
PLANNING COMMISSION – August 17, 2020 

STAFF REPORT 

APPLICATION TYPE: CASE: 

Replat First Replat in Block G, College Hills South Business Park Addition, Section Two 

SYNOPSIS: 

The applicant is proposing to subdivide two tracts comprising 3.632 acres into two new platted lots, 1.801 
acres and 1.831 acres each, for future commercial development within Block G of the College Hills South 
Business Park Addition, Section Two.  The original subdivision plat was filed for record with the County Clerk 
on June 29, 1977 and includes a 9.0-acre Block G.  Deed research by Staff confirms that this 9.0-acre property 
was split into several tracts without platting, including tracts within the proposed subdivision.  However, 
because all of the tracts were created before 2017, the Planning Division’s policy requires only the tracts in 
this subdivision to be replatted at this time.  The remainder of Block G will only require replatting at the time 
it is redeveloped, if triggered by the Land Development and Subdivision Ordinance.   

LOCATION: LEGAL DESCRIPTION:  

An unaddressed 3.632-acre tract located 
on West Loop 306 between South College 
Hills Boulevard and Billie Bolin Drive. 

Being 3.632 acres in Block G of College Hills South Business Park 
Addition, Section Two.   

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

SMD District:  Lane Carter (SMD#5) 
Neighborhood:  Vista del Arroyo 

CG/CH C – Commercial  3.632 acres 

THOROUGHFARE PLAN: 

West Loop 306 Frontage Road – Freeway (TXDOT)  
300’ right-of-way, 150’ pavement (existing 5-foot sidewalk inside property will require public use easement)  

NOTIFICATIONS: 

N/A  

STAFF RECOMMENDATION: 
Staff recommends APPROVAL of a “First Replat in Block G, College Hills South Business Park Addition, 
Section Two”; subject to seven Conditions of Approval. 

PROPERTY OWNER/PETITIONER: 

Property Owner:  West Texas Christian Ministries  
Agent:  Mr. Casey McBroom, P.E.  
Project Engineer, Cross Engineering Consultants 

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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Conformity with Comprehensive Plan and Intent of Purpose Statements: Chapter 5.III.A.3(c)(3) of the 
LDSO 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 “Commercial” in the City’s Comprehensive Plan.  Commercial 
areas 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 subject property is located 
within the West Loop 306 commercial corridor, a TXDOT freeway that extends over 1.5 miles between 
Forest Trail to the west and Lutheran Way to the east.  The platted lots will have direct, abutting access 
to this freeway, which supports new commercial development.  In addition, the Commercial policies 
encourage “where possible to plan for new pedestrian and/or vehicular connections through 
commercial areas to integrate them with the city-wide grid network of streets.”  The property contains 
an existing 5-foot wide sidewalk that will connect to future TXDOT sidewalks immediately west and 
east of the property in 2021.  This will provide greater pedestrian accessibility to future commercial 
developments along West Loop 306, consistent with the above policy. 
 
Intent of Purpose Statements 
The proposed replat will conform to the Purpose Statements of Chapter 2 of the Subdivision Ordinance.  
The two new lots will have direct, abutting access onto West Loop 306, a freeway designed to carry 
large volumes of commercial traffic.  In addition, the existing sidewalk will provide greater pedestrian 
access along this commercial corridor and to future TXDOT sidewalks, consistent with Statement D, “to 
provide streets that insure safe, convenient, and functional systems for vehicular and pedestrian 
circulation.” As conditions of approval, the developer will be required to install water and sewer mains 
for the property, consistent with Statement G, “to provide for the efficient use and extension of 
municipal utilities.”  Finally, the new lots will front onto West Loop 306 which will allow convenient 
access to the lots for future commercial development, consistent with Statement O, “To insure the 
proper and efficient layout of lots and blocks to insure orderly and harmonious development.” 
 
Recommendation:  Staff recommends APPROVAL of a “First Replat in Block G, College Hills South 
Business Park Addition, Section Two”; subject to seven Conditions of Approval: 

1. Prior to plat recordation, per Land Development and Subdivision Ordinance, Chapter 7, 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 9.V of the Land Development and Subdivision Ordinance, 
provide a public access easement on the plat for the existing sidewalk that is planned to connect 
to a future TXDOT sidewalk adjacent to West Loop 306. 

https://library.municode.com/tx/san_angelo/codes/code_of_ordinances?nodeId=COOR_CH2ADPE
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3. Prior to plat recordation, per Chapter 12, Planning and Development, Sec 12.05.001 and 
Stormwater Design Manual, Sec 2.13, a drainage study shall be submitted.   
If public improvements are deemed necessary by this study, submit construction plan and profile 
sheets for approval.  Alternatively, per Chapter 12, Planning and Development, Sec. 12.05.004, 
submit a request to the City Engineer, Lance Overstreet, for a deferral of the requirement to a 
later stage of development.  

