
PLANNING COMMISSION – November 18, 2019 

STAFF REPORT 

APPLICATION TYPE: CASE: 

Final Plat Lake Park, Final Plat and Request for Extension  

SYNOPSIS: 

The applicant has resubmitted a 32.317-acre final plat of Lake Park which includes a total of 7 lots, the west 3 lots 
zoned General Commercial (CG) and the east four lots zoned Ranch and Estate (R&E).  The same configuration was 
approved by the Planning Commission on August 25, 2014, but expired after three years because it was not 
recorded.  The Planning Division is recommending denial of this plat due to West 42nd Court being a dead-end street 
over 750 feet in length in contravention to the City’s Land Development and Subdivision Ordinance (LDSO) and the 
International Fire Code (IFC).  The applicant has submitted a written request for a 30-day extension from the 
Planning Commission to revise the plat to conform with this provision (See Additional Information).   

LOCATION: LEGAL DESCRIPTION: 

Unaddressed tracts; located east of North 
Bryant Boulevard between West 48th Street and 
Lake Drive. 

Being 32.317 acres in the S.A & M. G. RR Co. Survey 11, Abstract 
1954 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District:  Tom Thompson (SMD#2) 
Neighborhood:  Riverside 

CG & R&E  C– Commercial and R- Rural 32.317 acres 

THOROUGHFARE PLAN: 
North Bryant Boulevard – Urban Arterial Street (TXDOT) 
Required: 80’ right-of-way, 64’ pavement  
Provided: 255’ right-of-way, 110’ pavement  
Extension of West 42nd Street– Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ pavement with curb and gutter and a 4’ sidewalk 
To be provided: 50’ right-of-way, 40’ pavement or 36’ pavement with curb and gutter and a 4’ sidewalk 
West 42nd Court– Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ pavement with curb and gutter and a 4’ sidewalk 
To be provided: 50’ right-of-way, 40’ pavement or 36’ pavement with curb and gutter and a 4’ sidewalk 
 NOTIFICATIONS: 

N/A  

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the extension to allow the case to be postponed to the December Planning 

Commission meeting.  In absence of the extension, staff recommends DENIAL of a final plat of Lake Park for having a 
dead-end street greater than 750 feet in contravention of Chapter 9.III.C.2 of the Land Development and 
Subdivision Ordinance and Section D103.4 of the 2015 International Fire Code. 

PROPERTY OWNER/PETITIONER: 

Property Owner and Applicant: IAQ Land Ltd.,  

Mr. Maurizio Iaquaniello 

STAFF CONTACT: 

Jeff Fisher, AICP 
Principal Planner  
(325) 657-4210, Extension 1550 
jeff.fisher@cosatx.us 

mailto:jeff.fisher@cosatx.us
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Additional Information:  The latest final plat and associated preliminary plat approved in August 2014 
also showed West 42nd Street Court with a dead-end length greater than 750 feet.  An early version of 
the preliminary plat was approved in February 2014 and associated final plat in April 2014 for a 
different configuration depicting Warren Street further north which eliminated the dead-end portion 
of West 42nd Street by less than 750 feet.  The earlier plats would comply with Chapter 9.III.C.2 of the 
LDSO and Section D103.4 of the IFC (see attachments at end of this report).   
 
Conformity with Comprehensive Plan and Purpose Statements: Chapter 5.III.A.3(c)(3) of the 
Subdivision Ordinance states that the Planning Commission may “deny approval of the final plat, if the 
Planning Commission finds the final plat does not comply with requirements of this or other 
applicable municipal ordinances, or if in the Commission's opinion, the proposal would not be in 
conformance with the City's Comprehensive Plan and/or with the intent of purpose statements set 
forth in Chapter 2 of this Ordinance.” 
 
Comprehensive Plan 
The east 250-feet of the subject land is designated “Rural” and the remainder to the west is 
“Commercial” in the City’s Comprehensive Plan.  The Rural policies call to “ensure suitability of 
development in Rural areas, promoting overall compatibility and avoiding overload of rural 
infrastructure, especially the street”; and the Commercial policies are “often single-use centers 
consisting of large retail and office clusters that seek visibility and convenient access offered by 
frontage on the major street network.  The proposed lots are all greater than 1 acre in size and could 
be developed as either Rural or Commercial lots with underlying R&E and CG zoning respectfully.  All 
lots will comply with the minimum zoning standards for both CG and R&E districts.   
 
Purpose Statements 
The Planning Division does not believe that the plat in its current configuration with a dead-end street 
greater than 750 feet in length will comply with the City’s Purpose Statements and therefore is 
recommending denial.  A 2006 Staff Report was presented to City Council which led to the change in 
the LDSO for a maximum dead-end of 750 feet.  The report explained that longer streets have the 
potential to block fire access during a fire.  This would be in contravention of Statement B, to protect 
and provide for the public health, safety, and welfare of the City of San Angelo; Statement C, to provide 
for the orderly, safe and efficient development of the City and surrounding area; and Statement D, to 
provide streets that insure safe, convenient and functional systems for vehicular and pedestrian 
circulation.  The applicant has submitted a written request for a 30-day extension until the December 
16, 2019, Planning Commission Meeting.  In their letter, they indicated they want to re-submit at this 
time the original plat configuration that was approved in April of 2014 (see below).  This plat had 
Warren Street located further north leaving the dead-end portion of West 42nd Court approximately 
650 feet long in compliance with the IFC and LDSO 750-foot maximum.   
 
Recommendation:  Staff recommends APPROVAL of the extension to allow the case to be postponed 
to the December Planning Commission meeting.  In absence of the extension, staff recommends that 
the Planning Commission DENY the final plat of Lake Park for having a dead-end street greater than 750 
feet in contravention of Chapter 9.III.C.2 of the Land Development and Subdivision Ordinance and Section 
D103.4 of the 2015 International Fire Code.  

https://library.municode.com/tx/san_angelo/codes/code_of_ordinances?nodeId=COOR_CH2ADPE
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Attachments: 
Plat Map  
Aerial Map 
Future Land Use Map 
Zoning Map 
Proposed Final Plat 
Application
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Final Plat (November 2019)  
(*same as Revised Final Plat approved in August 25, 2014 now expired) 
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Revised Preliminary Plat (Approved August 2014) 
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Original Final Plat (Approved April 2014) 
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Original Preliminary Plat (Approved February 2014) 
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PLANNING COMMISSION – NOVEMBER 18, 2019 
STAFF REPORT 

APPLICATION TYPE: CASE: 

Replat Final Plat in Block 1, Manning Addition, Section One 

SYNOPSIS: 

The applicant is seeking approval for a Final Plat in Block 1, Manning Addition, Section One.  The applicant 
has also applied for two variances from Chapter 10.III.A.2 of the Land Development and Subdivision 
Ordinance to maintain a minimum paving width of 40 feet in lieu of the required 50 feet for Bowie Street, an 
urban minor collector, and a minimum paving width of 36 feet in lieu of the required 40 feet for Oaklawn 
Boulevard, an urban local street; and a variance from Chapter 10.III.A.1 of the Land Development and 
Subdivision Ordinance to maintain a 52 foot right-of-way in lieu of the required 60 feet for Bowie Street, an 
urban minor collector. 

LOCATION: LEGAL DESCRIPTION: 

2801 Bowie Street 
Being 1.46 acres out of F.E. Cramer Survey 318, Abstract No. 112, City of 
San Angelo, Tom Green County, Texas. 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District #4 – Lucy Gonzales  
Neighborhood: Reagan 

Single-family Residential (RS-1) Neighborhood Center  1.46 acres 

THOROUGHFARE PLAN: 

Bowie Street – Urban Minor Collector, Required 60’ ROW (provided 52’); Required 50’ pavement (provided 
40’). 
Oaklawn Blvd – Urban Local Street, Required 50’ ROW (provided 52’); Required 40’ pavement (provided 
36’).   

NOTIFICATIONS: 

N/A  

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the Final Plat in Block 1, Manning Addition, Section One, subject to Six 
Conditions of Approval; and Approval of the three request variances from the LDSO. 

PROPERTY OWNER/PETITIONER: 

Property Owner 
Tracy Manning 

Representative 
Russell Gully, SKG Engineering 

STAFF CONTACT: 

Shelly Paschal 
Planner 
(325) 657-4210, Extension 1533 
shelly.paschal@cosatx.us 

mailto:shelly.paschal@cosatx.us
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Conformity with Comprehensive Plan and Intent of Purpose Statements:  Chapter 5.III.A.3(c)(3) of the 
Subdivision Ordinance states that the Planning Commission may “deny approval of the final (re) plat, if 
the Commission finds the final plat does not comply with requirements of this or other applicable 
municipal ordinances, or if in the Commission’s opinion, the proposal would not be in conformance 
with the City’s Comprehensive Plan and/or with the intent of purpose statements set forth in Chapter 
2 of this Ordinance.” 
 
The subject land is designated “Neighborhood Center” in the City’s Comprehensive Plan.  Low Density 
residential is the primary use in this area but there are some commercial uses also.  The land use 
provides the guidelines have a primary use, but should allow for a mix of uses allowing for increased 
activity, interest, and long-term viability.  
 
The proposed replat will also conform to the Purpose Statements of Chapter 2 of the Subdivision 
Ordinance.  The plat will provide for the orderly, safe, and efficient development of the City (Statement 
C); streets that ensure safe, convenient and functional systems for vehicular and pedestrian circulation 
(Statement D); and will assist in guiding the future growth and development of the City in accordance 
with City plans and requirements (Statement E).  The proposed replat will provide direct and abutting 
access onto both Bowie Street and Oaklawn Boulevard ensuring orderly development.   
 
Variance:  As indicated above, the applicant has submitted for two variances from Chapter 10.III.A.2 of 
the Land Development and Subdivision Ordinance to maintain a minimum paving width of 40 feet in 
lieu of the required 50 feet for Bowie Street, an urban minor collector, and a minimum paving width of 
36 feet in lieu of the required 40 feet for Oaklawn Boulevard, an urban local street; and a variance from 
Chapter 10.III.A.1 of the Land Development and Subdivision Ordinance to maintain a 52 foot right-of-
way in lieu of the required 60 feet for Bowie Street, an urban minor collector.  In accordance with 
Chapter 1, Section IV.A, the Planning Commission shall not approve a variance unless the request meets 
the four criteria below based upon the evidence that is presented: 
 

1. The granting of the variance will not be detrimental to the public safety, health or welfare, or 
be injurious to other property. 
The applicant believes that the variance will allow the street to remain in its existing, functional 
state and will not be detrimental to the public safety, health or welfare, or be injurious to other 
property.  Engineering Services and the Planning Division support the two variances from 
Chapter 10.III.A.2. and the variance from Chapter 10.III.A.1.  This section of both Bowie Street 
and Oaklawn Boulevard already has curb and gutter and most of the properties within this area 
are fully developed.  The road functions with its current configuration and should not be 
problematic in the future if not upgraded to current standards. 

