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SUBJECT:     To receive public comment and consider an application to rezone a tract of land located generally 

northeast of the Immanuel Rd and Wells Branch Pkwy intersection in order to establish 
opportunities for future development on an approximate 192 acre tract of land. Approximately 21.3 
acres are proposed to be rezoned from Agriculture/Development Reserve (A) to General Business 1 
(GB1) district, approximately 19.0 acres are proposed to be rezoned from Agriculture/Development 
Reserve (A) to Single Family Mixed Use (SF-MU) district, and approximately 151.4 acres are 
proposed to be rezoned from Agriculture/Development Reserve (A) to Single Family Residential (SF-
R) district; all to be known as the Lisso Tract Rezoning. (REZ1812-02) 

  
 
LOCATION:  
The property consists of approximately 192 acres located at the northeast corner of Wells Branch Pkwy, an 
east/west arterial, and Immanuel Rd, a north/south collector roadway. 
 
SITE ANALYSIS:  
The property has historically been used as rangeland 
and includes one of the original home sites within the 
Pflugerville area. When Wells Branch Pkwy was 
created, the subject property became divided, leaving 
the majority of the tract located along the north side of 
Wells Branch Pkwy and a smaller tract along the south 
side of Wells Branch Pkwy. The proposed rezoning is 
for the majority of the northern tract. 
 
The subject property includes an existing house and 
associated agricultural outbuildings in the relative central portion of the property. A looped drive provides a 
vehicular connection between Wells Branch Pkwy, near the existing house, to Immanuel Road, establishing a 
four way intersection with Immanuel Road and Purple Martin Dr. The drive is currently used to access 
multiple out-buildings and vehicle storage locations on the property. A small creek and associated floodplain 
is located in the northeastern portion of the property, which includes an existing stock tank and additional 
vehicle storage.  
 
BACKGROUND: 
The owner entered into a non-annexation development agreement with the City of Pflugerville which 
allowed the property to remain in an agricultural state in the county until such time that the applicant 
petitioned for annexation or a development permit was filed on the property. In 2018, the land owner filed 
a petition for annexation, and became a part of the City of Pflugerville in August 2018. Upon annexation, the 
property was zoned to the Agriculture/Development Reserve (A) district and has remained zoned as such to 
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date. At time of annexation, the vehicle storage was located on the property, and as such the existing land 
use is considered a legal non-conforming land use, able to remain on the property indefinitely, provided it 
remains compliant with Subchapter 8 of the Unified Development Code.   
 
SURROUNDING LAND USE: 
The subject property is primarily surrounded by various existing single family developments (north, east, and 
west). Northeast of the tract is unimproved land located in the county, and the City of Pflugerville 
wastewater facility. Northwest of the tract is an approximate 2-acre tract located in the county, and used as 
a heavy truck repair facility and a cell phone tower. To the south is Wells Branch Pkwy, followed by 
unimproved land, previously part of the subject tract. The table below further clarifies the zoning and 
existing land uses. 
 

Adjacent Base Zoning District Existing Land Use 
North Single Family Suburban (SF-S)   Gatlinburg single family neighborhood 
South Agriculture/Development Reserve 

(A)   
Unimproved, agricultural land 

East City of Pflugerville Extraterritorial 
Jurisdiction (ETJ) 

Boulder Ridge manufactured housing  

West Single Family Suburban (SF-S) and 
Multi-family 10 (MF-10) 

Mountain Creek East single family 
neighborhood and single family 
condominium development. 

 
PROPOSED REQUEST:  
The proposed rezoning to the SF-R and SF-MU districts is at 
the request of a professional homebuilder organization in 
order to enable a new single family neighborhood with a 
variety of lot sizes as permitted within the SF-R and SF-MU 
zoning districts. The area located at the corner and along 
Wells Branch Pkwy is proposed to be rezoned to the GB1 
district and will remain in the control of the current owner 
for future commercial development. Below is a description 
of the proposed land use districts and their location within 
the tract.  
 
