






FIGURE 4 - 1 CMU : NBG ZONING DISTRICT GENERAL SITE DEVELOPMENT STANDARDS 

COMMERCIAL MIXED USE (CMU) SUBDISTRICT

Minimum Lot Size

Minimum Lot Width

2,500 SF

20 Feet

Front Yard and  Street Side Yard*:

No ground-level front yard or street 
side yard setbacks are required.  Instead, 
development must meet the building 
placement standards in Section 4.3.

Front and Street Side Upper-Story    

Building Facade Stepbacks: 

above must be stepped back 30 feet from 
the ground-level building facade line.

MINIMUM SETBACKS 

LOT SIZE

Interior Side Yard:

Rear Yard:

0 Feet

0 Feet

* If the street right-of-way is less than
60 feet in width, the minimum front
yard setback for buildings three or more
stories in height shall be 30 feet from

access.

Maximum Floor-to-Area Ratio (FAR) 

by Right:

Established on Figure 4-2  (Based on the 
maximum FAR allowed by the prop-
erty’s zoning prior to adoption of this 
Document)

FLOOR TO AREA RATIO

Maximum Floor-to-Area Ratio 

(FAR) with Development Bonus:

Minimum Building Height:

Not applicable

Maximum Building Height by Right:

Established on Figure 4-4 (Based on the 
maximum height allowed by the prop-
erty’s zoning prior to adoption of this 
Document.)

BUILDING HEIGHT

Maximum Building Height with 

Development Bonus*:
CMU Zone

CMU Gateway Zone 

exchange for the provision of public ben-

standards are detailed in Article 6. 

*Exception: If adjacent to or across the
street from NR Subdistrict the maximum
height is 120 feet.

If located in an urban watershed 

(Shoal or Little Walnut Creek) :

Established on Figure 4-6 (Based on the 
maximum impervious cover allowed by 
the property’s zoning prior to adoption 
of the this Document.)

MAXIMUM IMPERVIOUS COVER

If located in a suburban 

watershed (Walnut Creek)*: 80%

* -
vious cover requirements of Section 
25-8-394(C) of the LDC.

Typical examples of buildings in the 

Commercial Mixed Use Subdistrict.

30'

5 Stories

180’ Max. Height with
Development Bonus

350’ Max. Height with 
Development Bonus

(CMU - Midway)

CMU Zone

CMU Gateway Zone 

3:1

180 Feet

PLATTING REQUIREMENTS

If located in the CMU Gateway Zone:

Section 24-4-171(Access to Lots) of the 

abut a dedicated public street or a Major 
Internal Drive.

12:1

420 Feet

Revised 08-04-22

420’ Max. Height with
Development Bonus

(CMU - Gateway)

CMU Midway Zone 350 Feet

CMU Midway Zone 

This FAR may be granted in exchange 
for the provision of public benefits. The 
development bonus criteria and 
standards are detailed in Article 6.

10:1
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Figure 4-3 : Maximum Floor - to - Area- Ratio (FAR) with Development Bonus

LEGEND

NBG Planning Area Boundary

Parcel Boundary

Rail roads

2 :1  Maximum FAR

3 :1  Maximum FAR

12 :1  Maximum FAR

Revised 08-22-23

10 :1  Maximum FAR
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Figure 4-5: Maximum Height with Development Bonus

LEGEND
Maximum Height

420 feet

491 feet

NBG Planning Area Boundary
Parcel Boundary

Rail roads

Revised 08-22-23

180 feet

350 feet

120 feet

60 feet

LEGEND
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Article 4: Site Development Standards 
Section 4.8. Sign Regulations 

Subsection 4.8.1. Applicability

B. Loading docks, truck parking, outdoor storage, trash
collection, trash compaction, and other service functions
shall be incorporated into the overall design of the
building and landscape so that the visual and acoustic
impacts of these functions are fully contained and out of
view from adjacent properties and streets. Screening
materials for solid waste collection and loading areas
shall be the same as, or of equal quality to, the
materials used for the principal building. Loading
docks, truck parking, outdoor storage, trash collection,
trash compaction, and other service functions may be
placed alongside public alleys without the necessity of
screening.

4.8. SIGN REGULATIONS
4.8.1. Applicability

Standard Applies if the NBG Subdistrict is: Applies if the Adjacent 
Street is:

Applies to the 
following:

TOD CMU NMU NR WMU CI CTC PPC UR HWY

Section 4.8 Sign 
Regulations • • • • -- -- • • • -- All development

4.8.2. Sign Regulations
A. Except as provided in Subsection B & Subsection C, all

development to which this standard is applicable shall
comply with the Sign Regulations in LDC Section 25-10-
133, University Neighborhood Overlay Zoning District
Signs.