4. Prior to plat recordation, per Land Development and Subdivision Ordinance, Chapter 11.I.A, 
prepare and submit plans for approval, illustrating the proposed installation of a water main 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. 

5. Prior to plat recordation, per Land Development and Subdivision Ordinance, Chapter 12.I.A, City 
of San Angelo Standards, prepare and submit plans for approval, illustrating the proposed 
installation of a sewer main and required sewer 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.  A second alternative, prior to plat recordation, per Title 30 TAC Chapter 285, 
Health and Safety Code Chapter 366, is to provide a site plan showing existing structures and 
existing septic systems, and specifying the water source, to the Tom Green County Environmental 
Health Department. A suitability study must also be submitted. For more information, contact 
Pam Weishuhn at 325-658-1038, and provide City staff with approval.  

6. 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.  
Alternatively, per Land Development and Subdivision Ordinance, Chapter 11.I.B.2, request to the 
Department of Public Works the deferral of such requirement to a later stage of development.  

7. Prior to plat recordation, per the International Fire Code 2015 edition, section 507.5.1, a fire 
hydrant is required.  

 
Note: 
 

1. Prior to building permit issuance, the developer will be required to submit a site plan 
delineating a six-foot tall opaque privacy fence along the east property line adjacent to a 
residential use, a seniors living complex, except for the front 25 feet facing West Loop 306, 
which may be reduced to four feet, per Section 509 of the Zoning Ordinance, and install this 
fence prior to final occupancy.  
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Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Photographs 
Proposed Replat  
Application
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Photos of Site and Surrounding Area 
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Proposed Replat 
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PLANNING COMMISSION – September 16, 2019 

STAFF REPORT 

APPLICATION TYPE: CASE: 

First Replat Kenley Addition,  Block Two 

SYNOPSIS: 

A request for approval of the First Replat of Block Two, Kenley Addition, being 0.850 acres in Lots 1, 2, 18 and 
19, the south part of Lot 17, and part of alley, Block 2, Kenley Addition, and a variance from Chapter 10.III.A.2 of 
the Land Development and Subdivision Ordinance to maintain a paving width of 36 feet without sidewalk in lieu 
of the required 40 feet for Ellis Street, an urban local street. 

LOCATION: LEGAL DESCRIPTION: 

704 North Bell Street 
Being 0.850 acres of land being all of Lots 1, 2, 18 and 19, the south part of 
Lot 17 and part of alley, Block 2, Kenley Addition, City of San Angelo Texas 

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

SMD District #3 – Harry Thomas  
Neighborhood: Paulann 

General Commercial/ Heavy 
Commercial (CG/CH) & Heavy 
Commercial (CH) 

Commercial 0.850 acres 

THOROUGHFARE PLAN: 

East Houston Harte Expressway Frontage Road - TXDOT 
North Bell Street – Minor Arterial: Required 80’ ROW and 64’ paving, Existing 63’ ROW and 48’ existing (Under 
construction by COSA) 
Ellis Street - Local Street, Required: 50’ right-of-way, 40’ or 36’ with 4’sidewalk pavement width;  50’ ROW and 
36’ pavement with no sidewalk (existing) 

NOTIFICATIONS: 

N/A 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of “First Replat Block Two, Kenley Addition” and APPROVAL of a variance from 
Chapter 10.III.A.2 of the LDSO, subject to Three Conditions of Approval. 

PROPERTY OWNER/PETITIONER: 

Property Owner:  Ray Oujesky - 
JLS Business Properties LTD 
Agent:  Russell Gulley, SKG Eng. 

STAFF CONTACT: 

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

mailto:sherry.bailey@cosatx.us
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Additional Information:  The proposed First Replat includes four lots and the abandoned alley 0.850 of an acre.  
The Planning Commission and City Council recently approved the abandonment of the alley included in this 
replat.  The existing building years ago was built over the alley and replatting was a requirement of the 
abandonment of that alley approval. This replat will accomplish that requirement and will clean up this entire 
commercial property for future use. 
 
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.” 
 
Comprehensive Plan 
The subject land is designated Commercial in the City’s Comprehensive Plan.  This intended final plat is in 
keeping with that designation and use and was a requirement of the previous alley abandonment. 
 