 
2. The conditions upon which the request for a Variance is based are unique to the property for 

which the Variance is sought and are not applicable generally to other property.  
The applicant has stated that the conditions upon which this request for variances are based 
are unique to the property in that most other property in the immediate area is develop and 
would never be subject to the regulation.  As indicated above, Engineering Services and the 
Planning Division support the variances for pavement width along this portion of both Bowie 
Street and Oaklawn Boulevard as this segment lies within the mostly developed area and the 

http://z2codes.franklinlegal.net/franklin/DocViewer.jsp?docid=122&z2collection=sanangelo#JD_12C 2
http://z2codes.franklinlegal.net/franklin/DocViewer.jsp?docid=122&z2collection=sanangelo#JD_12C 2
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road shouldn’t be problematic if the current configuration remains in place and support the 
variance for right-of-way for Bowie Street. 

 
3. Because of the particular physical surroundings, shape, or topographical conditions of the 

specific property involved, a particular hardship to the owner would result, as distinguished 
from a mere inconvenience, if the strict letter of these regulations is carried out.  
The applicant believes because of the existing roadway, drainage and right-of-way width a 
particular hardship would result in the widening of this section of roadway.  Applicant noted 
that the City acquired additional right-of-way and constructed the existing roadway in 
approximately 1980.  City staff believes the existing street configuration along both Bowie 
Street and Oaklawn Boulevard could serve the surrounding area.  This portion of both Bowie 
Street and Oaklawn Boulevard already has existing curb and gutter.  

 
4. The Variance will not, in any significant way, vary the provisions of applicable ordinances.  

The applicant believes approval of this variance would not, in any significant way, vary the 
provisions of the applicable ordinances, but will allow the existing, functional roadway to 
remain in its present form, which is more than adequate for the neighborhood it serves.  City 
staff believes the road width and existing right-of-way width is sufficient for this area and 
adequate for the neighborhood it serves.  

 
Recommendation:  Staff recommends APPROVAL of the Final Plat in Block 1, Manning Addition, 
Section One, subject to Six Conditions of Approval; and Approval of two variances from Chapter 
10.III.A.2 of the Land Development and Subdivision Ordinance to maintain a minimum paving width of 
40 feet in lieu of the required 50 feet for Bowie Street, an urban minor collector, and a minimum paving 
width of 36 feet in lieu of the required 40 feet for Oaklawn Boulevard, an urban local street; and 
Approval of a variance from Chapter 10.III.A.1 of the Land Development and Subdivision Ordinance to 
maintain a 52 foot right-of-way in lieu of the required 60 feet for Bowie Street, an urban minor 
collector.:  
 

1. Prior to plat recordation, provide the Planning Division staff with a copy of certification from the 
Tom Green County Appraisal District, indicating there to be no delinquent taxes on the subject 
property of this subdivision. [Land Division and Subdivision Ordinance, Chapter 7.II.A] 
 

2. Prior to plat recordation, prepare and submit plans for required improvements to Bowie St. by 
half the additional increment necessary to comprise the minimum paving width [Land 
Development and Subdivision Ordinance, Chapter 10].  For Bowie St, the minimum width is 50 
feet (in this case, requiring 5 additional feet).  Alternatively, submit a financial guarantee ensuring 
the completion of these improvements within an 18 month period [Land Development and 
Subdivision Ordinance, Chapter 6].  A second alternative would be to obtain approval of a 
variance from the Planning Commission [Land Development and Subdivision Ordinance, Chapter 
1.IV] 
 

3. Prior to plat recordation, prepare and submit plans for required improvements to Oaklawn Blvd. 
by half the additional increment necessary to comprise the minimum paving width [Land 
Development and Subdivision Ordinance, Chapter 10].  For Oaklawn Blvd., the minimum width is 
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40 feet (in this case, requiring 2 additional feet).  Alternatively, submit a financial guarantee 
ensuring the completion of these improvements within an 18 month period [Land Development 
and Subdivision Ordinance, Chapter 6].  A second alternative would be to obtain approval of a 
variance from the Planning Commission [Land Development and Subdivision Ordinance, Chapter 
1.IV] 
 

4. Prior to plat recordation, submit a revised plat, on which is illustrated the dedication of 4' of right-
of-way for Bowie St., meeting the requirements for an "urban" minor collector.  An alternative 
would be to obtain approval of a variance from the Planning Commission [[Land Development 
and Subdivision Ordinance, Chapter 9.III.B, & Chapter 10.III]. 
 

5. Prior to plat recordation, submit revised plat correcting "Oaklawn Street" to "Oaklawn Blvd." 
[Land Development and Subdivision Ordinance, Chapter 9, Section III]. 
 

6. Prior to plat recordation, install necessary water and wastewater service lines to new lot.  [Land 
Development and Subdivision Ordinance, Chapter 11.I.B.2 & Chapter 12.I.A.1] 

 

Note: 
1. A drainage study shall be submitted if the impervious area changes by 5% and development* of 

a site exceeds 1 acre. [Stormwater Ordinance, Sec 12.05.001; Stormwater Design Manual, Sec 
2.13] If public improvements are deemed necessary by this study, submit construction plan and 
profile sheets for approval. [Stormwater Ordinance, Sec 12.05.001; Stormwater Design Manual, 
Sec 2.13] *note development is defined in ordinance as "Any man-made change to improved or 
unimproved real estate, including, but not limited to, adding buildings or other structures, mining, 
dredging, filling, grading, paving, excavation, drilling operations, clearing, or removing vegetative 
cover." 

 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Proposed Replat 
Application 
Photos



Page 5 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 



Page 6 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 

  



Page 7 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 



Page 8 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 



Page 9 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 



Page 10 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 



Page 11 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 



Page 12 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 

Bowie Street 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Oaklawn Blvd 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 



Page 13 PLANNING COMMISSION 
Staff Report – Final Plat in Block 1, Manning Addition, Section One 
November 18, 2019 

Subject property 
 

 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



PLANNING COMMISSION – NOVEMBER 18, 2019 

STAFF REPORT 

APPLICATION TYPE: CASE: 

Replat Second Replat in Block 8, E.S. Kirby Subdivision 

SYNOPSIS: 

The applicant is seeking approval for the second replat in Block 8, E.S. Kirby Subdivision.  The applicant has 
also applied for a variance from Chapter 10.III.A.2 of the Land Development and Subdivision Ordinance 
(LDSO) to maintain a minimum paving width of 36 feet for Lillie Street, in lieu of the required 40-feet, an 
urban local street. 

LOCATION: LEGAL DESCRIPTION: 

2215 Lillie Street 
Being 0.246 acres of land out of Block 8, E.S. Kirby Subdivision, City of 
San Angelo, Tom Green County, Texas. 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District #4 – Lucy Gonzales  
Neighborhood: Blackshear 

Single-family Residential (RS-1) Neighborhood  0.246 acres 

THOROUGHFARE PLAN: 

Lillie Street – Urban Local Street, Required 50’ ROW (provided 60’); Required 40’ pavement (provided 36’). 

NOTIFICATIONS: 

14 notifications were mailed within a 200-foot radius on October 31, 2019. 
Received 1 in favor; 0 in opposition.  

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the second replat in Block 8, E.S. Kirby Subdivision, subject to Four 
Conditions of Approval; and Approval of a variance from Chapter 10.III.A.2 of the LDSO. 

PROPERTY OWNER/PETITIONER: 

Property Owner 
Galilee Community Development Corp. 

Representative 
Russell Gully, SKG Engineering 

STAFF CONTACT: 

Shelly Paschal 
Planner 
(325) 657-4210, Extension 1533 
shelly.paschal@cosatx.us 

mailto:shelly.paschal@cosatx.us
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Conformity with Comprehensive Plan and Intent of Purpose Statements:  Chapter 5.III.A.3(c)(3) of the 
Subdivision Ordinance states that the Planning Commission may “deny approval of the final (re) plat, if 
the Commission finds the final plat does not comply with requirements of this or other applicable 
municipal ordinances, or if in the Commission’s opinion, the proposal would not be in conformance 
with the City’s Comprehensive Plan and/or with the intent of purpose statements set forth in Chapter 
2 of this Ordinance.”   
 
The subject land is designated “Neighborhood” in the City’s Comprehensive Plan.  The future land use 
for this property is residential neighborhood in character, and low density residential is the primary use 
in this area.  The land use provides the guidelines for a secure, livable area to nurture families in a 
neighborhood environment. 
 
The proposed replat will also conform to the Purpose Statements of Chapter 2 of the Subdivision 
Ordinance.  The plat will provide for the orderly, safe, and efficient development of the City (Statement 
C); streets that insure safe, convenient and functional systems for vehicular and pedestrian circulation 
(Statement D); and will assist in guiding the future growth and development of the City in accordance 
with City plans and requirements (Statement E).  The proposed replat will provide direct and abutting 
access onto Lillie Street ensuring orderly development.   
 
Variance:  As indicated above, the applicant has submitted a variance from Chapter 10.III.A.2 of the 
Land Development and Subdivision Ordinance (LDSO) to allow Lillie Street to maintain a 36-foot 
pavement width in lieu of the required 40 feet.  In accordance with Chapter 1, Section IV.A, the Planning 
Commission shall not approve a variance unless the request meets the four criteria below based upon 
the evidence that is presented: 
 

1. The granting of the variance will not be detrimental to the public safety, health or welfare, or 
be injurious to other property. 
The applicant believes that the existing pavement width in this area is adequate for the 
residential homes in this area, so granting the variance will not be detrimental to the public 
safety or injurious to other property.  Engineering Services and the Planning Division support 
the variance from Chapter 10.III.A.2.  This section of Lillie Street already has curb and gutter and 
most of the properties within this area are fully developed.  The road functions with its current 
configuration and should not be problematic in the future if not upgraded to current standards. 

 
2. The conditions upon which the request for a Variance is based are unique to the property for 

which the Variance is sought and are not applicable generally to other property.  
The applicant has stated that the conditions upon which this request for variances are based 
are unique to the property in that most other property in the immediate area is develop and 
would never be subject to the regulation.  As indicated above, Engineering Services and the 
Planning Division support the variance for pavement width along this portion of Lillie Street as 
this segment lies within the mostly developed area and the road shouldn’t be problematic if the 
current configuration remains in place. 

 
3. Because of the particular physical surroundings, shape, or topographical conditions of the 

specific property involved, a particular hardship to the owner would result, as distinguished 

http://z2codes.franklinlegal.net/franklin/DocViewer.jsp?docid=122&z2collection=sanangelo#JD_12C 2
http://z2codes.franklinlegal.net/franklin/DocViewer.jsp?docid=122&z2collection=sanangelo#JD_12C 2
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from a mere inconvenience, if the strict letter of these regulations is carried out.  
The applicant believes because of the existing roadway and drainage, a particular hardship 
would result in the widening of this section of roadway.  City staff believes the existing street 
configuration along Lillie Street could serve the surrounding area.  This portion of Lillie Street 
already had existing curb and gutter.  

 
4. The Variance will not, in any significant way, vary the provisions of applicable ordinances.  

The applicant believes approval of this variance would not, in any significant way, vary the 
provisions of the applicable ordinances, but will allow the existing, functional roadway to 
remain in its present form, which is more than adequate for the neighborhood it serves.  City 
Staff agrees that this variance will not, in any significant way, vary from the applicable 
ordinance.  