B. For all development located on a NBG Core Transit
Corridor, one freestanding monument sign is permitted
on a lot. The height of this sign shall not exceed 6 feet
and the sign area may not exceed 100 square feet.

C. Development in the CMU – Gateway Subdistrict is not
subject to LDC Section 25-10-133, University
Neighborhood Overlay Zoning District. All development
in the CMU – Gateway Subdistrict shall comply with the
Sign Regulations established in Chapter 25-10-of the
Land Development Code.
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A. All development in the NBG Planning Area shall comply with the Sign Regulations in 
this section:

1. A sign may not exceed 150 square feet of sign area, except that this limitation 
does not apply along the following roadways within the station area:(1)Burnet 
Road; (2)Metric Boulevard; (3)Braker Lane; (4)Capital of Texas Hwy; 
(5)Stonelake Boulevard; (6)Research Boulevard (US183); and (7)MoPac.

2. A freestanding sign is prohibited.
3. A roof sign is prohibited.
4. No sign may be placed above the second floor of a building, except for a non-

electric sign that is engraved, cut into the building surface, or otherwise inlaid 
to become part of the building.
A.4. As Amended by the Codes and Ordinances Joint Committee:
Signs above the 2nd floor are allowed to be lighted but not with moving 
parts or images.

5. Wall signs are permitted.

B. A wall sign may be a projecting sign if the sign complies with this subsection.
1. One projecting sign for each building facade is permitted.
2. The sign area of a projecting sign may not exceed 35 square feet.
3. A sign may extend from the building facade not more than the lesser of:
4. six feet; or a distance equal to two-thirds the width of the abutting sidewalk.
5. For a sign that projects over state right-of-way, the state must approve the sign.

C. For all development located on a NBG Core Transit Corridor, one freestanding 
monument sign is permitted on a lot. The height of this sign shall not exceed 6 feet and 
the sign area may not exceed 100 square feet.

City of Austin
North Burnet/Gateway Zoning District Regulating Plan
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Article 2: Land Use Standards 
Figure 2-1: NBG Zoning District Land Use Table 

City of Austin 20 
North Burnet/Gateway Zoning District Regulating Plan 

P = Permi ed Use      C =  Use      --  = Prohibited 

COMMERCIAL USES (cont.) TO
D

 

CM
U

 

N
M

U
 

N
R 

W
M

U
 

CI
  ADDITIONAL REQUIREMENTS 

Drop-  Recycling Collec n 
Facility 

-- -- -- -- -- P 

Electronic Prototype Assembly -- P -- -- P P 

Electronic ng -- P -- -- P P 

Equipment Repair Services -- -- -- -- P P 

Equipment Sales -- -- -- -- -- P 

 Services -- -- -- -- -- P 

Financial Services P P P P P P Use is limited to 5,000 sq.  in the NR Subdistrict. 

Food  P P P -- P P 

Food Sales P P P P P -- Use is limited to 5,000 sq.  in the NR Subdistrict. 

Funeral Services -- P --  -- P P 

General Retail Sales (Convenience) P P P P P P Use is limited to 5,000 sq.  in the NR Subdistrict. 

General Retail Sales (General) P P P -- P P 
Use is limited to 50,000 sq.  gross r area in TOD 
and NMU Subdistricts.  

Hotel-Motel P P -- -- P -- 

Indoor Entertainment -- P -- -- P P 

Indoor Sports and Recrea n -- P -- -- P P 

Kennels  -- P -- -- P P 

Laundry Services -- -- -- -- P P 

Liquor Sales P P P -- P -- 

Marina -- -- -- -- -- -- 

Medical  -- exceeding 5,000 
sq.  gross r area 

P P -- -- P P 

Medical  -- not exceeding 
5,000 sq.  gross r area 

P P P C P P 

Monument Retail Sales -- -- -- -- -- P 

-Site Accessory Parking P P P -- P P 

An -street accessory parking use may not exceed 
one acre in site size.  It may not be located within 100 
feet of a corner.  Not more than one -site accessory 
parking use site may be located within a single block. 
The use must meet all applicable design requirements 
in this Document. 
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Article 4: Site Development Standards 
Section 4.2. General Development Standards

City of Austin
North Burnet/Gateway Zoning District Regulating Plan

45

Subsection 4.2.1. Applicability

4.2. GENERAL DEVELOPMENT STANDARDS
4.2.1. Applicability

Standard Applies if the NBG Subdistrict is: Applies if the Adjacent 
Street is:

Applies to the 
following:

TOD CMU NMU NR WMU CI CTC PPC UR HWY
Section 4.2 General 
Development 
Standards • • • • • • • • • • All development.