Purpose Statements 
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); will assist in 
guiding the future growth and development of the city (Statement E); to ensure that property boundaries 
created are accurately determined, marked on the land and established on a recorded plat which is available 
for public inspection (Statement K). The proposed plat will follow the current pattern of development within 
this area. 
 
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 Ellis Street to maintain an existing paving width of 
36 feet within an existing heavy commercial use area.  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.  
Applicant: 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. 
 

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.  
Applicant: The conditions upon which the request for a variance is based are unique to the 
property in that all other property in the immediate area is developed and would never be subject 
to the regulation. The street is developed fully with curb and gutter and functions well.  All of the 
other properties along Ellis to the east do not have curb and gutter and are functioning heavy 
commercial properties that utilize the curb less street for the movement of large heavy equipment. 
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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.  
Applicant:  Due to the physical shape and alignment of the existing roadway, not only would a 
hardship result but due to the physical surroundings and shape of the subject property a particular 
hardship to the owner would result. 

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

Applicant:  As other conditions are met, the provisions of applicable ordinances would not vary in a 
significant way. 

 
Staff concurs with the arguments made by the applicant for his variance case.  In this instance the road is 
existing and of adequate size for this local road.   There is development on both sides of the road and there 
would be no advantage in having the applicant pave a portion of the road that was different in just this one 
area.  
 
Recommendation:  Staff recommends APPROVAL the “First Replat Block 2, Kenley Addition” and APPROVE 
the variance from Chapter 10.III.A.2 of the LDSO, subject to the following Three Conditions of Approval: 

 
1. Prior to plat recordation, provide a copy of the Tom Green County Appraisal District certification indicating 

there are no delinquent taxes on the subject property of this subdivision. [Land Development and 
Subdivision Ordinance, Chapter 7.II.A]. 
 

2. Prior to plat recordation, prepare and submit plans for required improvements to Ellis Street by half the 
additional increment necessary to comprise the minimum paving width. [Land Development and 
Subdivision Ordinance, Chapter 10]. For Ellis Street, the minimum width is 36 feet with a 4 foot sidewalk 
along one side, or 40 feet with no sidewalk (in this case, requiring either construction of a 4 foot sidewalk, 
or 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, 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 Final Plat 
Application 
Photos 
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PHOTOS 
 

 
704 North Bell Street 
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PLANNING COMMISSION – August 17, 2020 
STAFF REPORT 

APPLICATION TYPE: CASES: 

Rezoning & Comprehensive Plan Amendment Z20-10 & CP20-04: 1217 S Oakes Street 

SYNOPSIS: 

A request for approval of a rezoning from the General Commercial (CG) zoning district to the Light 
Manufacturing (ML) zoning district and a request for an amendment to the City of San Angelo Comprehensive 
Plan, changing certain lands from the “Neighborhood Center” Future Land Use to “Industrial” on the subject 
property.  The applicant is intending to expand the existing business of Ventaire Awning and Ornamental Iron 
Fencing onto lots adjoining directly to the north of 1217 South Oakes Street.  The proposed expansion would 
not be allowed by right in the existing zoning district (see additional information).  A rezoning to the property 
would also warrant a Comprehensive Plan amendment as part of the criteria for approval per Section 212.G of 
the Zoning Ordinance. 

LOCATION: LEGAL DESCRIPTION: 

1209, 1213 & 1217 South Oakes 
Street,  generally located on the west 
side of South Oakes Street between 
East Avenue H and East Avenue I.  

Being N50’ of S155’ of E170’, N50’ of S205’ of E ½ of Block 32 & S50’ 
of N155’ of E ½ of Block 32, Fort Concho Addition, City of San 
Angelo, Tom Green County, Texas. 

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

SMD District 3 – Harry Thomas 
Neighborhood – Fort Concho 

General Commercial (CG)  Neighborhood Center 0.59 acres  

THOROUGHFARE PLAN: 

South Oakes Street  – Local Street, 50’ ROW required (100’ existing), 40’ pavement required (60’ provided) 

NOTIFICATIONS: 

Z20-10: 20 notifications were mailed within a 200-foot radius on August 6, 2020. 
CP20-04: 20 notifications were mailed within a 200-foot radius on August 6, 2020. 
No responses have been received in support or opposition. 

STAFF RECOMMENDATION: 

Staff recommends DENIAL of a rezoning from General Commercial (CG) zoning district to the Light 
Manufacturing (ML) zoning district; and DENIAL of a Comprehensive Plan Amendment changing the Future 
Land Use designation from the “Neighborhood Center” Future Land Use to “Industrial.” 

