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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. 

 

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. 

 

PARD – Planning and Design Review  

 

Parkland dedication will be required for the new applicable uses proposed by this 

development, multifamily CS-V-MU zoning, at the time of subdivision or site plan, per City 

Code § 25-1-601. Whether the requirement shall be met with fees in-lieu or dedicated land 

will be determined using the criteria in City Code Title 25, Article 14, as amended. Should 

fees in-lieu be required, those fees shall be used toward park investments in the form of land 

acquisition and/or park amenities within the surrounding area, per the Parkland Dedication 

Operating Procedures § 14.3.11 and City Code § 25-1-607 (B)(1) & (2).  

 

If the applicant wishes to discuss parkland dedication requirements in advance of site plan or 

subdivision applications, please contact this reviewer: thomas.rowlinson@austintexas.gov. 

At the applicant’s request, PARD can provide an early determination of whether fees in-lieu 

of land will be allowed.   

 

Site Plan 

 

A site plan will be required for any new development other than single-family, two-family or 

duplex residential. 

 

Any new development is subject to the design standards in Subchapter E of the Land 

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

 

Generally, any development which occurs in an SF-6 or less restrictive zoning district which 

is located 540 ft. or less from property in an SF-5 or more restrictive zoning district will be 

subject to compatibility development regulations, per § 25-2-1051.  

However, this site is along Burnet Road, which is considered a “Medium Corridor” per 

Ordinance No. 20221201-056, and thus, is subject to less restrictive compatibility standards 

for residential or mixed-use properties.  

 

See https://publicinput.com/CompatibilityCorridorsFAQ for more information. 

 

In the event that demolition or relocation of existing buildings is proposed, the applicant is 

responsible for requesting demolition or relocation permits at the appropriate stage of the 

development process. The City Historic Preservation Office will review all proposed building 

demolitions and relocations. If a building meets city historic criteria, the Historic Landmark 

Commission may initiate a historic zoning case on the property. 

 

mailto:thomas.rowlinson@austintexas.gov
Ordinance%20No.%2020221201-056
https://publicinput.com/CompatibilityCorridorsFAQ
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Austin Transportation Department – Engineering Review 

 

The Austin Strategic Mobility Plan (ASMP) calls for 120 feet of right-of-way for Burnet 

Road. It is recommended that 60 feet of right-of-way from the centerline should be dedicated 

according to the Transportation Plan with the first subdivision or site plan application.  

[LDC 25-6-51 and 25-6-55]. 

 

A Traffic Impact Analysis is not required. 

 

The adjacent street characteristics table is provided below: 

 

EXISTING STREET CHARACTERISTICS: 

 

Name Existing 

ROW 

ASMP 

Required 

ROW 

Pavement ASMP 

Classification 

Sidewalks Bicycle 

Route 

Capital 

Metro 

(within 

¼ 

mile) 

Burnet 

Road  

117’ 120’ 56’ Level 3 –  

Minor/Major 

Arterial  

Yes Yes Yes 

 

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 new development within the proposed project will be subject to City Code Chapter 25-9 

and any future amendments relating to reclaimed water connections, water benchmarking, 

and mandatory onsite water reuse. 

 

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. 
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INDEX OF EXHIBITS AND ATTACHMENTS TO FOLLOW:   

 

A: Zoning Map 

B. Aerial Map 

C. Applicant’s Request Letter 

D. Correspondence from Interested Parties 
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ARMBRUST & BROWN, PLLC 
A T T O R N E Y S  A N D  C O U N S E L O R S

100 CONGRESS AVENUE, SUITE 1300 
AUSTIN, TEXAS  78701-2744 

512-435-2300

FACSIMILE 512-435-2360 

{W1207806.1}

June 9, 2023 

Via email 

Joi Hardin, Interim Zoning Officer 
Housing and Planning Department 
City of Austin 
1000 E. 11th St. 
Austin, Texas 78704 

Subject: Rezoning for 7320 Burnet Rd. (the “Property”) 

Dear Ms. Hardin, 

On behalf of Seamless GCW Ltd., please accept the attached application to rezone the Property to allow 
it to participate in the Vertical Mixed-Use affordable housing density bonus program. Specifically, the 
applicant requests rezoning the Property from “CS” to “CS-V-MU.” 

Planning Context 

The Property is located along Burnet Road, which the city has designated as an Imagine Austin corridor, a 
Transit Priority Network roadway, a 2016 Mobility Bond corridor, and a Project Connect MetroRapid 
route. These designations identify this Property as an appropriate location for mixed-use, multimodal, 
transit-supportive growth – and, in particular, for additional housing. 

