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CASE PLANNER: Caitlyn Reeves 

REQUEST: Approval of Planned Unit Development for Light Industrial 

ZONING AT TIME OF APPLICATION: SF-2 (Single Family – Standard Lot) and Light Industrial  

DESCRIPTION: 23.43 acres out of the J.M. Harrell Survey, Abstract No. 284 

CURRENT USE OF PROPERTY: Light Industrial  

COMPREHENSIVE PLAN LAND USE DESIGNATION: Residential, Industrial, Employment 
Center, and Commercial  

ADJACENT LAND USE:  
North: Railroad ROW 
South: Single Family Residential  
East: IH 35 ROW 
West: Agriculture/Greenhouses 
 

PROPOSED LAND USE: Light Industrial  

TOTAL ACREAGE: 23.43 acres 

 
 Owner: 

C-A Round Rock Holdings, Inc. 
1000 IH-35  
Round Rock, TX 78681 

Applicant: 
2P Consultants, LLC. 
Easton Mundine 
203 E. Main Street 
Ste 204  
Round Rock, TX 78664 

Developer: 
AiRCO Mechanical 
Chip Chambliss 
1000 IH-35  
Round Rock, TX 78681 
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HISTORY: 5.084 acres of the subject tract has been zoned as SF-2 (Single Family – Standard 
Lot) since 1969 (O-69-004). The remaining 18.346 acres were zoned as Light Industrial in 1972 
(O-72-401), 2015 (O-2015-2604), and 2020 (O-2020-0155).  

DATE OF REVIEW: December 17, 2025 

LOCATION: West of S IH35 and south of McNeil Rd 
 
STAFF REVIEW AND ANALYSIS: 

Request: The applicant has requested a Planned Unit Development (PUD) for the 23.43-acre 
tract to support the expansion of an existing light industrial development, including 
warehousing and light manufacturing uses. 

Comprehensive Plan and Zoning: The 2030 Future Land Use Map (FLUM) designates the 
subject property for Residential, Employment Center, Industrial, and Commercial uses. The 
proposed Planned Unit Development (PUD) would refine and consolidate these designations 
by identifying Industrial as the appropriate land use for the tract. The Industrial land use 
category applies to tracts intended for manufacturing, production, processing of goods, and 
warehousing activities. 

A PUD functions as a customized zoning district that allows a property to develop under 
tailored standards rather than a single base zoning category. Because a PUD establishes 
specific land uses, development standards, and design criteria, its adoption effectively serves 
as an amendment to the FLUM for the subject property. 

The PUD proposes uses consistent with the Industrial land use designation and applies the 
Light Industrial (LI) zoning district as its base zoning district, with several use restrictions. The 
LI district supports uses such as office/warehouse, light industrial services, manufacturing, 
and assembly. To address the adjacent residential development to the south, the PUD 
includes enhanced compatibility buffers and landscaping standards that exceed those 
required in the base LI zoning district. 

Traffic, Access, and Roads: The site currently accesses S. IH-35, as shown on the Concept 
Plan (Exhibit B). Any future development will be subject to the Roadway Impact Fee 
regulations, which will be assessed at the time of application for a building permit. Any 
additional points of access to the public right of way will be evaluated and finalized at the 
time of the Site Development Permit.  

Proposed PUD (Planned Unit Development) zoning:  
 
The PUD supports light industrial uses with substantial use limitations and enhancements 
beyond those required in the base LI (Light Industrial) zoning district: 
 
• Light Industrial use prohibitions, including, but not limited to outdoor shooting and 

archery ranges, self-storage, waste-related services, and auto body, painting, and repair 
shops 
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• An increase in the required landscape compatibility buffer width from eight (8’) 
feet (base code) to twenty-five feet (25') along the residential property boundary 
to the south. 

• Requires a minimum of two (2) rows of evergreen tree plantings 
• Restricts any other uses within the landscape compatibility buffer such as 

parking, stormwater, detention, and drainage infrastructure 
• Prohibits loading docks along the southern property line  

 

RECOMMENDED MOTION: 

Staff recommends approval of the PUD.  







 

I. 

GENERAL PROVISIONS 
 
1. CONFORMITY WITH DEVELOPMENT STANDARDS 
 

That all uses and development within the Property shall conform to the Development 
Standards included in Section II herein. 

2. CHANGES AND MODIFICATIONS 
 

No changes or modifications will be made to this plan unless all provisions pertaining 
to changes or modifications as stated in section II.8. 

3. ZONING VIOLATION 
 

Owner understands that any person, firm, corporation, or other entity violating any 
conditions or terms of the plan shall be subject to any and all penalties for the violation 
of any zoning ordinance provisions as stated in Part III, Article II, Code Of Ordinances, 
City of Round Rock, Texas, as amended. 

4. MISCELLANEOUS PROVISIONS 

4.1 Severability 
 

In case one or more provisions contained of this Plan are deemed invalid, illegal, 
or unenforceable in any respect such invalidity, illegality or unenforceability 
shall not affect any other provisions of this Plan and in such event, this Plan shall 
be construed as if such invalid, illegal or unenforceable provision had never been 
contained in this Plan. 

4.2 Venue 

All obligations of the Plan are performable in Williamson County, Texas, and 
venue for any action shall be in Williamson County. 

4.3 Effective Date 
 

This Plan shall be effective from and after the date of approval by the City Council. 
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II. 

DEVELOPMENT PLAN 
 
1. DEFINITIONS 

 
Words and terms used herein shall have their usual force and meaning, or as defined in 
the City of Round Rock Code of Ordinances, as amended, hereinafter referred to as "the 
Code". 

2. PROPERTY 

This Plan covers approximately 23.43 acres of land, located within the city limits of 
Round Rock, Texas, and more particularly described in Exhibit "A", (the "Property"). 