PROPERTY OWNER/PETITIONER: 

Applicant: Doug Tounget 
Representative: David Mazur 

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: The background on a portion (1217 South Oakes Street) of this subject 
property is that in November 1977 there was an approved zone change (ZC1144) from Two-Family 
Residential (RS-2) zoning district to CG (General Commercial) zoning district with conditional options 
for vehicle sales, service and repair.  Then in January 1986 there was a request for a zone change 
(ZC1549) requested a change from General Commercial (CG) to Light Manufacturing (ML) zoning 
district, which was denied.  However, at the same meeting a Special Permit (SP1150A) was approved 
to allow for the manufacturing of awning and ornamental iron, subject to the conditions of a required 
privacy fence and no outside storage.  Therefore, the existing use of the subject property at 1217 South 
Oakes Street is allowed by the approved Special Permit, with the exception that currently that Special 
Permit is in violation due to its outdoor storage.  However, now the owner wants to expand his business 
to the two lots adjoining and directly north of the property.  These two properties are addressed as 
1209 and 1213 South Oakes Street.  The existing zoning on these two lots does not allow the proposed 
use of manufacturing of awnings and ornamental iron.  The only way to allow this proposed use is a 
rezoning.  The applicant is proposing a rezoning from the current General Commercial (CG) zoning 
district to the Light Manufacturing (ML) zoning district.  There is a strip of commercial all along South 
Oakes Street, most of which is compatible with neighborhood commercial or general commercial. 
 
The Future Land Use map for this area is incompatible for this requested zone change.  The existing 
Comprehensive Plan and the Vision Plan for this area is currently Neighborhood Center.  The existing 
Neighborhood Center is less intensive for the neighborhood to the west directly across the alley from 
the subject property, than the proposed change to Industrial.     
 
Rezonings: Section 212(G) of the Zoning Ordinance requires that the Planning Commission and City 
Council consider, at minimum, seven (7) factors in determining the appropriateness of any Rezoning 
request: 
 
1. Compatible with Plans and Policies.  Whether the proposed amendment is compatible with the 

Comprehensive Plan and any other land use policies adopted by the Planning Commission or 
City Council.  The proposed Comprehensive Plan Amendment from Neighborhood Center to 
Industrial would not be consistent with the surrounding development pattern in the area, but 
there is commercial uses in this area.  The subject property is designated “Neighborhood 
Center.”  The “Neighborhood Center” designation in the City’s Comprehensive Plan intends to 
“contract retail commercial corridors into series of identifiable nodes or centers at key 
intersections.”  The subject property is a better fit for the Neighborhood Center, due to the 
adjacency to a well-established neighborhood.  Also, in the Vision Plan, Neighborhood Centers 
are intended to be more pedestrian-friendly in character, and are more integrated with and 
connected to their surroundings, and cluster buildings to generate synergies between 
complementary uses.  This proposed use is not a complimentary use in this area and does not 
support this intent.  The proposed use, which is manufacturing of awnings and ornamental iron, 
is not integrated nor complementary with the other commercial uses on the block, or the 
residential neighborhood on this block.  The “Industrial” designation in the City’s Comprehensive 
Plan intends to “support the local economy while mitigating some of their potentially 
undesirable secondary effects on nearby residences.”  Given the proximity to residential, staff 
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does not believe this is a good fit.   
 

2. Consistent with Zoning Ordinance.  Whether and the extent to which the proposed 
amendment would conflict with any portion of this Zoning Ordinance.  The existing use at 1217 
South Oakes Street, manufacturing of awnings and ornamental iron (a manufacturing use), is 
allowed by the approved Special Permit in 1986.  However, the proposed expansion of this same 
business is not an allowed use on the other two adjacent properties.  This would require an 
approval of the requested rezoning to a Light Manufacturing (ML) zoning district to allow the 
business expansion, but staff believes this location is not appropriate given the proximity to 
homes in the area.  The zoning ordinance, section 104 states the purposes of this ordinance.  
The purpose statements state, “Prevent or minimize land use incompatibilities and conflicts 
among different land uses.”  Staff believes this proposed rezoning would be in conflict with both 
this statement as the proposed use could be unsightly and noisy.  The current zone is CG which 
allows 10% outdoor storage and it appears that this limitation is already being exceeded.  Also, 
this outside storage is industrial in nature, which is not compatible with the adjacent 
neighborhood.   