 
Recommendation:  Staff recommends APPROVAL of the second replat in Block 8, E.S. Kirby Subdivision, 

subject to Four Conditions of Approval; and Approval of a variance from Chapter 10.III.A.2 of the 
LDSO:  
 

1. Prior to plat recordation, provide the Planning Division staff with a copy of certification from the 
Tom Green County Appraisal District, indicating there to be no delinquent taxes on the subject 
property of this subdivision. [Land Division and Subdivision Ordinance, Chapter 7.II.A] 
 

2. Prior to plat recordation, prepare and submit plans for required improvements to Lillie Street  by 
half the additional increment necessary to comprise the minimum paving widths [Land 
Development and Subdivision Ordinance, Chapter 10].  For Lillie St., the minimum width is 40 feet 
(in this case, requiring 2 additional feet).  Alternatively, submit a financial guarantee ensuring the 
completion of these improvements within an 18 month period [Land Development and 
Subdivision Ordinance, Chapter 6].  A second alternative would be to obtain approval of a 
variance from the Planning Commission [Land Development and Subdivision Ordinance, Chapter 
1.IV] 

 
3. Prior to plat recordation, correct the street name from "North Lillie Street" to "Lillie Street". [Land 

Development and Subdivision Ordinance, Chapter 7] 
 
4. Prior to plat recordation, install necessary water and wastewater service lines to each new lot.  

[Land Development and Subdivision Ordinance, Chapter 11.I.B.2 & Chapter 12.I.A.1] 
 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Proposed Replat 
Application 
Notification response  
Photo 
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Subject property 



PLANNING COMMISSION – NOVEMBER 18, 2019 
STAFF REPORT 

APPLICATION TYPE: CASE: 

Replat Replat of Lot 4, Block 2, G. Tuer’s Re-Subdivision 

SYNOPSIS: 

This is an application to replat Lot 4, Block 2, G. Tuer’s Re-Subdivision.  The applicant has also applied for a partial 
variance from Chapter 10.III.A.1 & 2 of the Land Development and Subdivision Ordinance to allow the existing 
pavement width and right of way of North Chadbourne Street to remain at 56 feet (pavement) and 65 feet (ROW). 
Curb and gutter are existing. The lot has three structures with the middle structure being storage units on one 
side and an auto repair facility on the other side in the center structure.  The intent is to divide and sell the auto 
repair facility while leaving the storage units and northern building as the second lot. 

LOCATION: LEGAL DESCRIPTION: 

3402 & 3404 North Chadbourne Street; 
Northeast corner of North Chadbourne 
Street and West Garden Road 

Lot 4, Block 2, G. Tuer’s Resubdivision 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD #2 – Tom Thompson 
Lake View Neighborhood 

General Commercial/ Heavy 
Commercial (CG/CH) 

Commercial 0.573 acres 

THOROUGHFARE PLAN: 

North Chadbourne Street – Minor Arterial Street, Required 80’ min. ROW (65’ provided), Required 64’ min. 
pavement width (56’ existing). 

West Garden Road – Urban local Street, Required 50’ min. ROW (60’ provided), Required 40’min. pavement 
width (40’ existing). 

NOTIFICATIONS: 

N/A 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the Replat of Lot 4, Block 2 G. Tuer’s Re-Subdivision, and APPROVAL of two 
variances from Chapter 10.III.A.1 & 2; subject to Five Conditions of Approval. 

PROPERTY OWNER/PETITIONER: 

Property Owner 
Larry Hill 

Representative 
Russell Gully, SKG Engineering 

STAFF CONTACT: 

Sherry L. Bailey 
Principal Planner 
(325) 657-4210, Ext. 1546 
sherry.bailey@cosatx.us 

mailto:sherry.bailey@cosatx.us


Page 2 PLANNING COMMISSION 
STAFF REPORT – REPLAT OF LOT 4, BLOCK 2 G. TUER’S RE-SUBDIVISION 
NOVEMBER 18, 2019 

Conformity with Comprehensive Plan and Intent of Purpose Statements:  Chapter 5.III of the 
Subdivision Ordinance states that the Planning Commission may “deny approval of the final plat, if the 
Commission finds the final plat does not comply with requirements of this or other applicable municipal 
ordinances, or if in the Commission’s opinion, the proposal would not be in conformance with the City’s 
Comprehensive Plan and/or with the intent of purpose statements set forth in Chapter 2 of this 
Ordinance.” 
 
The subject property is designated “Commercial” in the City’s Comprehensive Plan “which often are 
single use centers consisting of large retail, office clusters or service centers that seek visibility and 
convenient access offered by frontage on the major street network. With the proposed plat, the 
existing lot will be divided into two lots based on splitting off the auto repair facility that is immediately 
adjacent to a small self-storage facility.  
 
The proposed plat will also conform to the Purpose Statements of Chapter 2 of the Subdivision 
Ordinance.  The plat will provide for the orderly development of the land (Statement C) and will insure 
the proper and efficient layout of lots and blocks to insure orderly and harmonious development 
(Statement O).  The new lot configurations will be consistent with the lots in the surrounding 
commercial zoning district. 
 
Variance:  As indicated above, the applicant has submitted two variances from Chapter 10.III.A.1 & 2 
of the Subdivision Ordinance to allow the existing pavement width and right of way of N Chadbourne 
to remain as existing.  In accordance with Chapter 1, Section IV.A, the Planning Commission shall not 
approve a variance unless the request meets the four criteria below based upon the evidence that is 
presented: 
 
1. The granting of the variance will not be detrimental to the public safety, health or welfare, or 

be injurious to other property. 
The applicant believes that granting these variance requests would not be detrimental to the 
public safety, health or welfare, or be injurious to other property as the N Chadbourne St. area is 
built out at the existing width and ROW dedication.  There is existing curb and gutter along the 
street. Staff concurs with the applicant’s assessment. 

 
2. The conditions upon which the request for a Variance is based are unique to the property for 

which the Variance is sought and are not applicable generally to other property.  
The applicant has stated that the conditions upon which this request for variances are based are 
not generally applicable to other property as this is an existing developed area and nothing is 
changing on this site.  The only action occurring is a division of the one large lot into two lots.  
Both of the new lots are built out.  Staff concurs with the applicant’s assessment in that nothing 
is changing on the site, this is a request that will allow the existing owner to sell the auto repair 
facility to another person. 

 
 
 

http://z2codes.franklinlegal.net/franklin/DocViewer.jsp?docid=122&z2collection=sanangelo#JD_12C 2
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3. Because of the particular physical surroundings, shape, or topographical conditions of the 
specific property involved, a particular hardship to the owner would result, as distinguished 
from a mere inconvenience, if the strict letter of these regulations is carried out.  
The applicant believes due to the physical surroundings including the presence of the existing 
street and utilities, a particular hardship to the owners would result.  City staff believes the 
existing street width and configuration along N. Chadbourne St. will continue to service the 
surrounding area satisfactorily.   

 
4. The Variance will not, in any significant way, vary the provisions of applicable ordinances.  

The applicant believes approval of this variance would not, in any significant way, vary the 
provisions of the applicable ordinances as N Chadbourne St. functions in its present state.  
Planning and Engineering agree that the existing street is currently sufficient and poses no safety 
risks to the public.  This plat will not affect or create any development impact along the street. 

 
Recommendation:  Staff recommends that the Planning Commission APPROVE of the Replat of Lot 4, 
Block 2, G. Tuer’s Re-Subdivision and APPROVE two variances from Chapter 10.III.A.1 & 2 of the Land 
Development and Subdivision Ordinance; subject to Five Conditions of Approval. 
 

1. Prior to plat recordation, provide the Planning Division staff with a copy of certification from the 
Tom Green County Appraisal District, indicating there to be no delinquent taxes on the subject 
property of this subdivision. [Land Division and Subdivision Ordinance, Chapter 7.II.A] 

2. Exterior walls of buildings on a property line are required to be fire rated for exposure to fire on 
the inside and outside of the walls per IBC Tables 601 and 602 and Section 705.5. Openings in 
walls on the property line are not allowed per IBC Table 705.8. These requirements shall be met 
before the plat is recorded and the buildings separated by property lines. International Building 
Code Section 705.5. 

3. Prior to plat recordation, submit a revised plat, on which is illustrated the dedication of 5' of 
right-of-way for N. Chadbourne St, meeting the requirements for an "urban" minor arterial.  An 
alternative would be to obtain approval of a variance from the Planning Commission [Land 
Development and Subdivision Ordinance, Chapter 9.III.B, & Chapter 10.III].  

4. Prior to plat recordation, prepare and submit plans for required improvements to N. 
Chadbourne Street by half the additional increment necessary to comprise the minimum paving 
widths [Land Development and Subdivision Ordinance, Chapter 10]. For N. Chadbourne, the 
minimum width is 64 feet (in this case, requiring 4.5 additional feet).  Alternatively, submit a 
financial guarantee ensuring the completion of these improvements within an 18 month period 
[Land Development and Subdivision Ordinance, Chapter 6].  A second alternative would be to 
obtain approval of a variance from the Planning Commission [Land Development and 
Subdivision Ordinance, Chapter 1.IV]  

5. Prior to plat recordation, install necessary water and wastewater service lines to each new lot. 
[Land Development and Subdivision Ordinance, Chapter 11.I.B.2 & Chapter 12.I.A.1] 
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Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Proposed Final Plat 
Photos 
Application
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North Chadbourne Street looking north 
 

 
Area where the lot split will occur – between automotive shop and storage 
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Remaining portion of lot 4B 
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PLANNING COMMISSION – November 18, 2019 

STAFF REPORT 

APPLICATION TYPE: CASE: 

Replat  First Replat in Lot 28, Block 2, Poulter’s Highland Acres Addition  

SYNOPSIS: 

The applicants have submitted a request to replat the south half of Lot 28 in Block 2 of the Poulter’s Highland 
Acres Addition in order to construct a new single-family home.  The applicants applied for a building permit for 
their new home and Staff determined that the original lot was divided without platting in contravention to Chapter 
1.V.A of the Land Development and Subdivision Ordinance (LDSO).  This remainder from the original lot needs to 
be replatted in order for the permit to proceed.  On October 14, 2019, the owners obtained an administrative 
adjustment from the Planning Director to allow this property to be platted with a lot frontage of 147.90 feet in lieu 
of the required 150 feet in the Ranch and Estate (R&E) Zoning District (ZBA19-19). 

LOCATION: LEGAL DESCRIPTION: 

An unaddressed tract; located 275 feet 
west of the intersection of Townview Lane 
and Fisher Street 

Being the south half of Lot 28, Block 2, Poulter’s Highland Acres 
Addition, save and except for the south 25 feet 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District:  Billie DeWitt (SMD#6) 
Neighborhood:  Bluffs 

Ranch & Estate (R&E)  R – Rural 1.416 acres 

THOROUGHFARE PLAN: 

Townview Lane  – Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ pavement with curb and gutter and a 4’ sidewalk 
Provided: 50’ right-of-way, 36’ pavement with curb and gutter and no sidewalk (variance requested to maintain 
36’ with curb and gutter) 

NOTIFICATIONS: 

19 notifications were mailed within a 200-foot radius on November 1, 2019.   
Zero received to date in favor or against. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the “First Replat in Lot 28, Block 2, Poulter’s Highland Acres Addition”; and 
APPROVAL of a variance from Chapter 10.III.A.2 of the Land Development and Subdivision Ordinance, to maintain 
a minimum paving width of 36 feet for Townview Lane, an urban local street; subject to five Conditions of 
Approval. 