General Business 1 (GB1) district: Approximately 21.3 acres 
Per the Unified Development Code, the General Business 1 (GB1) district “is designed to accommodate a full 
range of retail and office uses with a city-wide and even regional trade area. These types of commercial uses 
are conducted wholly within an enclosed building. The uses in this district have operating characteristics and 
traffic service requirements compatible with typical office, retail, shopping, and high density residential 
environments”. The following are listed as land uses allowed in the GB1 district: 
 

• Permitted residential land uses: Assisted Living, Live Work Unit, Nursing Home/Skilled Nursing,  
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• Permitted non-residential land uses: Athletic Facilities, Auction Sales, Automotive Parts Sales, Inside, 

Automotive Repair and Service, Automobile Parking Lot/Garage, Automobile Sales and Rental, 
Bar/Tavern, Micro Brewery/Distillery/Winery,  Brewpub/Wine Bar, Business Services,  Catering 
Establishment, Cemetery/Mausoleum, Civic Center, Clinic, Commercial Recreation and 
entertainment, Indoor, Commissary, Convention Center, Day Care Facility, Dry Cleaning Minor, 
Equipment and Machinery Sales and Rental, Minor, Event Center, Financial Institution, Golf Course 
and/or Country Club, Golf Driving Range, Government Facilities, Health/Fitness Center, Hospital, 
Household Appliance Service and Repair, Laundromat, Liquor Store, Lounge, Massage Therapy, 
Mortuary/Funeral Home, Museum/Art Gallery, Office, Park or Playground, Pawn Shop, Personal 
Service, Place of Worship, Minor Print Shop, Reception Hall, Restaurant, Retail Sales and Service – 
including users over 50,000 square feet, Private School, Theater, Trade school, and Transit Facility. 
 

• Conditional uses include: Condominium, Multi-family, Commercial Animal Establishments, Bail Bond, 
Car Wash, Outdoor Commercial Recreation and entertainment, Indoor, Drive In, Financial Services 
Institution, Alternative, Gas Stion, Hotel/Hotel Residence, Mobile Food Park, Nursery/Indoor Sales, 
Utilities, and Wireless Telecommunication Facilities. 
 

• Specific Use Permit include: Body Art Studio, College, University or Private Boarding School, Wireless 
Telecommunication Facilities. 

 
Single-Family Mixed Use (SF-MU) district: Approximately 19 acres 
According to the Unified Development Code, the Single Family Mixed Use (SF-MU) Residential District “…is 
intended to address small lot, single family detached and single family attached (townhome) housing 
opportunities at a low to medium density. This district may be used in areas of 20 acres or less with direct 
access to major thoroughfares. Non-residential uses may be considered if cohesively designed as a mixed use 
neighborhood.” The following are listed as land uses allowed in the SF-MU district: 
 

• Permitted residential land uses: Single Family Detached, Single Family Attached (3 or more units) 
Townhome, and Condominium.  

 
• Permitted non-residential uses: Government Facilities, Park or Playground, Personal Services, and 

Place of Worship. 
 

• Conditional uses include: Accessory Dwelling Unit, Live Work Unit, Amenity Center, Brewpub/Wine 
Bar, Day Care Facility, Dry Cleaning (minor), Farm/Ranch (orchard, vineyard, garden), Financial 
Institution, Health/Fitness Center, Massage Therapy, Museum/Art Gallery, Personal Services, 
Restaurant, Retail Sales and Services, and Utilities. Conditions associated with these land uses are 
described in Section 4.2.3 of the UDC and generally are limited in size, location, and allowed when 
designed cohesively as a mixed use development. 

 
Single-Family Residential (SF-R) district: Approximately 151.4 acres  
According to the Unified Development Code (UDC), the Single Family Residential District (SF-R) “…may be 
used to master plan a large, low density residential subdivision with an opportunity for a mixture of lot sizes 
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based on overall acreage. In certain cases, the district may also be used where an infill of single family 
suburban housing types may be appropriate.” 
 