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

amendment is compatible with existing and proposed uses surrounding the subject land and is 
the appropriate zoning district for the land.  The property is located within an area that has 
mixed commercial and residential uses.  There is a single-family residential neighborhood 
directly to the west across the alley from the subject property.  There is also a single-family home 
directly south of the subject property as well.  The expansion of the subject parcels doesn’t fit in 
with the existing neighborhood.  The expansion of the subject use, which is a Light 
Manufacturing use, is inconsistent with the surrounding neighborhood.     

 
4.  Changed Conditions.  Whether and the extent to which there are changed conditions that 

require an amendment.  Although neighborhood center uses have not developed on this 
property, per the adopted Comprehensive Plan, such uses are the long-term goal identified for 
this area.  The plan envisions a transition in this area to less intensive commercial uses that serve 
the adjoining neighborhood.  Since 1986, there was a Special Permit granted to allow the current 
use.  Since 2009, this subject property has been designated as Neighborhood Center.  Now the 
applicant is wanting to expand on to more lots and this expansion is not compatible with the 
sounding area, the zoning ordinance, nor the land use designation in the City’s Comprehensive 
Plan.   

 
5.  Effect on Natural Environment.  Whether and the extent to which the proposed amendment 

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.  The Comprehensive Plan 
amendment and rezoning are anticipated to have an adverse impact on the natural 
environment.  The existing uses of the subject property already has an impact, due to the noise 
and dust produced by this specific use, and expanding this use would only create more of an 
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impact.  
 
6.  Community Need.  Whether and the extent to which the proposed amendment addresses a 

demonstrated community need.  There is a need for manufacturing in San Angelo; however, 
with the immediate adjacent established neighborhood, this location is not the appropriate 
location for such a use.  This is a retail commercial area and it would be more appropriate for 
the applicant to find an industrial zoned property for expansion.      

 
7.  Development Patterns.  Whether and the extent to which the proposed amendment would 

result in a logical and orderly pattern of urban development in the community.  The existing 
development pattern in the immediate area along South Oakes Street is both residential and 
commercial.  The existing business is allowed, but the expansion of this use as light 
manufacturing would not be logical for the surrounding area.  The proposed use could have a 
negative affect due to an increase in deliveries and manufacturing activities, due to the 
expansion.     

 
Recommendation:   
Staff recommends DENIAL of a rezoning from General Commercial (CG) zoning district to the Light 
Manufacturing (ML) zoning district; and 
 
Staff recommends DENIAL of a Comprehensive Plan Amendment changing the Future Land Use 
designation from the “Neighborhood Center” Future Land Use to “Industrial.” 
 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Notification Map 
Applications 
Photographs 
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Site and surrounding property photos 
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PLANNING COMMISSION – August 17, 2020 
STAFF REPORT 

APPLICATION TYPE: CASES: 

Rezoning and Conditional Use Z20-09 / CU20-10:  1901-2023 and 2105 Knickerbocker Road 

SYNOPSIS: 

The applicant and property owner has applied for a rezoning of the Stadium Park shopping plaza at 1901-2023 
Knickerbocker Road, and Stadium Lanes bowling alley at 2105 Knickerbocker Road, from the Light Manufacturing 
(ML) Zoning District to the General Commercial (CG) Zoning District to allow existing and future retail commercial 
uses on these properties.  The applicant has also submitted a Conditional Use for only 1901-2023 Knickerbocker 
Road to allow a retail area in a portion of the former Zentner’s Daughter restaurant.  The applicant decided to 
apply for the Conditional Use to shorten the approval time, allowing her to obtain a building permit and move 
forward with the required interior renovations (see Additional Information). 

LOCATION: LEGAL DESCRIPTION: 

1901-2023 and 2105 Knickerbocker Road 
Being 7.01 acres in the J. McNeese Survey No. 176.25, Abstract 
No. 1641 

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

SMD District #5 – Lane Carter  
ASU – College Hills Boulevard  

ML  Commercial  7.01 acres 

THOROUGHFARE PLAN: 

Knickerbocker Road – TXDOT - Urban Major Arterial Street, Required: 80’ right-of-way, 64’ pavement;     
Provided: 106’ right-of-way, 90’ pavement 

Industrial Avenue – Urban Local Street, Required: 50’ right-of-way, 40’ pavement or 36’ with 4’ sidewalk; 
Provided: 60’ right-of-way, 40’ pavement with no sidewalk 

NOTIFICATIONS: 

Six notifications were mailed within a 200-foot radius of the property on July 28, 2020 for both cases.   
One response was received in favor for each case; none against. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of a rezoning from the Light Manufacturing (ML) Zoning District to the General 
Commercial (CG) Zoning District at 1901-2023 and 2105 Knickerbocker Road; and APPROVAL of a Conditional 
Use to allow retail sales and service within the Light Manufacturing (ML) Zoning District on 1901-2023 
Knickerbocker Road, subject to two conditions of approval. 