PROPERTY OWNER/PETITIONER: 

Property Owners: Juan and Lilliana Hernandez 

Agent: Mr. Russell Gully, SKG Engineering, LLC  

STAFF CONTACT: 

Jeff Fisher, AICP 
Principal Planner  
(325) 657-4210, Extension 1550 
jeff.fisher@cosatx.us 

mailto:jeff.fisher@cosatx.us
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Additional Information:  The original Poulter’s Highland Acres Addition was filed for record on May 19, 
1947 prior to being annexed.  All of the lots in Block 2 were originally platted as 3-acre lots with 147.9 
feet of frontage which do not meet today’s current Ranch and Estate (R&E) lot frontage requirement 
of 150 feet.  With the approved administrative adjustment (ZBA19-19) to allow the reduced lot frontage 
of 147.9 feet, the new lot will comply with the R&E development standards, exceeding the minimum 
lot area of one acre, and the minimum lot depth of 150 feet.  There is a small metal accessory storage 
building at the northeast corner of the property. Section 312.C of the Zoning Ordinance allows 
accessory uses only in conjunction with a principal use.  The developer will be required to remove this 
building or continue to keep active their building permit and complete construction of the new home.   
In addition, Staff discovered an existing five-foot tall chain link fence located within the public right-of-
way approximately two feet in front of the property.  The R&E Zoning District allows a fence within the 
front yard – but fully on private property - up to six feet in height provided it maintains a ratio of four 
parts open for every one part solid, which it does.  Prior to plat recordation, the developer will be 
required to move this fence entirely out of the public right-of-way. 
 
Conformity with Comprehensive Plan and Intent of Purpose Statements: Chapter 5.III.A.3(c)(3) of the 
Subdivision Ordinance states that the Planning Commission may “deny approval of the final plat, if the 
Planning Commission finds the final plat does not comply with requirements of this or other applicable 
municipal ordinances, or if in the Commission's opinion, the proposal would not be in conformance 
with the City's Comprehensive Plan and/or with the intent of purpose statements set forth in Chapter 
2 of this Ordinance.” 
 
Comprehensive Plan 
The subject land has a Future Land Use of “Rural” in the City’s Comprehensive Plan and the purpose of 
these areas are to “ensure suitability of development in Rural areas, promoting overall compatibility 
and avoiding overload of rural infrastructure, especially the street.”  Staff believes that the proposed 
lot will conform to this policy.  The lot is almost one-and-a-half acres in size, exceeding the minimum 
of one acre in the Ranch and Estate (R&E) Zoning District.  A new single-family home in this location 
will maintain the rural residential character of these large lots along Townview Lane.  Staff believes 
that the existing street which is 36 feet wide can accommodate the one additional home and is in 
support of the requested variance to maintain the current pavement width as further outlined below.   
 
Intent of Purpose Statements 
The proposed replat will also conform to the Intent of Purpose Statements of Chapter 2 of the 
Subdivision Ordinance.  The plat will provide for the orderly, safe, and efficient development of the City 
(Statement C); has an existing street that insures safe, convenient and functional systems for vehicular 
and pedestrian circulation (Statement D); and will insure the proper and efficient layout of lots and 
blocks to insure orderly and harmonious development (Statement O).  Planning Staff believe that the 
proposed replat will allow for fulfillment of these purpose statements.  The additional lot should not 
negatively affect traffic patterns as the existing street network can accommodate traffic for one 
additional home.  The replat will legalize an existing remainder in the same configuration and will not 
alter the existing street network.   

 

https://library.municode.com/tx/san_angelo/codes/code_of_ordinances?nodeId=COOR_CH2ADPE
https://library.municode.com/tx/san_angelo/codes/code_of_ordinances?nodeId=COOR_CH2ADPE
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Original Plat (filed for record May 19, 1947) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Variances:  As indicated above, the applicant has submitted requests for a variance from Chapter 
10.III.A.2 of the LDSO to maintain a minimum paving width of 36 feet for Townview Lane, an urban 
local street.  In accordance with Chapter 1, Section IV.A, the Planning Commission shall not approve a 
variance unless the request meets the four criteria below based upon the evidence that is presented: 
 
1. The granting of the variance will not be detrimental to the public safety, health or welfare, or 

be injurious to other property.  The applicant believes that maintaining the existing street will 
not be detrimental to public safety, health or welfare, and Staff agrees.  The existing street is 36 
feet with curb and gutter and adequately serves lots within this block of the Poulter’s Highland 
Acres Addition.  Most of the lots on this street have existing homes and the area to the west and 
north of Mercedes Drive are not within the City limits and are federal land unlikely to develop in 
the near future nor would require utilization of this local street.   

 
 

PROPOSED 

REPLAT (2019) 
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2. The conditions upon which the request for a Variance is based are unique to the property for 
which the Variance is sought and are not applicable generally to other property.   The applicant 
believes the variance conditions are unique and that all other property in the immediate area is 
developed and would not be subject to the regulation.  Staff believes that Townview Lane is 
unique in that it is an existing dead-end street which serves exclusively this block within the 
Poulter’s Highland Acres Addition.  Staff also agrees that the surrounding land is unlikely to 
redevelop as the R&E Zoning District requires a minimum lot size of 1 acre and further replatting 
of these approximate 1.5-acre lots on the south side of Block 2 would not be permitted.   

 
3. Because of the particular physical surroundings, shape, or topographical conditions of the 

specific property involved, a particular hardship to the owner would result, as distinguished 
from a mere inconvenience, if the strict letter of these regulations is carried out.  Staff concurs 
with the applicant that a hardship would be created due to the existing roadway, drainage, and 
underground utilities.  Without a variance, the applicant would be required to provide an 
additional two feet of paving width, their incremental half, which would require removal and 
replacement of existing curbing, create an irregular jog in the street, and not provide any 
additional benefit to the neighborhood. 
 

4. The Variance will not, in any significant way, vary the provisions of applicable ordinances.  
The applicant believes the existing street adequately serves the neighborhood and that the 
variance would not vary any applicable ordinances, and Staff agrees.  With the approval of the 
administrative adjustment for the reduced lot frontage, the lot will comply with all other R&E 
development standards and utilize the existing street which at 36 feet wide, is close to meeting 
the City standard and adequately services the surrounding lots. 

 
Recommendation:  Staff recommends APPROVAL of the “First Replat in Lot 28, Block 2, Poulter’s 
Highland Acres Addition”; and APPROVAL of a variance from Chapter 10.III.A.2 of the Land 
Development and Subdivision Ordinance, to maintain a minimum paving width of 36 feet for Townview 
Lane, an urban local street; subject to five Conditions of Approval: 

1. Prior to plat recordation, per Subdivision Ordinance, Chapter 7.II.A., provide a copy of the Tom 
Green County Appraisal District certification indicating there are no delinquent taxes on the 
subject property of this subdivision. 

2. Prior to plat recordation, per Chapter 4.08.236 of the City Code of Ordinances, the existing chain 
link fence shall be entirely relocated out of the public right-of-way. 

3. Prior to plat recordation, per Subdivision Ordinance, Chapter 10, prepare and submit plans for 
required improvements by half the additional increment necessary to comprise the minimum 
paving width.  For Townview Lane, the minimum width is 40 feet (in this case, requiring 2 
additional feet).  Alternatively, per Land Development and Subdivision Ordinance, Chapter 6, 
submit a financial guarantee ensuring the completion of these improvements within an 18 month 
period.  A second alternative, per Land Development and Subdivision Ordinance, Chapter 1.IV, 
would be to obtain approval of a variance from the Planning Commission.  
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4. Prior to plat recordation, per Land Development and Subdivision Ordinance, Chapter 12.I.A, 
prepare and submit plans for approval, illustrating the proposed installation of a sewer main and 
required service connections, and per Land Development and Subdivision Ordinance, Chapter 
12.I.B. complete the installation in accordance with the approved version of these plans.  
Alternatively, per Land Development and Subdivision Ordinance, Chapter 6, submit a financial 
guarantee ensuring the completion of these improvements within an 18 month period.    

5. Prior to plat recordation, per Land Development and Subdivision Ordinance, Chapter 11.I.B.2 and 
Chapter 12.I.A.1, install necessary water and wastewater service lines to the new lot.  

 
Notes: 
 

1. A drainage study shall be submitted if the impervious area changes by 5% and development* 
of a site exceeds 1 acre. [Stormwater Ordinance, Sec 12.05.001; Stormwater Design Manual, 
Sec 2.13].   If public improvements are deemed necessary by this study, submit construction 
plan and profile sheets for approval. [Stormwater Ordinance, Sec 12.05.001; Stormwater Design 
Manual, Sec 2.13] *note development is defined in ordinance as "Any man-made change to 
improved or unimproved real estate, including, but not limited to, adding buildings or other 
structures, mining, dredging, filling, grading, paving, excavation, drilling operations, clearing, or 
removing vegetative cover." 

2. Per Zoning Ordinance, Section 312.C, the developer shall complete construction of a new single-
family dwelling or remove the existing accessory metal building to prevent a stand-alone 
accessory structure without a principal use. 
 

3. The applicants have obtained an administrative adjustment ZBA19-19 to allow a reduced lot 
frontage of 147.9 feet in lieu of required 150 feet in an R&E Zoning District [Zoning Ordinance, 
Section 501.A].  

 
 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Proposed Replat 
Application
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Proposed Replat 
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STAFF REPORT 

APPLICATION TYPE: CASE: 

Replat  First Replat in Block 11, Lakeview Addition  

SYNOPSIS: 

The applicant has resubmitted a replat in Block 11 in the Lakeview Addition to reorient six lots in an east-west 
direction for new single-family residential homes.  The original submission in September 2019 was for the same 
configuration that included 15-foot wide east-west and north-south alleys; however, the applicant did not include 
variance requests to allow the 15-foot wide alleys in lieu of the required 20 feet which would have required denial of 
the plat.  The resubmission maintains the original variance requests – to maintain Bowie Street with a 30-foot paving 
width and 0’ paving widths for 48th and 49th Streets with no curb and gutter, and to exempt any alley paving, but also 
adds these two new variances to maintain 15-foot wide alleys (see Additional Information). 

LOCATION: LEGAL DESCRIPTION: 

Unaddressed tracts; located east of Bowie Street 
between East 48th and East 49th Streets 

Being Lots 6, 7, 8, 9, 10, and 11 in Block 11, Lakeview Addition 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District:  Tom Thompson (SMD#2) 
Neighborhood:  Lake View 

RS-1  N– Neighborhood 0.74 acres 

THOROUGHFARE PLAN: 

Bowie Street – Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ pavement with curb and gutter and a 4’ sidewalk 
Provided: 60’ right-of-way, 30’ pavement (variance requested to maintain 30’ with no curb or gutter) 
East 48th Street  – Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ pavement with curb and gutter and a 4’ sidewalk 
Provided: 60’ right-of-way, 0’ pavement (variance requested to maintain 0’ with no curb or gutter) 
East 49th Street – Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ pavement with curb and gutter and a 4’ sidewalk 
Provided: 60’ right-of-way, 0’ pavement (variance requested to maintain 0’ with no curb or gutter) 

NOTIFICATIONS: 

15 notifications were mailed within a 200-foot radius on November 1, 2019.  None received in favor or against.  