4.2.2. General Development Standards Summary Table
The General Development Standards Summary Pages in Figure 4-1 establish site 
development standards for each NBG Subdistrict and any additional regulations that 
apply in a specific subdistrict.

4.2.3. Other Site Development Standards
For all development in the NBG Zoning District:

A. Maximum Units Per Acre
There are no maximum units per acre requirements.

B. Minimum Site Area Requirements
There are no minimum site area requirements.

C. Maximum Building Coverage
Maximum building coverage shall be equal to the maximum impervious cover
permitted.

D. Minimum number of Building Stories
1. The minimum number of stories for a building located within the Transit Oriented

Development (TOD) subdistrict is two stories. For properties located in all other
subdistricts there is no minimum number of building stories.

2. A minimum of 50% of the entire building footprint must be a full two stories.
3. For the purposes of this document, two story minimum is defined in Article 7:

Definitions.

4.2.4. Compatibility Standards
A. Development within the NBG Planning Area does not trigger the standards in

Subsection B below. Article 10 Division 2 of the LDC

B. Compatibility standards, as stipulated in Article 10 Division 2 of the LDC shall apply
if triggered by:
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Article 4: Site Development Standards 
Section 4.2. General Development Standards

City of Austin
North Burnet/Gateway Zoning District Regulating Plan

46

Subsection 4.2.4. Compatibility Standards

1. a use allowed in an SF-5 or more restrictive zoning district that is located outside 
of the NBG Planning Area, or

2. an SF-5 or more restrictive zoning district that is located outside of the NBG 
Planning Area.
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Affordability Impact Statement 
North Burnet/Gateway Regulating Plan 
Amendments 

Case number: C20-2022-012 
Initiated by: Resolution No. 20230504-020 
Date: 9/5/2023 
 

Proposed 
Regulation 

 
The proposed ordinance would implement items 2-7 of Resolution No. 

20230504-020, amending the North Burnet/Gateway (NBG) Regulating Plan 

to do the following (following the numbering convention of the Resolution): 

2. Apply a wider variety of subdistricts to parcels in the North 

Burnet/Gateway Regulating Plan west of Mopac (Create the 

Commercial Mixed Use – Midway zoning Subdistrict and apply it to 

an area bounded by Mopac to the east, Hwy 183 to the west and 

south, and North Capital of Texas Highway to the north) 

3. Amend sign regulations in the North Burnet/Gateway Regulating 

Plan to align with City Code Chapter 25-10 (Sign Regulations),  

4. Adjust the Land Use Standards for General Retail Sales (Figure 2-1) 

to remove square footage limitations in cases where a single project 

or property owner may provide retail space to multiple small 

businesses that will enhance the pedestrian experience; and 

5. Eliminate the current requirement for a 30-foot step-back for 

building facades at the 6th story and above, which limits potential 

housing developments, retails choices, or office development; and 
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6. Eliminate the 120-foot height limit in the Transit-Oriented 

Development (TOD), Corridor Mixed Use (CMU), and CMU Gateway 

subdistricts when adjacent to and across the street from 

Neighborhood Residential (NR) subdistrict 

7. Amend Section 4.2.4 Compatibility Standards so that City Code 

Chapter 2, Article 10, Division 2 shall not apply within the North 

Burnet/Gateway Regulating Plan boundaries and eliminate 

Subsections 4.2.4.A. and 4.2.4.B. 

Land Use/Zoning 
Impacts on 

Housing Costs 

 

 Positive   Negative   Neutral 
 

 

The proposal will have a positive impact on Land Use/Zoning housing costs. 

Establishing the Commercial Mixed Use – Midway Subdistrict will increase 

the maximum allowable height and FAR, exceeding the previous CMU 

zoning designation in exchange for community benefits like income-

restricted affordable housing in a High Opportunity Area. The Austin 

Strategic Housing Blueprint (ASHB) sets a target of at least 25% of new 

income-restricted affordable housing should be in high opportunity areas.  

 

Additionally, eliminating the 30-foot step-back at the sixth story and above 

potentially increases the unit yield of residential development, which in 

turn increases the yield of income-restricted units provided through the 

NBG development bonus. 