PROPERTY OWNER/PETITIONER: 

Applicant and Owner:  Alexander Construction 
Company (Mary Jane Steadman, Acting Partner)  

STAFF CONTACT: 

Jeff Fisher, AICP 
Principal Planner  
(325) 657-4210, Extension 1550 
jeff.fisher@cosatx.us 
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Additional Information:  The applicant’s proposed interior renovations for the former Zentner’s 

Daughter restaurant at 1901 Knickerbocker Road triggered these requests.  The applicant is proposing 

to utilize 10,212 square feet for a new restaurant and convert the remaining 3,436 square feet into a 

new retail (furniture) store.  Before 2000, the property was zoned “Manufacturing (M-1)” which would 

have allowed commercial uses in this industrial district, including restaurants and retail stores.  

However, in 2000, the property was rezoned to ML which does not allow either of the new commercial 

uses.  Section 601 of the Zoning Ordinance however, considers the restaurant space a lawful conditional 

use because there was already a restaurant on the property on January 4, 2000 when the current 

Zoning Ordinance was adopted.  Therefore, no planning approvals are required for the restaurant.  

However, the portion of Zentner’s Daughter being converted into a furniture store, a new use, does 

not have this lawful conditional use status, and therefore, requires a new Conditional Use approval or 

Rezoning from the Planning Commission.  As part of the rezoning request, the applicant has decided to 

include the adjacent property, 2105 Knickerbocker Road, which remains a retail entertainment use 

(bowling alley), thereby legalizing this use also. 

 

Rezonings: Section 212(G) of the Zoning Ordinance requires that the Planning Commission and City 

Council consider, at minimum, seven (7) factors in determining the appropriateness of any Rezoning 

request: 

 

1. Compatible with Plans and Policies.  Whether the proposed amendment is compatible with the 

Comprehensive Plan and any other land use policies adopted by the Planning Commission or City 

Council.  The proposed rezoning to General Commercial (CG) will recognize an existing retail 

commercial shopping plaza and bowling alley which have existed since 1996 according to historic 

aerials.  The Light Manufacturing (ML) zoning no longer reflects the character of most of the 

properties in this commercial corridor, which extends over 1.5 miles on the south side of 

Knickerbocker Road between the Red Arroyo to the west and South Bryant Boulevard to the east.  

The rezoning will be consistent with the Commercial Future Land Use designation in both the 2003 

Comprehensive Plan, and later the 2009 Strategic Plan Update.  Commercial areas 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 existing shopping center as indicated is 

located within a commercial corridor with visibility and access onto Knickerbocker Road, a State 

Arterial Road designed to accommodate large traffic volumes.  Staff believes that a rezoning is both 

practical and logical, allowing the applicant’s proposed future furniture store and recognizing the 

existing retail uses that include a restaurant, boutique, salon, clothing store, cellular phone store 

and bowling alley. 

 

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

would conflict with any portion of this Zoning Ordinance.  The shopping plaza property comprises 

4.694 acres property with a lot frontage of 500 feet and lot depth of at 350 feet on its shortest 
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(west) side.  The bowling alley property comprises 2.32 acres with a lot frontage of 275 feet and lot 

depth of 370 feet.  Both properties comply with, and well exceed, the minimum lot area of 6,000 

square feet; minimum lot frontage of 50 feet; and minimum lot depth of 80 feet in the CG zone.  As 

part of the applicant’s required change of occupancy permit to convert a portion of the former 

restaurant to a furniture store, a development plan showing required parking shall be submitted.  

Since the existing shopping plaza has existed for over 20 years and would have complied with 

parking standards at the time of construction, the applicant is only required to demonstrate 

compliance for the new tenant.  Deducting the areas not accessible to the public, there will be 

approximately 3,000 square feet of accessible retail space for the new furniture store, requiring 

five parking spaces (1 space per 600 square feet for a furniture store).  The applicant’s concept plan 

delineates 161 parking spaces currently on the property, and therefore, the new use will satisfy 

parking requirements. 