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the “First Replat in Block 11, Lakeview Addition”; DENIAL of the variances to maintain 
existing street widths with no curbs and gutters; DENIAL of the variances to allow the alleys with no paving; 
APPROVAL of a variance to allow the existing 15-foot east-west alley; and to SET ASIDE a variance to allow a 15-foot 
north-south alley which is no longer required; subject to ten Conditions of Approval. 

PROPERTY OWNER/PETITIONER: 

Property Owner: Nu-Home Constructors, LLC 

Agent:  Ms. Erica Carter, P.E. 
Carter-Fentress Engineering  

STAFF CONTACT: 

Jeff Fisher, AICP 
Principal Planner  
(325) 657-4210, Extension 1550 
jeff.fisher@cosatx.us 

mailto:jeff.fisher@cosatx.us
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Revised Version:  After submission, the applicant has provided a revised version with the north-south 
rear alley being 20 feet as required, thereby negating the need for this variance.  The revised version 
also shows the 15-foot east-west alley with 2.5-foot easements on either side to allow for utilities. 
 
Additional Information:  The original Lakeview Addition was recorded in 1908 and residential 
development has continued over time including five previous replats.  In July 2019, the Planning 
Commission approved a replat one block to the west in Block 10 reorienting three lots into four in a 
north-south direction, which included approving variances on road improvements to maintain existing 
widths of two streets approximately 26 feet each with no curbing.  In that case, Planning and 
Engineering Staff requested denial of the variances and had recommended paving of at least 30 feet 
with header curbs for public safety in accordance with the minimum LDSO and Engineering design 
standards. In this case, two of the three streets would not be paved at all, maintaining 0’ and both 
Planning and Engineering Staff are unanimously against these variances (see below).    
 
Conformity with Comprehensive Plan and Purpose Statements: Chapter 5.III.A.3(c)(3) of the 
Subdivision Ordinance states that the Planning Commission may “deny approval of the final plat, if the 
Planning Commission finds the final plat does not comply with requirements of this or other 
applicable municipal ordinances, or if in the Commission's opinion, the proposal would not be in 
conformance with the City's Comprehensive Plan and/or with the intent of purpose statements set 
forth in Chapter 2 of this Ordinance.” 
 
Comprehensive Plan 
The subject land has a Future Land Use of “Neighborhood” in the City’s Comprehensive Plan.  The 
Neighborhood policies call to “promote neighborhood diversity and security by encouraging a mix of 
age, income, and housing choices within San Angelo’s neighborhoods.”  The majority of the subdivision 
which extends north to Lakeview Heroes Drive, west to Goliad Street, south to 37th Street, and east to 
Crockett Street is zoned RS-1 allows single-family dwellings.  While most of the subdivision has existing 
homes, the subject properties, including land to the east and northeast remain vacant, and this replat 
will allow additional housing in compliance with the Neighborhood policies.  The lots are also within a 
few blocks of Lincoln Middle School providing a school within walking distance of the future homes. 
 
Purpose Statements 
The proposed replat will conform to the Purpose Statements of Chapter 2 of the Subdivision 
Ordinance, provided full street standards are completed.  If variances are granted (see further below) 
to allow no new street construction, then these statements would not be complied with.  The plat, if 
full standards are applied, will protect and provide for the public health, safety, and welfare of the City 
of San Angelo (Statement B); will provide streets that insure safe, convenient and functional systems 
for vehicular and pedestrian circulation (Statement D); and will provide for the efficient use and 
extension of municipal utilities (Statement G).  Bowie Street, 48th and 49th Streets all have 60-foot right-
of-ways which provide adequate widths for full paving improvements.  The applicant’s revised plat 
includes 2.5-foot wide easements on either side of the east-west alley to allow utilities through this 
area to service the lots. 
 

https://library.municode.com/tx/san_angelo/codes/code_of_ordinances?nodeId=COOR_CH2ADPE
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Variances:  As indicated above, the applicant has submitted requests for variances from Chapter 
10.III.A.2 of the Land Development and Subdivision Ordinance (LDSO) to allow Bowie Street to remain 
at 30 feet and 48th and 49th Streets to remain unpaved at 0’ with no curb and gutter in lieu of 40’ or 36’ 
with a 4’ sidewalk; and variances to allow the north-south and east-west alleys to be 15 feet and 
unpaved in lieu of the required 20 feet and paved.  In accordance with Chapter 1, Section IV.A, the 
Planning Commission shall not approve a variance unless the request meets the four criteria below 
based upon the evidence that is presented: 
 
1. The granting of the variance will not be detrimental to the public safety, health or welfare, or 

be injurious to other property.  The applicant believes that there will be no detrimental effects 
by exempting paving improvements on 48th and 49th Streets for one additional lot because these 
streets are not yet developed, and because the lots will now face Bowie Street which is already 
developed.  While it is true that Bowie Street has already been developed, there are 26 lots to 
the east, as well as 2 lots to the south and north respectively (total of 30) that would be landlocked 
by not extending 48th and 49th Streets.  The LDSO states under Chapter 9.III.A.1 that “no lot shall 
be created in any subdivision or resubdivision unless the lot has direct and abutting access to an 
approved, accepted and publicly dedicated street right-of-way.”  In the past, Planning 
Commission and Staff have supported minor variances from street standards where a minimum 
standard has been achieved for public safety (e.g. a variance of 1 or 2 feet).  However, the 
applicant is requesting a variance of 26 feet (their incremental half plus an additional 6-feet for 
public safety as outlined in the LDSO).  Allowing these variances would leave a 150-foot gap in 
both roads.  This would shift the financial burden from the developer to the City or an adjacent 
developer, thereby circumventing the standards of the LDSO, in particular, purpose statement 
(M), “to prevent scattered or premature subdivision of land that would involve danger or injury 
to health, safety, or prosperity by reason of lack of water supply, drainage, transportation, or 
other public services; or necessitate an excessive expenditure of public funds for the supply of 
such services.”  Staff also is recommending that the applicant provide their incremental half of 5 
additional feet on Bowie Street as this road is substandard.  In addition, the applicant is requesting 
no paving of the alleys because other alleys in the area remain unpaved.  The original Lakeview 
Addition was recorded in 1908 prior to subdivision standards.  Chapter 9.III.H of the current LDSO 
requires full paving only if the alleys are used for rear access to homes, or the standard for 
unpaved alleys if not used for rear access.  From discussions with the applicant, it is understood 
that rear access will not be provided for the homes, and therefore paving will not be required.  
But rather, the alley will only require the unpaved standard of 6” of compacted roadway base 
(caliche).  Given that under the circumstances no paving will be required, Staff is recommending 
denial of the variance from no alley paving and a condition of approval per Engineering Services 
that will require the standard unpaved alley construction, assuming there is no rear access to the 
homes. 
 
Staff is in support of variances to allow the existing 15-foot alley width running east-west because 
this is an existing alley and because the applicant is now providing 2.5-foot wide easements on 
either side to allow for a water and sewer main extension through the alley.  However, 
Engineering Services is requiring a minimum 6”compacted roadway base (caliche) to ensure 
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access to future utilities. 
 

2. The conditions upon which the request for a Variance is based are unique to the property for 
which the Variance is sought and are not applicable generally to other property.   The applicant 
believes the variances should be granted because the request is an infill project.  Staff does not 
believe that an infill project is sufficient rationale for the type of variances being requested.  As 
indicated above, a minor variance of a few feet of existing paving width may be warranted when 
all lots are built out and where streets are already paved to a safe, minimum standard.  In this 
case, the applicant wants to not pave at all, or extend any water or sewer coverage.  Minimum 
requirements for streets and service mains are to ensure basic public safety and provide financial 
responsibility and equitability for new development.  Developers only pay for installation of 
services adjacent to their developments.   The applicant wishes to obtain the benefits of 
developing and selling the lots but under the current scenario would not have to pay for their 
associated costs.  Staff does not believe this is equitable but more important, is concerned about 
setting a negative precedent in future subdivision requests.  If these variances are approved, then 
other developers could apply for the same requests and be approved, leading to gaps in existing 
roads and mains, and increased City costs to fill these gaps.  

 
3. Because of the particular physical surroundings, shape, or topographical conditions of the 

specific property involved, a particular hardship to the owner would result, as distinguished 
from a mere inconvenience, if the strict letter of these regulations is carried out. Planning and 
Engineering Staff do not see a hardship if minimum construction standards are met.  The current 
right-of-ways are 60 feet wide, allowing ample space to install additional paving width.  There are 
no known topographical constraints that would prohibit this construction.  The paving and 
curbing standards apply to any new plat or replatted subdivision within the San Angelo City Limits.  
The majority of the Lakeview Addition has existing street widths close to today’s road standards 
with curbing.  This area does not simply because it has not been platted yet.  The adjacent 
portions of Lakeview to the west that also do not have curbs were part of the original plat in 1908 
prior to current standards designed for public safety and to prevent runoff.   

 
4. The Variance will not, in any significant way, vary the provisions of applicable ordinances.  As 

indicated, allowing substandard streets contravene minimum Engineering design standards and 
minimum safety and fire standards.  Both Planning and Engineering Staff require the minimum 
26-foot wide streets (the applicant’s incremental halves) with full curbs consistent with the City’s 
minimum construction and safety standards.  This includes an additional 5 feet on Bowie Street 
with full curb and gutter.  Staff believes this is necessary given there will be six lots now facing 
Bowie Street, and also that this will be consistent with Bowie Street south of 44th Street down to 
its southerly end.   

 
Recommendation:  Staff recommends that the Planning Commission APPROVE the “First Replat in Block 
11, Lakeview Addition”; DENY the variance to allow Bowie Street, an urban local street, to maintain an 
existing street width of 30 feet and no curb and gutter in lieu of the required 40 feet with curb and 
gutter; DENY the variance to allow East 48th Street, an urban local street, to maintain an existing street 
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width of 0 feet and no curb and gutter in lieu of the required 40 feet with curb and gutter; DENY the 
variance to allow East 49th Street, an urban local street, to maintain an existing street width of 0 feet 
and no curb and gutter in lieu of the required 40 feet with curb and gutter; DENY the variance to allow 
the 15-foot wide east-west alley with an unpaved surface; DENY the variance to allow the 20-foot wide 
north-south alley with an unpaved surface; APPROVE a variance to allow the east-west alley with a 15-
foot width in lieu of the required 20 feet; and to SET ASIDE a variance to allow a 15-foot north-south 
alley which is no longer required as the proposed alley will now be 20 feet in width as required; subject 
to ten Conditions of Approval: 

1. Prior to plat recordation, per Subdivision Ordinance, Chapter 7.II.A., provide a copy of the Tom 
Green County Appraisal District certification indicating there are no delinquent taxes on the 
subject property of this subdivision. 

2. Prior to plat recordation, per Subdivision Ordinance, Chapter 10, prepare and submit plans for 
required improvements to Bowie Street by half the additional increment necessary to comprise 
the minimum paving widths.  For Bowie Street, the minimum width is 40 feet (in this case, 
requiring 5 feet of additional pavement construction.  Alternatively, per Land Development and 
Subdivision Ordinance, Chapter 6, submit a financial guarantee ensuring the completion of these 
improvements within an 18 month period.   A second alternative, per Land Development and 
Subdivision Ordinance, Chapter 1.IV, would be to obtain approval of a variance from the Planning 
Commission.   