• Permitted residential land uses: Accessory Dwelling  
• Permitted non-residential uses: Unit Government Facilities, Park or Playground, Place of Worship  
• Conditional uses include: Condominium, Single Family Detached, Amenity Center, Utilities 
• Specific Use Permit uses include: Golf Course and/or Country Club, School (private or parochial) 

 
The land use conditions associated with the single family detached land use are intended to provide a 
variety of lot sizes throughout the development. When more than 50 acres are proposed to be zoned SF-R 
district, a minimum of 25% of the lots within the overall preliminary plan shall have a minimum 7,500 sq. ft. 
lot area, a minimum of 10% of the lots within the overall preliminary plan shall have a minimum 9,000 sq. ft. 
or greater lot area, and at no point shall a lot have a lot area less than 6,250 square feet. 
 
COMPREHENSIVE PLAN:  
The Comprehensive Plan identifies the area with a mixture of low-
density residential, medium to high density residential and 
neighborhood center, with parks and open space provided along the 
creek/floodplain. The proposed request is consistent with the 
development goals of the land use plan to provide a diverse supply 
of housing to meet the needs of the community, while preserving 
the sensitive creek areas. A continuation of the trail network and 
open space within the neighborhood will be required to remain 
consistent with the goals of the Parks and Recreation master plans, 
providing connectivity and park opportunities within close proximity 
to residential neighborhoods. 
 
Goal 2 of the Comprehensive Plan encourages infill and new development to be focused around a hierarchy 
of centers to provide employment and shopping districts in areas where infrastructure is currently available. 
Action items associated with Goal 2 also encourage new and infill development to accommodate basic 
services within walking distance of residential areas and provide facilities that serve multiple neighborhoods.  
 
Goal 3 of the Comprehensive Plan further states the “amount of commercial and industrial land uses will 
accommodate opportunities for employment, services, and growing the municipal tax base.” The addition of 
commercial development potential along an arterial roadway that provides services to the region appears 
consistent with the goal.  
 
STAFF RECOMMENDATION: 
The purpose of the Single Family Residential (SF-R) and Single Family Mixed Use (SF-MU) zoning district 
requests is to allow an opportunity for a neighborhood to be developed with varying lot sizes in the city 
without having to pursue a Planned Unit Development (PUD). The proposed General Business 1 (GB1) 
district is consistent with other similarly situated properties along Wells Branch Pkwy. The proposed GB1 
zoning will not provide conforming zoning to the existing vehicle storage land use currently on the property.  
 

4 
Planning and Zoning Commission Staff Report 



 

Pflugerville  
Planning and Zoning 

Commission 
STAFF REPORT 

 
While there is concern with establishing residential zoning and development opportunities for new single 
family neighborhoods adjacent to potentially incompatible land uses, the expectation is the existing land use 
will transition once the area begins to receive further development pressure. The Comprehensive Plan is the 
long range plan for the City which supports the proposed rezoning request, and Staff recommends approval 
of the rezoning requests from Agriculture/Development Reserve (A) to General Business 1 (GB1) district for 
approximately 21.3 acres, Single Family Residential (SF-R) district for approximately 151.4 acres, and Single 
Family Mixed Use (SF-MU) district for approximately 19 acres. 
 
NOTIFICATION:  
Newspaper Notification was published, notification letters were mailed to property owners within 500 feet 
of the property, and a sign was posted on the property, all in accordance with the minimum notification 
requirements. No inquiries were received regarding the proposed request at the time of this report. 
 
ATTACHMENTS: 

• Notification map 
• Zoning map 
• Aerial map 
• Request 
• Survey 
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NOTIFICATION MAP 
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ZONING MAP 
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AERIAL MAP: 
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APPLICANT REQUEST:  
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SURVEY: 
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