 

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

is compatible with existing and proposed uses surrounding the subject land and is the appropriate 

zoning district for the land.  As indicated, the property is surrounded by retail commercial uses 

along the Knickerbocker Road commercial corridor.  Although several properties along this corridor 

remain Light Manufacturing (ML), the nature of this area has become increasingly commercial as 

reflected in the 2003 Comprehensive Plan and 2009 Strategic Plan Update which designated this 

corridor exclusively Commercial.  City Council has already approved several zone changes from ML 

to CG to allow retail uses along this portion of Knickerbocker Road including Chick Fil-A at 1609 

Knickerbocker Road (Z16-02) and Bush’s Chicken at 1225 Knickerbocker Road (Z16-09).  Approval 

of this rezoning to CG will recognize the retail uses already in the shopping center, as well as allow 

the new furniture store. 

 

4. Changed Conditions.  Whether and the extent to which there are changed conditions that require 

an amendment.  As indicated, the properties are part of a large corridor that has become 

increasingly Commercial over time, including the rezoning approvals from ML to CG referenced 

above.  The ML zoning is no longer appropriate for these properties, as the majority of uses in the 

shopping center facing Knickerbocker Road and bowling alley are retail commercial uses.  Staff had 

examined expanding the rezoning to include other properties but discovered that south of the 

subject property remained more industrial-type uses including the sale and rental of heavy 

equipment, warehousing, and printing, and east of the property remained a clothing store that 

including a large manufacturing and fabrication component where the clothes are made on-site.  

Therefore, Staff is satisfied with the proposed rezoning as submitted, which will recognize the 

existing retail shopping center and bowling alley.   

 

5. Effect on Natural Environment.  Whether and the extent to which the proposed amendment 

would result in significant adverse impacts on the natural environment, including but not limited 
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to water and air quality, noise, storm water management, wildlife, vegetation, wetlands and the 

practical functioning of the natural environment.  Staff does not believe that there will be any 

adverse effects on the natural environment.  The proposed renovations will be exclusively within 

the building and there is ample paved parking already available on the property.   

 

6. Community Need.  Whether and the extent to which the proposed amendment addresses a 

demonstrated community need.  Planning Staff agree with the applicant that the zone change 

addresses the need to update current zoning to reflect actual and potential future development.  

As indicated, the existing retail shopping center and bowling alley are retail uses which are no 

longer allowed under the current ML zoning.  While existing retail uses are allowed to continue as 

lawful conditional uses if they existed on the property in 2000 (when the current Zoning Ordinance 

was enacted), a rezoning to CG avoids the problem of non-conformity when a change of occupancy 

is triggered and the lawful conditional status of a use is removed.  

 

7. Development Patterns.  Whether and the extent to which the proposed amendment would result 

in a logical and orderly pattern of urban development in the community.  The property has direct 

and abutting access onto Knickerbocker Road, a major urban arterial TXDOT road that can 

accommodate large traffic volumes.  The proposed construction is for interior renovations only and 

no additional driveway accesses will be required.   

 

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 proposed 3,436- 
square foot furniture store will not create any adverse effects on other tenants in the shopping 
center or surrounding properties.  The applicant has applied for a permit for interior renovations 
only so there will be no expansion of the footprint of the existing building. 
 

2. Consistent with Zoning Ordinance. Whether and the extent to which the proposed conditional use 
would conflict with any portion of this Zoning Ordinance.  As indicated with the associated 
rezoning review, the subject property will comply with the minimum lot area, lot frontage, and lot 
depth requirements of the CG Zoning District.  The change of occupancy will require five parking 
spaces for the new furniture store and there are over 161 parking spaces on the property. 

 
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.  As indicated, 
several rezonings were approved from ML to CG along the Knickerbocker commercial corridor.  A 
Conditional Use to allow the new furniture store until the associated rezoning is approved by City 
Council is appropriate given the retail uses that already exist in the shopping center.  This would be 
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consistent with Bush’s Chicken at 1225 Knickerbocker Road which was in the a similar situation in 
2016 wanting to expedite construction and received a Conditional Use (CU16-09) before their 
Rezoning (Z16-09). 

 
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 anticipates no adverse impacts for the 
same reasons as the rezoning (see rezoning criteria #5). 

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

demonstrated community need.  Staff believes the conditional use addresses a need for the same 
reasons as the rezoning (see rezoning criteria #6). 
 

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 believes the 
conditional use will create a logical and orderly pattern of development for the same reasons as 
the rezoning (see rezoning criteria #7).  TXDOT plans to construct a six-foot wide sidewalk along the 
south side of Knickerbocker Road in front of the properties which will improve pedestrian access to 
the properties.  As a condition of approval, Staff recommends that the applicant install a sidewalk 
connection from the future TXDOT sidewalk adjacent to Knickerbocker Road to the main building 
to provide greater pedestrian access to the property. 