3. Prior to plat recordation, per Subdivision Ordinance, Chapter 10, prepare and submit plans for 
required improvements to East 48th Street by half the additional increment necessary to comprise 
the minimum paving widths.  For East 48th Street, the minimum width is 40 feet (in this case, 
requiring 26 feet of pavement construction.  Alternatively, per Land Development and Subdivision 
Ordinance, Chapter 6, submit a financial guarantee ensuring the completion of these 
improvements within an 18 month period.   A second alternative, per Land Development and 
Subdivision Ordinance, Chapter 1.IV, would be to obtain approval of a variance from the Planning 
Commission.   

4. Prior to plat recordation, per Subdivision Ordinance, Chapter 10, prepare and submit plans for 
required improvements to East 49th Street by half the additional increment necessary to comprise 
the minimum paving widths.  For East 49th Street, the minimum width is 40 feet (in this case, 
requiring 26 feet of pavement construction.  Alternatively, per Land Development and Subdivision 
Ordinance, Chapter 6, submit a financial guarantee ensuring the completion of these 
improvements within an 18 month period.   A second alternative, per Land Development and 
Subdivision Ordinance, Chapter 1.IV, would be to obtain approval of a variance from the Planning 
Commission.  

5. Prior to plat recordation, submit revised plat illustrating the dedication of ROW for 20' wide 
alleyways. [Land Development and Subdivision Ordinance, Chapter 10.III.A.1]  An alternative, per 
Land Development and Subdivision Ordinance, Chapter 1.IV, would be to obtain approval of a 
variance from the Planning Commission. 

6. Prior to plat recordation, per Subdivision Ordinance, Ch. 9.III.F, illustrate on the plat the 
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dedication of corner cutoffs at the intersections of each alleyway.  

7. Prior to plat recordation, per Land Development and Subdivision Ordinance, Chapter 10, prepare 
and submit plans for approval, illustrating the required construction of the alleyways. This 
includes 6" of compacted roadway base, no pavement, as long as there is no rear access to the 
homes. Alternatively, per Land Development and Subdivision Ordinance, Chapter 6, submit a 
financial guarantee ensuring the completion of these improvements within an 18 month period.   
A second alternative per Land Development and Subdivision Ordinance, Chapter 1.IV, would be 
to obtain approval of a variance from the Planning Commission. 

8. Prior to plat recordation, per Chapter 11.I.A of the Land Development and Subdivision 
Ordinance/City of San Angelo Design Standards for Water and Sewer, prepare and submit plans 
for approval, illustrating the proposed installation of water mains to the limits of the platted 
property and required service connections; and per Land Development and Subdivision 
Ordinance, Chapter 11.I.B, complete the installation in accordance with the approved version of 
these plans.  Alternatively, per Land Development and Subdivision Ordinance, Chapter 6, submit 
a financial guarantee ensuring the completion of these improvements within an 18 month period. 

9. Prior to plat recordation, per Chapter 12.I.A of the Land Development and Subdivision 
Ordinance/City of San Angelo Design Standards for Water and Sewer, prepare and submit plans 
for approval, illustrating the proposed installation of sewer mains to the limits of the platted 
property and required service connections; and per Land Development and Subdivision 
Ordinance, Chapter 12.I.B, complete the installation in accordance with the approved version of 
these plans.  Alternatively, per Land Development and Subdivision Ordinance, Chapter 6, submit 
a financial guarantee ensuring the completion of these improvements within an 18 month period. 

10. Prior to plat recordation, per Land Development and Subdivision Ordinance, Chapter 11.I.B.2 & 
Chapter 12.I.A.1, install necessary water and wastewater service lines to each new lot.  

 
 
 
 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Proposed Final Plat 
Application
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Proposed Replat
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PLANNING COMMISSION – November 18, 2019 
STAFF REPORT 

APPLICATION TYPE: CASE: 

Planned Development (Rezoning) Amendment to PD06-05:  Sonrisas Trails 

SYNOPSIS: 

The applicant has applied for approval of a Major Amendment to a Site Plan on a property zoned Planned 
Development (PD06-05) Zoning District to allow for a new ropes challenge course and accessory structures 
associated with an existing day care and therapeutic horse riding facility.  The operator, Sonrisas Trails, leases the 
north portion of the property municipally addressed at 5185 South Bryant Boulevard.  Approval of the amended 
site plan will allow the new ropes course to operate in conjunction with the existing therapeutic riding facility to 
service those who have physical, mental and emotional challenges.  The new structures were erected without 
permits but the applicant is working through the planning and permits process to legalize these structures.  The 
applicant has provided a concept plan of all existing and proposed uses (see Additional Information). 

LOCATION: LEGAL DESCRIPTION: 

5185 and 5191 South Bryant Boulevard; located 
immediately northwest of the intersection of 
South Bryant Boulevard and Kimrey Lane 

Being 9.474 acres in Part of Blocks 18-22 of the Park View 
Acres Subdivision  

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District #1 – Tommy Hiebert 
Glenmore Neighborhood 

PD06-05 
C – Commercial and 
N- Neighborhood 

9.474 ac. 

THOROUGHFARE PLAN: 

South Bryant Boulevard – Urban Major Arterial Street (TXDOT) 
Required: 80’ right-of-way; N/A pavement (not required for TXDOT roads) 
Provided: 300’ right-of-way, 100’ pavement  

Kimrey Lane – Urban Local Street   
Required: 50’ right-of-way, 40’ pavement or 36’ with a 4’ sidewalk  
Provided: 60’ right-of-way, 22’ pavement 

NOTIFICATIONS: 

15 notifications mailed within 200-foot radius on November 5, 2019.  Two received in support, zero opposed. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of a Major Amendment to a Site Plan on a property zoned Planned Development 
(PD06-05) Zoning District to allow for a new ropes challenge course and accessory structures associated with an 
existing day care and therapeutic horse riding facility, subject to five conditions of approval. 

PROPERTY OWNER/PETITIONER: 

Property Owner:  Mosaic 
Applicants:  Mr. Jeremy Vincent , Sonrisas  

STAFF CONTACT: 

Jeff Fisher, AICP 
Principal Planner  
(325) 657-4210, Extension 1550 
jeff.fisher@cosatx.us 

mailto:jeff.fisher@cosatx.us
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Additional Information:  City Council approved the original PD06-05 Zoning District and associated site 
plan on November 28, 2006 to allow a day care, therapeutic horse riding, and administrative offices on 
9.474 acres on the subject properties.  On December 11, 2017, the Planning Director approved a minor 
site plan amendment to allow a new therapeutic riding course with accessory awning structures and a 
520-square foot shade structure.  All of these structures were erected with permits except for the awning 
structures.  In July 2019, it was brought to the attention of Planning Staff that the applicant had erected 
the new challenge ropes course behind the covered arena.  The tall ropes structures require permits.  In 
addition to the ropes course, other accessory structures include a 930-square foot lean-to building, an 
approximate 250-square foot rear porch, and two intermodal containers, all of which require permits.  
This course will be used as part of Sonrisas’ existing facility for children and adults.  It includes three large 
structures approximately 50 feet in height connected by ropes and include ladders and climbing walls.  
The substantial size of these structures and the property being located close to residential homes to the 
west and south triggered this plan to be considered “major” and thus requiring Planning Commission 
approval.  Approximately 150 feet of the north end of the zip line area connected to the tall ropes 
course is located outside the PD boundary and inside the R&E Zoning District.  The R&E District does 
not allow this structure.  The applicant has been made aware that this portion of the zip line area 
requires a PD Zoning Amendment to expand the PD06-05 boundary.   
 

Approval of Major PD Site Plans: Section 210(K) of the Zoning Ordinance requires that the following 11 
criteria be considered for all Major PD Site Plans (which cannot be approved by the Planning Director): 
 

1. Safety of vehicular and pedestrian movements for the facility and area surrounding the site.  The 
new ropes course will be located behind the existing covered arena.  Sonrisas staff would escort 
adults and children to the course from the main facility.  Existing parking is already provided at the 
front of the facility and Staff sees no safety issues provided the applicant obtains all necessary 
permits.  
 

2. Safety from fire hazards and required means of fire control.  The Fire Marshal’s Office will address 
any potential fire hazards as part of the permitting process. 

 
3. Protection from flooding and water damage.  The majority of the property where the ropes course 

will be located in within a 0.2% annual chance floor hazard zone which is not enforced by the City.  
However, any potential flooding or grading issues will be reviewed as part of the associated 
building permit process. 

 
4. Noise and lighting glare, and effect of such on adjacent neighborhoods. The new ropes course will 

operate during regular business hours and there are no new light fixtures proposed on the 
property. 

 
5. Relation of signs to traffic control and effect on adjacent properties.  There are no proposed signs 

as part of this PD development. 
 

6. Adequacy of off-street parking and loading facilities.  There are a total of 76 parking spaces 
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delineated on the major site plan provided by the applicant.  The original PD required a minimum 
of 32 paved parking spaces for the covered horse arena which have been provided an all remaining 
required parking subject to the intended uses as required by the Zoning Ordinance.  Based on the 
current square footages of all known uses prior to this submission, 75 parking spaces are required.   
The new outdoor ropes area would require one parking space for every 400 square feet of floor 
area which is approximately 1,400 square feet, or 4 new spaces, requiring 79.  Given that the ropes 
course is used as part of the therapeutic riding program which already has sufficient parking, Staff 
would support an alternative parking plan to allow the applicant to maintain the existing 76 spaces. 

 
7. Appropriateness of ingress and egress points for access, parking and loading, including existing 

and proposed ingress/egress/access easements and internal circulation, and protection of the 
public health by appropriate surfacing of all parking areas to control dust.  The existing parking 
area is located close to South Bryant Boulevard and this development would not trigger any access 
or traffic circulation issues. 

 
8. Appropriate placement of landscaping and screening.  Staff believes additional landscaping or 

screening should be required adjacent to residential zoning and uses given the high ropes course 
which includes 50-foot tall structures will be at approximately 115 feet east of the nearest property 
line to the west.  Large trees could help screen these towers.  Staff request as a condition of 
approval the planting of a minimum of 10 trees, at least 40 feet tall at full maturity, along the 
portion of the rear property lines immediately west and south of the tall ropes course.   The shorter 
ropes course located further west does not exceed 20 feet in height and is at least 50 feet from the 
west property line.  The applicant has installed landscaping adjacent to South Bryant Boulevard at 
their main entrance to the facility. 

 
9. Site coverage by structures and other improvements, and resulting impacts.  As indicated, the 

new structures are adequately setback from the nearest property lines and will not result in 
negative impacts on nearby properties. 

 
10. Siting of structures and other improvements relative to appropriate setbacks, height limitations, 

maintenance of views and sight lines, as well as other aesthetic considerations; and There are no 
proposed signs as part of this PD development.  The underlying zoning standards within the PD 
District are Office Commercial (CO) which have no maximum height.  The structures and course are 
well outside of the 25-foot front yard setback and exceed the minimum 10-foot side and rear 
setbacks abutting residential uses or zoning. 

 
11. Such other measures as might secure and protect the public health, safety, and general welfare. 

Planning Staff believe that with adequate permits and parking, the proposed major site plan 
satisfies all criteria for a PD site plan. 

