10-26-2000). 

C14-00-2189 – 
Wattinger Acres – 
1218 West 
Slaughter Lane 

DR to W/LO To Grant W/LO-CO 
w/conditions  

Approved W/LO-CO 
with CO for 2,000 
trips (1-18-2001).   

C14-00-2242 – 
Swanson’s 
Crossing Retail – 
1216-1400 West 
Slaughter Ln 

DR to LR To Grant LR-CO 
w/conditions 

Apvd LR-CO w/CO 
for 2,000 trips  
(2-15-2001). 

 
RELATED CASES: 
 
The property is platted as Lot B of the Resubdivision of Lot 1 and the South 100’ of Lot 2, 
Swanson’s Ranchettes No. 2, recorded in September 1975 (C8s-75-114).  Please refer to 
Exhibit B. 
 
The property was annexed into the City limits on November 15, 1984.   
  
EXISTING STREET CHARACTERISTICS: 
 
Name ROW Pavement Classification Sidewalks Bike Route Bus 

Routes 
Swansons 
Ranch 
Road 

60 feet 20 feet 
 

Local No None exist / 
recommended 

Rt. 10 – 
South 1st 
Street 

Bilbrook 
Place 

70 feet 40 feet Collector No Wide curbs 
exist / 
recommended 

No 

  
Capital Metro bus service (Routes No. 3, 318) is available along West Slaughter Lane. 
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According to the Austin 2014 Bicycle Plan approved by Austin City Council in 2014, a Bike 
Lane has been recommended for Bilbrook Place. 
 
OTHER STAFF COMMENTS:   
 
Comprehensive Planning 
 
This rezoning case is located on the west side of Swansons Ranch Road, on a 0.495 acre 
parcel, which contains an auto body shop and a warehouse. The subject property is not 
located within the boundaries of a neighborhood planning area. Surrounding land uses 
include a day spa with an outdoor pool, a food trailer, retail uses, a large single family 
subdivision and undeveloped land to the north; to the south is an office, single family 
housing, and an outdoor auto wrecking yard; to the east is single family housing; 
undeveloped land, and a large apartment complex; and to the west is undeveloped land, an oil 
change center, single family housing, and a convenience storage facility. The request is to 
rezone the property to an industrial zoning classification and acknowledge the existing 
warehouse and auto body shop on the site. 
 
Connectivity 
There are no public sidewalks on Swansons Ranch Road. However, the property is located 
less than 250 ft. south of Slaughter Lane, which has public sidewalks and bike lanes on both 
sides of the street. A CapMetro transit stop is located less than 300 ft. away from the subject 
property.  The property is located 2,300 ft. from a shopping center with a grocery store. The 
Walkscore for this site is 39/100, Car Dependent Walkable, meaning most errands require 
a car. 
 
Imagine Austin 
The property is located within the boundaries of ‘Slaughter Lane Station Neighborhood 
Center’ and 250 ft. feet off an ‘Activity Corridor’, on Slaughter Lane as identified on the 
Imagine Austin’s Growth Concept Map. A Neighborhood Center is intended to have a more 
local focus, businesses and services (doctors and dentists, shops, branch libraries, dry 
cleaners, hair salons, coffee shops, restaurants, and other small and local businesses) will 
generally serve the center and surrounding neighborhoods. Activity corridors are 
characterized by a variety of activities and types of buildings located along the roadway, and 
are intended to allow people to reside, work, shop, access services, people watch, recreate, 
and hang out without traveling far distances. The following IACP policies are also relevant to 
this case: 
 
• 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. 
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By its very definition, a Neighborhood Center is intended to support residential, commercial, 
mixed use and civic uses, and have a local focus. Conversely, industrial uses and industrially 
zoned properties are reserved for manufacturing and related uses but are generally not 
compatible with other areas with a lower intensity use, including residential uses. The 
Imagine Austin Comprehensive Plan supports locating office/warehouse uses and other light 
industrial uses in Job Centers, but not within Neighborhood Centers, therefore this rezoning 
request does not appear to support the Comprehensive Plan. 
 
Environmental  
 
The site is not located over the Edwards Aquifer Recharge Zone.  The site is in the Slaughter 
Creek Watershed of the Colorado River Basin, which is classified as a Suburban Watershed 
by Chapter 25-8 of the City's Land Development Code.  The site is in the Desired 
Development Zone.  
 
Under current watershed regulations, development or redevelopment on this site 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% 

 
The maximum impervious cover allowed by the CS zoning district would be 80%, which is 
based on the more restrictive zoning regulations.   
 
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. 
At this time, site specific information is unavailable regarding 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. 
 
Site Plan and Compatibility Standards 
 
Site plans will be required for any new development other than single-family or duplex 
residential. 
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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. 
 
Any new development is subject to Subchapter E. Design Standards and Mixed Use.  
 
FYI:  Additional design regulations will be enforced at the time a site plan is submitted. 
 
The site is subject to compatibility standards due to adjacency to SF-1 zoned properties to the 
north and south. 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, height limitation is 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 property in an SF-5 or more 
restrictive zoning district.  

 
Scenic Roadways 
This site is within the Scenic Roadway Sign District.  All signs must comply with Scenic 
Roadway Sign District regulations. Contact Cierra Flores at 512-974-2612 for more 
information. 

 
Transportation 

 
No additional right-of-way is needed at this time. 
 
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]. 
 
A neighborhood traffic analysis may be required in the future if the site is redeveloped such 
that the projected number of vehicle trips generated exceeds the vehicle trips per day 
generated by the current existing land uses by at least 300 vehicle trips per day. 
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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 
A-1:  Aerial Map 
B:  Recorded Plat 
C:  Survey of Property 
D:  Code Violation Correspondence 
E:  Site Background / Operating History   
F:  Correspondence from Nearby Property Owners 
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