However, the Property is currently used as a single-story car wash, a vestige of Burnet Road’s past 
suburban-style, auto-centric development patterns – and is currently designated for CS, a commercial 
zoning district. In other words, the Property’s current zoning is inconsistent with city plans and goals. 

The applicant’s request would address that by making the Property eligible for the Vertical Mixed-Use 
overlay, which allows residential uses and access to a bonus program providing greater site development 
flexibility in exchange for on-site affordable housing. 

Zoning Context 

The Property is surrounded primarily by properties with CS base zoning, to the north and south, and across 
Burnet Road to the east – including one parcel with CS-1 zoning to the north. It also borders SF-2 property 
to the west, a product of the shallow corridor lots that characterize much of Burnet Road as well as the 
SF-2 ‘rollback’ in which the city downzoned most of the Allandale neighborhood to an SF-2 equivalent in 
1980-1981, at the request of the Allandale Neighborhood Association (Case No. C14-80-077). 

This case requests a simple change: keeping the base zoning district and adding the Vertical Mixed-Use 
overlay. Much of the Burnet Road corridor already features the Vertical Mixed-Use zoning overlay, 
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particularly along on the corridor’s eastern frontage, in the Brentwood and Crestview neighborhoods. In 
contrast, large stretches of the Allandale frontage on the western side of the Burnet Road corridor do not 
allow participation in the Vertical Mixed-Use affordability housing program. 

These gaps in Vertical Mixed-Use availability are largely due to the manner in which that program was 
implemented in 2008 and 2009. At that time, the City allowed neighborhoods to ‘opt in’ or ‘opt out’ of 
Vertical Mixed-Use eligibility for properties within a defined area (for Allandale, that included Burnet Road 
between North Loop Boulevard and Anderson Lane). 

During that process, the Brentwood neighborhood ‘opted in’ all of its Burnet Road frontage and the 
Crestview neighborhood ‘opted in’ much of its, as well – and both opted to require the deeper 
affordability option, requiring units affordable to families making 60 percent of Median Family Income. 

The Allandale neighborhood recommended excluding every single corridor property except for two tracts: 
Northcross Mall (which had just redeveloped and was unlikely to redevelop again in the near future) and 
a small strip of “clothing stores, dollar stores, liquor stores, and significant vacant space” between 
Lawnmont Avenue and Hancock Drive. For these two tracts, Allandale further recommended withholding 
all Vertical Mixed-Use incentives and instead imposing a density limit of 12.5 units per acre – roughly the 
density of SF-3 at that time. In terms of the Vertical Mixed-Use affordability requirement, the Allandale 
neighborhood at that time recommended the higher rent levels for affordable units, at up to 80 percent 
of Median Family Income. 

Council ultimately expanded Vertical Mixed-Use eligibility somewhat above the Allandale neighborhood’s 
restrictive recommendation and rejected the idea of withholding the program’s incentives – but still kept 
large portions of Burnet Road’s western frontage out of the program entirely. 

While this process occurred over a decade ago, the context remains relevant since today, roughly 14 years 
later, Vertical Mixed-Use eligibility along the Allandale frontage remains exactly the same – even as 
affordability and housing needs have reached a crisis point and as the city’s land use policies have 
changed. (As of this letter, one other application, for a 0.35-acre site at 7500 Burnet Rd., is in review 
requesting Vertical Mixed-Use eligibility on the Allandale portion of Burnet Road.) 

In the intervening years since the city first implemented the ‘opt-in, opt-out’ Vertical Mixed-Use process 
on Burnet Road, Council has adopted the Imagine Austin Comprehensive Plan, the Strategic Housing 
Blueprint, the Austin Strategic Mobility Plan, and the Corridor Overlay, all of which call for housing and 
transit-supportive growth along our major corridors, including Burnet Road. Austin voters have likewise 
approved major multimodal investments to support continued growth along Burnet Road, including in the 
2016 Mobility Bond and the 2020 Project Connect proposition. 

Our request would take an important but incremental next step, extending Vertical Mixed-Use eligibility 
to another 1.4-acre site along this important corridor – bringing the Property in line with the city’s current 
land use policies and reflecting the Vertical Mixed-Use eligibility that already exists along most of Burnet’s 
eastern frontage. 