 
Recommendation:   
Staff’s recommendation is for the Planning Commission to recommend APPROVAL of a Major 
Amendment to a Site Plan on a property zoned Planned Development (PD06-05) Zoning District to allow 
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for a new ropes challenge course and accessory structures associated with an existing day care and 
therapeutic horse riding facility, subject to five conditions of approval: 
 

1. Except as otherwise specified or limited below, the development of the subject property shall 
generally conform to the PD06-05 Zoning District standards as required. 

 
2. Overall site use shall be in accordance with the approved Major Site Plan, as amended.  Major 

changes to the usage of this property shall be approved through an amendment to this Planned 
Development District with approval from the Planning Commission and City Council.  Major site 
plans may be approved by the Planning Commission and minor deviations may be approved by 
the Planning Director, provided no changes to the Zoning Ordinance are required. 

 
3. The applicant shall obtain all necessary permits from the Permits and Inspections Division prior to 

use of the new ropes challenge course. 
 

4. The applicant shall submit a revised major site plan delineating the new rear porch attached to the 
office building, and include the additional three (3) required parking spaces, or obtain approval of 
an alternative parking plan from the Planning Director to allow the existing on-site parking. 

 
5. A landscape plan shall be submitted to the Planning Director delineating a minimum of 10 trees, at 

least 40 feet tall at full maturity, along the portion of the rear property lines immediately west and 
south of the tall ropes course to provide screening from adjacent residential zoning and uses. 
 

Note:  Approximately 150 feet of the north end of the zip line area connected to the tall ropes course 
is located outside the PD boundary and inside the R&E Zoning District.  The R&E District does 
not allow this structure.  The applicant has been made aware that this portion of the zip line 
area requires a PD Zoning Amendment to expand the PD06-05 boundary.   

 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Photographs 
Response Letters 
Major Site Plan 
Conceptual Renderings 
Application
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Photos of Site and Surrounding Area 
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Photos of Site and Surrounding Area 
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Photos of Site and Surrounding Area 
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Major Site Plan 
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Conceptual Renderings – Tall Ropes 
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Conceptual Renderings – Tall Ropes 
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APPLICATION TYPE: CASE: 

Conditional Use  CU19-15:  Curley  

SYNOPSIS: 

The applicant is requesting a Conditional Use to allow a Religious Institution on the subject properties zoned 
Two-Family Residential (RS-2).  They indicate that they have operated a church on the west property, 1502 
North Magdalen Street since 2001, and Tom Green County Appraisal indicates the 2,605-square foot building 
has been used as a church since the late 1950s.  The applicant now plans to purchase the east property, 1501 
Pecan to expand their ministry which requires the Conditional Use (See Additional Information). 

LOCATION: LEGAL DESCRIPTION: 

1502 North Magdalen Street and 1501 
Pecan Street; located immediately north 
of East 15th Street between North 
Magdalen Street and Pecan Street 

Being the south ½ of Block 8 in the G. W. Synder’s Addition 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District:  Harry Thomas (SMD#3) 
Neighborhood:  Reagan 

RS-2 – Two-Family Residential  N – Neighborhood 0.5 acres 

THOROUGHFARE PLAN: 

North Magdalen Street – Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ with a 4’ wide sidewalk 
Provided: 50’ right-of-way, 34’ pavement and no sidewalk (complied at time of platting) 
East 15th Street  – Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ with a 4’ wide sidewalk 
Provided: 40’ right-of-way, 30’ pavement and no sidewalk (complied at time of platting) 
East 15th Street  – Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ with a 4’ wide sidewalk 
Provided: 40’ right-of-way, 30’ pavement and no sidewalk (complied at time of platting) 

NOTIFICATIONS: 

28 notifications mailed within 200-foot radius on November 6, 2019.  No responses in favor or against. 

STAFF RECOMMENDATION: 
Staff recommends that the Planning Commission APPROVE a Conditional Use to allow for a Religious Institution 
in the Two-Family (RS-2) Zoning District on the subject properties, subject to the five Conditions of Approval. 

PROPERTY OWNER/PETITIONER: 
Property Owners:  Sovereign Grace Baptist 
Church (1502 N. Magdalen St); Nicolas 
Castrellon (1501 Pecan Street) 

Applicant:  Robert Curley 

STAFF CONTACT: 

Jeff Fisher, AICP 
Principal Planner  
(325) 657-4210, Extension 1550 
jeff.fisher@cosatx.us 

mailto:jeff.fisher@cosatx.us
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Additional Information:  This property contains an existing 964-square foot single-family dwelling.  The 
applicant intends to maintain the church on the west property and use the east property for a fellowship 
hall for meals and special events, Bible study classes, and a nursery during church service.   The applicants 
have not provided a concept plan for their proposed expansion and this will be required as a condition of 
approval.  Discussions with the Planning Division resulted in the applicant agreeing to close the existing 
parking area located within the public right-of-way facing North Magdalen Street (approximately 6 spaces) 
and obtain approval for an alternative parking plan to allow the existing parking lot facing East 15th Street.  
This parking area, although it appears to be exclusively on private property, would require permission to 
have maneuvering (back out) into the public right-of-way.  The existing parking area on East 15th Street 
has seven paved parking spaces but three of these are located in the sight triangle.  This parking area can 
accommodate an additional six spaces if needed.  The applicant indicates the church can accommodate 
up to 80 seats which would require 20 parking spaces under the Zoning Ordinance (1 space per 4 seats in 
the main sanctuary), and therefore, additional on-site parking will be required (see below).  The applicant 
also notes that they may provide free tutoring services and ESL classes in future.  The definition of a 
religious institution in the Zoning Ordinance are places where meeting areas are primarily for religious 
worship and education.  The applicant is advised that additional education services may be provided so 
long as the principal use of the property is for church services and that these additional services are 
provided by the church.     
 
Conditional Uses: Section 208(F) of the Zoning Ordinance requires that the Planning Commission and 
City Council consider, at minimum, six (6) factors in determining the appropriateness of any Conditional 
Use request. 
 
1. Impacts Minimized.  Whether and the extent to which the proposed conditional use creates adverse 

effects, including adverse visual impacts, on adjacent properties.  The applicant indicates that 
impacts will be minimal because they will have worship and Bible study on Sunday mornings, prayer 
on Wednesday evenings, and Bible study on Saturday mornings, which is not at travel peak times.  
Planning Staff agree and believe that once adequate parking is provided, including an alternative 
parking plan if necessary, traffic impacts should be minimal.  As required by Section 509.A of the Zoning 
Ordinance, the applicant will also be required to install a minimum six-foot high privacy fence along 
the north property line to screen from adjacent residential uses and zoning, reduced to four feet within 
the two, 25-foot front yards facing North Magdalen and Pecan Streets respectively.  Consistent with 
other recent approvals for religious institutions, staff is recommending the requirement of a landscape 
plan, approved by the Planning Director, which shall include a combination of trees and/or shrubs and 
grass and/or xeriscaping adjacent to North Magdalen Street and Pecan Street and behind the parking 
lot on East 15th Street.  Staff believes with these conditions, and the fence requirement, impacts on 
the surrounding neighborhood will be minimized. 

 
2. Consistent with Zoning Ordinance. Whether and the extent to which the proposed conditional use 

would conflict with any portion of this Zoning Ordinance.  When combined, the properties each have 
78 feet of lot frontage onto North Magdalen and Pecan Streets respectively; a total lot depth of 276 
feet; and a total lot area of 0.5 acres, well exceeding the minimum lot frontage of 50 feet, minimum 
lot depth of 100 feet, and minimum lot area of 5,000 square feet in the RS-2 zone.  The existing 
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buildings on the property have a total floor area ratio of 16.5%, well under the maximum of 40% 
allowed in the RS-2 zone.  As indicated, the applicant may require up to 20 parking spaces with a seat 
count of 80.  As a condition of approval, the applicant will be required to submit a concept plan to the 
Planning Director for approval delineating all required parking spaces and install them prior to any 
new occupancy.  The parking lot in the Magdalen Street public right-of-way will be required to be 
closed with proper curbing installed.  This will address traffic safety concerns of avoiding direct back-
out of vehicles onto a highly used street, and require the applicant install new parking within the Pecan 
Street property to accommodate additional parking needs.  The applicant will also need a change of 
occupancy permit to convert the existing house at 1501 Pecan Street into church use.   Staff believes 
this timeframe is reasonable as the existing church has already operated since 2001 in this location.  
As mentioned, the three parking spaces on East 15th Street in the sight triangle cannot be counted and 
thus, must be removed.  Finally, Staff discovered an intermodal container located behind the existing 
church at 1502 North Magdalen which is not allowed as a permanent structure in the RS-2 zone.  As 
per Section 416 of the Zoning Ordinance, this container shall be removed from the property unless it 
is used for temporary storage during construction, in which case it shall be removed within 60 days 
following completion of the project. 

 
3. Compatible with Surrounding Area. Whether and the extent to which the proposed conditional use 

is compatible with existing and anticipated uses surrounding the subject land.  Staff believes that the 
proposed use is compatible with the surrounding neighborhood.  The area already includes several 
institutional uses including Immanuel Baptist Church located one block south, and Reagan Elementary 
School located three blocks to the northwest.  Once adequate parking is provided and additional 
conditions are satisfied, Planning Staff is confident that the church will be compatible with the 
surrounding area.   

 
4. Effect on Natural Environment.  Whether and the extent to which the proposed conditional use 

would result in significant adverse impacts on the natural environment, including but not limited to 
water and air quality, noise, storm water management, wildlife, vegetation, wetlands and the 
practical functioning of the natural environment.  Staff does not anticipate adverse impacts on the 
natural environment.  A review of grading, drainage, and stormwater would be conducted at time of 
permitting which will include the future parking area to ensure that any runoff issues are mitigated.   

 
5. Community Need.  Whether and the extent to which the proposed conditional use addresses a 

demonstrated community need.   The applicant indicates that the church is unique in that there is no 
other Reformed Baptist church within 200 miles of San Angelo.  Staff supports the expansion of the 
existing church which can provide additional faith-based services to the surrounding residential 
neighborhoods. 

 
6. Development Patterns.  Whether and the extent to which the proposed conditional use would result 

in a logical and orderly pattern of urban development in the community.   Staff raised initial concerns 
with the applicant utilizing the existing parking located within the right-of-way of North Magdalen 
Street, which is highly travelled.  The applicant indicated they would be willing to close this parking lot 
and provide additional parking elsewhere on the property.  Staff is confident once these parameters 
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are in place, there will be a logical and orderly pattern of development.  East 15th Street ends one block 
east of the property and therefore, existing parking adjacent to 15th Street will be a less of a traffic and 
safety issue than if allowed on North Magdalen Street which connects to downtown.   

 
 

Recommendation:   
Staff’s recommendation is for the Planning Commission to APPROVE a Conditional Use to allow for a 
Religious Institution in the Two-Family (RS-2) Zoning District on the subject properties, subject to the 
following five Conditions of Approval: 
 
1. Prior to issuance of any building permit, the applicant shall submit a concept plan for the entire 

development that delineates all required parking spaces.  All driveways and parking spaces shall be 
paved with appropriate striping, and the three parking spaces located in the sight triangle and the 
North Magdalen Street entrance shall be closed with appropriate curbing prior to any new final 
occupancy.  Overall site use shall be in accordance with the approved Concept Plan.  Major changes 
shall be approved through an amendment to this Conditional Use with approval from the Planning 
Commission.  Minor deviations may be approved at the discretion of the Planning Director.  
 