3. PURPOSE 
 

The purpose of this Plan is to ensure a Planned Unit Development ("PUD") that: (1) is 
equal to or superior to development that would occur under the standard ordinance 
requirements, 
(2) is in harmony with the General Plan of the City of Round Rock, Texas, (3) does 
not have an undue adverse effect upon adjacent property, the character of the 
neighborhood, traffic conditions, parking, utilities or any other matters affecting the 
public health, safety and welfare, (4) is adequately provisioned by essential public 
facilities and services, and 
(5) will be developed and maintained so as to not dominate, by scale or massing of 
structures, the immediate neighboring properties or interfere with their development or 
use. 

4. APPLICABILITY OF CITY ORDINANCES 
 

4.1 Zoning and Subdivision Ordinances 

The Property shall be regulated for the purposes of zoning and subdivision by 
this Plan. All aspects not specifically covered by this Plan shall be regulated by 
the LI (Light Industrial) zoning district and other sections of the Code, as 
applicable and as amended. If there is a conflict between this Plan and the Code, 
this Plan shall supersede the specific conflicting provisions of the Code. 

4.2 Other Ordinances 

All other Ordinances within the Code shall apply to the Property, except as 
clearly modified by this Plan. In the event of a conflict, the terms of the Plan 
shall control. 
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4.3 Comprehensive Plan 

Approval of this development plan amends the Future Land Use Map of the 
Round Rock 2030 Comprehensive Plan from the Residential, Commercial, and 
Employment Center land use designations to the Industrial land use designation.  

5. CONCEPT PLAN 

Exhibit "B" shall serve as the Concept Plan for the project, according to Section l 0-26 
of the Code. 

6. Prohibited Uses 

a) The following uses are prohibited:  

1. Auto Body and Paint Shops 

2. Monopole 

3. Public Safety Facility 

4. Self-enclosed monopole 

5. Car wash 

6. Outdoor and indoor shooting and archery ranges 

7. Commercial parking 

8. Retail Sales and Services consisting of predominantly outdoor storage or 
consumer loading areas 

9. Self Service Storage 

10. Veterinary clinic, livestock 

11. Waste-related services 

 
7. DEVELOPMENT STANDARDS FOR RESIDENTIAL COMPATIBILITY 

7.1 Building Setbacks 

Along the southern property line adjacent to the single family residential zoned lots 
as shown on Exhibit “C”, either an eighty (80’) foot or one hundred (100’) foot 
building setback shall be established depending on the compatibility wall height 
selected.  

a) Where a six-foot (6') tall masonry wall is provided, a minimum building setback 
of one hundred feet (100') shall be required. 

b) Where an eight-foot (8') tall masonry wall is provided, a minimum building 
setback of eighty feet (80') shall be permitted. 
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7.2 Compatibility Buffer 

 A 25-foot-wide landscape buffer along the southern property line as shown on 
Exhibit “C” shall be provided which includes the following: 

a) A compatibility fence/wall shall be constructed of brick, natural stone, or 
architectural concrete masonry units ("CMU") and have a decorative finish. 
Compatibility fence/wall may be located at the northern boundary of the 25-foot 
landscape buffer.  

b) A minimum of two (2) rows of evergreen tree plantings in accordance with 
Section 8-2, Compatibility Buffers shall be required.  

c) The 25-foot-wide landscape buffer shall exclude any other uses including 
stormwater, detention, and drainage infrastructure.  

7.3 Loading docks shall be prohibited along the southern property line where facing 
the single-family residential zoning or residential use. 

7.4 Parking for passenger vehicles shall be permitted within the required setback 
along the southern property line adjacent to single-family residential zoning or 
use, except within the twenty-five-foot (25') compatibility buffer.  Passenger 
vehicle is defined as a car, light truck, SUV, or van carrying 15 or fewer people 
(including the driver) for personal transport.  

7.5 Freestanding lighting in accordance with Section 8-1, General Compatibility 
Standards shall be required.  

a) Freestanding lighting shall not exceed thirty (30) feet, however if a light 
fixture is within one hundred (100’) feet of a residential lot line, it shall not 
exceed twenty (20’) feet in height.  

 
8. CHANGES TO DEVELOPMENT PLAN 

8.1 Minor Changes 

a) The Planning and Development Services Director shall have the authority to 
administratively approve a minor change to a development plan of up to ten 
percent (10%) of any numerical standard contained within the plan. Minor 
changes may include, but not be limited to, adjustments to lot lines, parking 
and loading areas, driveways, parking counts, building configurations and 
orientations, architectural design, building and landscaping materials, tree 
retention, street alignments, sidewalks, drainage facilities, project phasing, 
lighting, and site layout. The Planning and Development Services Director 
shall also have the authority to administratively approve a change in the 
development plan to the maximum height of a free- standing sign or a change 
to the maximum allowable display area of any signage. 

b) Minor amendments shall not include: 

A. Changes in land use; 
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2. Increases in density, building height, or coverage of the site;

3. Decreases in setbacks abutting residential land uses and zoning districts;

4. Decreases in parkland or open space;

5. Any proposed modification that reduces the quality of the PUD, as
determined by the Planning and Development Services Director; or any
proposed modification that seeks to alter a condition, standard, or
requirement that was incorporated into the development plan as a result
of public testimony during a Planning & Zoning Commission or a City
Council hearing.

8.2 Major Changes. 

All changes not permitted above shall be resubmitted following the same 
procedure required by the original PUD application. 

9. LIST OF EXHIBITS

Exhibit "A" Legal Description  

Exhibit "B”  Concept Plan  

Exhibit “C” Compatibility Buffer
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