 

Many of the proposed amendments increase density as well as the 

businesses and landscape elements conducive to pedestrian travel. The 

NBG area partially intersects with the Burnet Imagine Austin Corridor and 

contains several 803 MetroRapid stations, the current MetroRail Kramer 

MetroRail station, and Future Broadmoor and McKalla stations, aligning 
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with city goals to increased density along transit corridors. However, while 

item two increases potential residential density in the proposed CMU 

Midway zoning category, Highway 183 and Mopac serve as barriers that 

deter pedestrian traffic from the Subdistrict to the rest of NBG. 

 

Impact on 
Development 

Cost 

 

 Positive   Negative   Neutral 
 

The proposal does not increase the cost of development in the NBG 

Regulating Plan area. 

 

Impact on 
Affordable 

Housing 

 

 Positive   Negative   Neutral 
 

The proposal will increase the potential return of income-restricted units 

provided by development bonus programs and will overall have a positive 

impact to housing affordability. Significantly, the proposed increases to 

current entitlements largely avoid upzoning existing housing. However, the 

changes may have a negative impact when applied to part of the proposed 

CMU Midway zone. 

 

There are two apartment complexes in the northeast corner of the 

proposed CMU Midway zone (Arboretum at Stonelake and ALMA 

Arboretum). These buildings are over 20 years old, and available rental data 

indicates that the units are rented slightly below the citywide average 

(Arboretum at Stonelake) and well above the citywide average (ALMA 

Arboretum). The developments do not contain income-restricted units. As 

of September 2023, the Arboretum at Stonelake offers one-bedroom units 

from $1,180 to $1,525 per month. A one-bedroom unit affordable to a one-

member household in the Austin-Round Rock Metropolitan Statistical Area 

would have a rent of $1,227. 
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Arboretum at Stonelake is currently providing market-rate dwelling units 

that meet the North Burnet Gateway regulating plan definition of 

affordability. If these units are replaced with new market-rate units, it is 

likely that the new units would charge higher rents than what is currently 

charged in the older buildings of ALMA and Stonelake. The incentive 

program – requiring 10% of the bonus area be allocated to income-

restricted housing – would provide a much smaller quantity of affordable 

units than those lost in redevelopment. As a result, Housing staff believes 

that upzoning the properties containing these apartments could have a 

negative impact to housing affordability. 

 

 While ALMA Arboretum provides smaller, more expensive units, 

displacement caused by redevelopment is significant to the occupying 

households, which should be taken into consideration when considering 

increasing bonus entitlements in this area. 

 

Other Policy 
Considerations 

 

Creating a mixed-use subdistrict (with higher maximum density than 

current zoning) that is bordered by 183 to the west, Mopac to the east, and 

North Capital of Texas Highway to the north would intensify residential uses 

with significant site-based health risks. Significant portions of this area 

would be within 500 feet of a highway, and nearly all of the area would be 

within 1000 feet of a highway. 

 

The U.S. Centers for Disease Control and Prevention (CDC) recommends 

limiting development alongside highways and heavily trafficked roads.1 A 

growing body of research indicates a link between residential proximity to 

highways and childhood asthma, cardiovascular disease, and premature 

death.2,3,4 Many of these diseases have more pronounced negative effects 

in communities of color, particularly Black communities.5,6   
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https://www.cdc.gov/mmwr/preview/mmwrhtml/su6203a8.htm
https://www.epa.gov/sites/default/files/2015-11/documents/420f14044_0.pdf
https://www.lung.org/clean-air/outdoors/who-is-at-risk/highways
https://pubmed.ncbi.nlm.nih.gov/18468221/
https://www.lung.org/clean-air/outdoors/who-is-at-risk/disparities
https://www.brookings.edu/blog/usc-brookings-schaeffer-on-health-policy/2020/02/19/there-are-clear-race-based-inequalities-in-health-insurance-and-health-outcomes/


In addition to the adverse experience of illness itself, these illnesses add 

substantial household cost. The CDC estimates the direct costs of asthma at 

$3,266 a year in 2015, or $4,183 in 2023, translating to an additional 

$349/month household expense.7 The degree to which insurance covers 

this cost varies by individual and the rates of insurance coverage varies by 

race with people of color being uninsured at higher rates. Indirect costs for 

these conditions include days of work lost due to illness, losing the ability to 

work at all because of illness, and increased home costs for managing 

illness.   

 
Manager’s Signature ______________________________________________________________ 
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