2. The applicant shall obtain change of occupancy permit to convert the existing house at 1501 Pecan 
Street into church use. 

 
3. Prior to issuance of any building permit, the applicant shall submit a landscape plan to the Planning 

Director for approval which shall include a combination of trees and/or shrubs and grass and/or 
xeriscaping adjacent to North Magdalen Street and Pecan Street and behind the parking lot on East 
15th Street.   

 
4. The applicant shall remove the intermodal container from the properties which is not permitted in the 

RS-2 Zone.  The container may remain on the property of used for temporary construction storage of 
any new building but shall be removed within 60 days following completion of the project. 

 
5. All lighting shall be shielded in such a manner so as to prevent spillover light and glare onto 

surrounding properties. 
 
Note: 
 

1. As required by Section 509 of the Zoning Ordinance, the applicant shall install a minimum six-foot 
high privacy fence along the north property line to screen from adjacent residential uses and 
zoning, reduced to four feet within the two, 25-foot front yards facing North Magdalen and Pecan 
Streets respectively.   

 
 
Attachments: 
Aerial Map 



Page 5 PLANNING COMMISSION 
Staff Report – CU19-15:  Curley 
November 18, 2019 

Future Land Use Map 
Zoning Map 
Photographs 
Aerial View of properties  
Applicant’s Rezoning Criteria 
Application
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Photos of Site and Surrounding Area 

 
EXISTING CHURCH (1502 N. MAGDALEN)                          NORTH AT EXISTING CHURCH (FACING 15TH ST) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
EAST AT EXISTING CHURCH (FACING MAGDALEN)             NORTH ON MAGDALEN  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
EAST ON 15TH STREET                                                            EXISTING PARKING IN MAGDALEN RIGHT-OF-WAY 
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Photos of Site and Surrounding Area 

 
1501 PECAN SITE LOOKING NORTH                                                   15012 PECAN SITE LOOKING WEST 

 
 
 
 
 
 
 
 

 
 
 
LOOKING WEST ON 15TH ST                                        EXISTING INTERMODAL CONTAINER ON 1501 N MAGDALEN  
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Aerial View of Properties 

 
  

N 

7 EXISTING PARKING SPACES (3 IN 
SIGHT TRIANGLE TO BE REMOVED, 
PROVIDE ADDITIONAL PARKING AS 

NEEDED ON PROPERTIES)  

CLOSE ALL 6 PARKING 
SPACES IN PUBLIC RIGHT-OF-
WAY AND PROVIDE CURBING  
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PLANNING COMMISSION – November 12, 2019 
STAFF REPORT 

APPLICATION TYPE: CASE: 

Alley Right-of-way Abandonment Fairview Addition Block 49: Republic Waste Services 

SYNOPSIS: 

The applicant has requested the abandonment of a 20’ x 350’ unpaved alley within Block 49 of Fairview 
Addition.  The reason for the request is for use of the alley property that is adjacent to Republic Waste 
Services as a storage area.  Sewer is present in the alley. The applicant owns Lots 3 thru 7 and 8 thru 12 
located on the west end of the alley abandonment. There are two additional property owners that have 
been contacted to see if they also want the alley ROW that abuts their property. Republic is requesting 
abandonment of the entire alley.  

LOCATION: LEGAL DESCRIPTION: 

East/west alley south of Ellis St., 
north of Veck St., between North 
Cecil and North Archer Streets. 

Being a 0.16069 acres (7,000 square feet) east/west alley located 
within Block 49 of Fairview Addition. 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District 3 – Harry Thomas 
Paulann Neighborhood 

Heavy Manufacturing (MH) Industrial 
0.16069 acres 
(7,000 sq. ft.) 

THOROUGHFARE PLAN: 

Alley was approved as part of the Fairview Addition, filed for record September 17, 1906 with the Tom 
Green County Clerk. 

NOTIFICATIONS: 

Three notices were sent on October 30, 2019 to property owners effected. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the Alley Right-of-Way Abandonment request, subject to three Conditions 
of Approval. 

PROPERTY OWNER/PETITIONER:  

Republic Waste Services Texas LTD  
Adrienne Wilhoit, - VP 

STAFF CONTACT: 

Sherry Bailey 
Principal Planner 
(325) 657-4210, Ext. 1546 
Sherry.bailey@cosatx.us 

mailto:Sherry.bailey@cosatx.us
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Additional Information: 
The applicant indicated that this alley is not used in the traditional manner for an alley but generally as 
storage for the existing waste service company.  Sewer is located in the platted alley, electric poles on 
the east end of the alley only.  
 
Utility Comments: 
Sewer in the alley, electric on the east end only. There will have to be a recorded sewer easement 
through the entire alley, 10 feet wide.  However, the easement width will need to be expanded on the 
east end to 20 feet along Lots 1 & 2, 13 & 14 for the electric pole access. 
 
Rationale: 
Planning Staff reviewed all relevant history, ordinances, policies, and conducted a site visit to the 
property on October 30 and November 8, 2019, to determine the appropriateness of abandoning this 
public alley right-of-way. 

 Traffic patterns: There is no evidence that the alley is used except sporadically at the east end 
for access to the electric pole. 

 Utilities:  Sewer and electric as mentioned above. 

 Community Impact: There does not to appear to be any negative impact to what the property 
owner intends.  This is a heavy manufacturing/industrial use area where waste facility storage 
has no impact. 

 Public Benefit: The positive impact could be seen as continued use for necessary industrial use 
storage in an area which accommodates such uses. 

 
Recommendation: 
Staff’s recommendation is APPROVAL of the proposed abandonment and vacation of a 20-foot wide 
by 350-foot long, 0.16069-acre (7,000-square foot) public alley; generally located running east/west in 
Block 49 of Fairview Addition, south of Ellis St., north of Veck St., between North Cecil and North Archer 
Streets., subject to three Conditions of Approval: 
 

1. Per the Code of Ordinances, Section A9.008, payment per the assessment formula outlined in 
the fee schedule shall be remitted for all of the abandoned alley right-of-way, should the 
vacation and abandonment be approved. 

 
2. Verification of the recordation of quit claim deed(s) officially abandoning the City's claim to the 

entirety of the abandoned alley shall be provided. 
 
3. Submit, obtain approval, and officially record a subdivision replat absorbing the subject 

property into adjacent lot(s) meeting all requirements of the Land Subdivision Ordinance and 
providing a ten foot utility easement the length of the alley property and a 20 foot utility 
easement along lots 1 & 2, 13 & 14 
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NOTE: 
 

1. On the subsequent replat the following will be required:  

 Extension of water main infrastructure adjacent to the subdivision.  

 Widening of deficient roadways adjacent to the subdivision. 
 
Attachments: 
Aerial Map 
Zoning Map 
Future Land Use Map 
Photos 
Original Plat 
Application 
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PHOTOS 
 

 
Cecil Street view of alley site 
 
 

 
Archer Street view of alley site 
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Archer St. at alley with electric pole removed 
 
 

 
Archer St. at alley with alley fenced off at present time 
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PLANNING COMMISSION – November 18, 2019 

STAFF REPORT 

APPLICATION TYPE: CASE: 

Street Right-of-way Abandonment East Ave D – City of San Angelo 

SYNOPSIS: 

City staff is initiating the abandonment of approximately 8,800 square feet of East Avenue D public right-of-
way, between West Avenue C and West Washington Drive within Block 15 of the Millspaugh Addition.  The 
intent is to utilize this area to display trains for the Historic Orient Santa Fe Depot. 

LOCATION: LEGAL DESCRIPTION: 

East Avenue D – currently an 
unopened right-of-way (part is 
currently a parking lot) 

Being a section of East Avenue D within Block 15 of Millspaugh 
Addition; generally located on South Oakes Street between West 
Avenue C and West Washington Drive 

SM DISTRICT / NEIGHBORHOOD: ZONING: FUTURE LAND USE: SIZE: 

SMD District #3 – Harry Thomas 
Neighborhood – Fort Concho 

ML – Light Manufacturing  Downtown 0.2 acres 

THOROUGHFARE PLAN: 

East Avenue D – Local Street, 50’ ROW Required (no ROW for public access), 40’ Pavement Required (no 
pavement for public access) 
South Chadbourne Street –Major Arterial Street, 80’ ROW required (80’ Existing), 64’ pavement required 
(58’ Provided) 

NOTIFICATIONS: 

3 notifications mailed within 200-foot radius on October 30, 2019. 
Zero received in support or opposition. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the Street Right-of-Way Abandonment request, subject to one Condition 
of Approval. 

PROPERTY OWNER/PETITIONER: 

City of San Angelo 

STAFF CONTACT: 

Shelly Paschal 
Planner 
(325) 657-4210, Extension 1533 
shelly.paschal@cosatx.us 

mailto:shelly.paschal@cosatx.us
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Additional Information: 
Planning Staff circulated to all relevant municipal departments, as well as public and private utility 
companies, and there were no responses in opposition to the request.   
 
Staff comments include requiring submittal, approval, and recording of a subdivision replat absorbing 
the subject property into adjacent lot(s) meeting all requirements of the Land Subdivision Ordinance.  
This ROW was part of a plat in March 10, 1888.  It is currently being utilized as a parking lot, but the 
underlying ROW was never abandoned.  When the railroad went through in the September 30, 1888, 
this portion of Avenue D was never developed due to the train station.  The City is proposing to 
abandon the ROW, but retain the land for a public purpose.  This will allow the addition of new 
displays with the Santa Fe Museum and the continuation of the parking are for the museum. 
 
Analysis: 
Planning Staff believes this portion currently provides no public benefit, and closing it would provide 
more area for the Historic Orient Santa Fe Depot to expand, as per the request.  
 
The proposed abandonment would not contradict any applicable City Ordinance.  As conditions of 
approval, the applicant would be required to replat the abandonment area into the adjacent 
property. 
 
Rationale: 
Planning Staff reviewed all relevant history, ordinances, policies, and conducted a site visit to the 
property to determine the appropriateness of abandoning this public right-of-way. 

 Traffic patterns: There is no evidence that the street is used; except an existing parking lot.  

 Utilities:  There are no existing City utilities in this segment of street right-of-way.  

 Community Impact: The Planning staff has sent adjacent owners public notice of the meeting.  
There have been no opposition responses to date.  There does not to appear to be any negative 
impact for any surrounding property owners.  

 Public Benefit: The Planning Division recommends approval for the entire street to allow that 
space to be more effectively integrated with adjoining property owners, in a way which would 
enhance the long-term upkeep and appearance of this space. 

 
 
Recommendation: 
Staff’s recommendation is for the Planning Commission to recommend APPROVAL of the proposed 
abandonment of a 8,800 square foot segment of the East Avenue D public right-of-way, subject to 
One Condition of Approval: 
 

1. Submit, obtain approval, and officially record a subdivision replat absorbing the subject 
property into adjacent lot(s) meeting all requirements of the Land Subdivision Ordinance. 
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Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Notification Map 
Application 
Photos 
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Looking West 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Looking North 
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Looking South 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
Looking South 
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