Project Context 

At this time, the applicant is planning to develop the Property under the VMU1 program for 300 units – 
10 percent of which would be affordable at 60 percent MFI for 40 years, in accordance with city 
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requirements – and 10,000 sf of retail. (At this time, the applicant has determined that participation in 
the VMU2 program is currently infeasible due to a number of factors, including extensive compatibility 
impacts from nearby SF-2 lots, the difficult macroeconomic environment, and the VMU2 program’s more 
extensive program requirements – though the applicant would be interested in revisiting this feasibility 
analysis in the future, if any of these factors were to substantially change.) 

It is also important to note that the present financial environment is very volatile and challenging, making 
development plans subject to change – and making it critical that city regulations provide for appropriate 
flexibility. Three of the four largest bank failures in United States history occurred this year. The federal 
government has responded to this volatility by directing banks to improve their ability to withstand a 
potential financial crisis – generally accomplished by reducing the availability of loans, demanding higher 
interest rates, and requiring projects place more money into reserves, among other things. At the same 
time, equity partners – who often fund portions of development budgets not covered by a bank loan – 
are also cutting back on the amount of funding they are willing to offer. 

These dynamics pose major challenges and make it critical that zoning regulations provide for appropriate 
flexibility, providing the optionality needed to navigate a difficult economic environment. The Vertical 
Mixed-Use program will help provide that additional flexibility and optionality. 

Conclusion 

The Property is currently used for a car wash and designated for commercial zoning, both of which are 
inconsistent with the city’s vision for Burnet Road as a mixed-use, multimodal corridor. Rezoning the 
Property to CS-V-MU would allow it the option to participate in the Vertical Mixed-Use affordable housing 
bonus program – which would provide greater flexibility and would better align the site’s regulations with 
the city’s policies for Burnet Road. 

Thank you for your consideration. I am available to answer questions and discuss this application further. 

Sincerely, 

Michael J. Whellan 

C14-2023-0077 - Allandale Car Wash Redevelopment; District 7



1

Sent: Monday, September 4, 2023 6:41 AM 
To: Moses, Dana <Dana.Moses@austintexas.gov> 
Subject: Comments for C14‐2023‐0077 

Greetings, Dana!  

I'm a resident and home‐owner of Allandale (7501 Daugherty St) and would like to share some comments ahead of the 
Zoning and Platting Commission meeting on September 5, 2023. 

 CASE: C14‐2023‐0077
 Zoning and Platting Commission
 September 5, 2023

There have now been (and I presume will continue to be) multiple zoning requests from CS to CS‐MU‐V‐CO along the 
Burnet Road corridor. In general, I am excited to see many additions to our neighborhood and community. I know many 
local developers and am fairly familiar with the zoning & development processes here in Austin. 

There is one troubling aspect of these zoning requests, which is that residents & neighbors have very little insight into what a 
developer is planning at this time. It seems likely to me (at least very plausible) that developers will go one next to draft 
designs & formal plans which will request additional height and compatibility benefits for themselves, especially under the 
VMU2 program. Unfortunately, we're all stuck in SF-2 zoning and as such, are unable to make modifications to our lots or 
homes that would allow us to adapt to the changing environment around us. 

My concerns, shared by several neighbors, are: 

• Limited parking requirements means that we'll see commercial and residential parking spillover into our
neighborhoods. This already happens near us with commercial parking leveraged by Lucas Tire

• Noise - related to parking, we already have significant noise pollution from parking nearby to commercial
businesses, especially car alarms at all times of the day

• Direct exposure to backyards and in to our homes from taller buildings - current 8' fence allowances along
commercial property line do not help with privacy of buildings 50-60+ feet!

I look forward to monitoring the status of this project and encourage the city to work with developers to 
gather additional information about development plans at this stage in the process. 
All the best, 
- Steve
--
Steve Miller

From: Steve Miller
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From:
To:
Subject:
Date:

David Gordon
Moses, Dana
Case C14-2023-0077
Thursday, August 31, 2023 1:21:25 PM

My name is David Gordon and I live at 7201 Daugherty Street, Austin, behind the proposed apartment complex at 
the site of the previous Genie Car Wash facility on Burnet Road.  I would like to request a delay to the zoning 
change request so the adjoining residents to this property can find out more information from the developer about 
what is being proposed and how it will impact our neighborhood.  We have no information other than a 300 unit 
apartment complex with 10,000 sf of retail space is being proposed.
I thought that the City of Austin agreed to Allandale’s “opt-out” for vertical mixed-use in areas with narrow 
property depth such as the property in question.  Is the City no longer honoring that agreement?
Thank You,
David Gordon
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