 
Recommendation:   
Staff recommends APPROVAL of a rezoning from the Light Manufacturing (ML) Zoning District to the 
General Commercial (CG) Zoning District on 1901-2023 and 2105 Knickerbocker Road; and APPROVAL 
of a Conditional Use to allow retail sales and service within the Light Manufacturing (ML) Zoning District 
on 1901-2023 Knickerbocker Road, subject to two conditions of approval: 
 

1. The applicant shall obtain building permits for interior renovations and a change of occupancy 
for the new furniture store from the Permits and Inspections Division, as required; 
 

2. The applicant shall submit a development plan to the Planning Director delineating a pedestrian 
connection between the existing building and the future TXDOT sidewalk to be constructed 
adjacent to Knickerbocker Road.  This connection shall include a concrete sidewalk and ramp 
from the future TXDOT sidewalk to the parking lot, and a painted crosswalk from the parking 
lot to the existing building. 

 
Note: Prior to final occupancy, the applicant shall install the required pedestrian connection referenced 
above. 
 
Attachments: 
Z20-09 Maps 
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CU20-10 Maps 
Photographs  
Response Letters 
CU20-10 Concept Plan 
Zone Change Criteria Sheet 
Zone Change Application 
Conditional Use Application   
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Photos of Site and Surrounding Area 
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CU20-10 Concept Plan 
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STAFF REPORT 

APPLICATION TYPE: CASE: 

Conditional Use  CU20-11: 411 West Avenue C 

SYNOPSIS: 

A request for approval of a Conditional Use to allow for Household Living (6 units maximum) in the Office 
Commercial (CO) Zoning District, on a 0.21-acre property located at 411 W. Avenue C. 

LOCATION: LEGAL DESCRIPTION: 

411 West Avenue C, generally 
located between South Abe Street 
and South Koenigheim Street 

Lot 8 & east ½ of Lot 7 Block 9;  Park Heights Addition 

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

SMD District #5:  Lane Carter 
Neighborhood:  Santa Rita 

CO – Commercial Office  Neighborhood Center 0.207 acres 

THOROUGHFARE PLAN: 

West Avenue Y  – Urban Local Street 
Required: 50’ right-of-way, 40’ pavement or 36’ with a 4’ wide sidewalk 
Provided: 80’ right-of-way, 36’ pavement/curb and gutter  

NOTIFICATIONS: 

13 notifications mailed within 200-foot radius on August 4, 2020.   
No responses in favor or against have been received. 

STAFF RECOMMENDATION: 

APPROVAL of a Conditional Use to allow for household living in the Commercial Office Zoning District subject to 
two Conditions of Approval. 

PROPERTY OWNER/PETITIONER: 

Don & Tracy Kennemer 

STAFF CONTACT: 

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

mailto:sherry.bailey@cosatx.us
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Additional Information:  This property was built in the late 1950’s.  From the beginning there was a front 
house and the two shot gun two story buildings in the back.  Those two units were used as rental property, 
and the zoning at that time was R-2, Two-family. Staff has been able to establish that units C, D, E, and F 
were used for student rentals in the 70’s, 80’s and right up to 2020.  In 1986 there was a request to rezone 
the property to Commercial Office with the intent to have a retail commercial area.  At this time the staff 
report stated there was a main single family home in the front and three accessory units in the rear of the 
property.  A previous zoning request the year before to go to General Commercial (CG) had been denied. 
This R-2 area was undergoing transitional change with multi-family being built across the street, office to 
the west, and commercial to the south.  There remained single family and two family units and do to this 
day. 
 
In 1995 and 1996 staff has been able to establish that the existing electric meters were changed out for 
the new meters in units A, B, C, D, E, and F.  What is vague is when the front home was converted to a 
duplex.  The owner believes it was in the 70’s or 80’s before the zone change, which would have been 
allowed while it was zoned R-2.  This fact is confirmed by the neighbor who lives across the street, and 
has for 57 years, who says it has been three units for as long as he has lived here. If it was after the zone 
change then that would have not been allowed without a conditional use.  We do know it has been 
operating as three duplexes since 1995. 
 
Recently, the front house burned down.  The owner would like to replace the house with a duplex unit 
similar in nature to what had been there when they bought the property in 2006.  However, since there 
is this conversion question and the history is vague, staff has requested that the owner apply for a 
Conditional Use for the three duplex units (maximum of 6 individual units) to clear up the issue rather 
than be limited to the four units which can be verified.   
 
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.  The residential development in this block ranges from 1957 to two homes built in 2003. 
 
1. Impacts Minimized.  Whether and the extent to which the proposed conditional use creates adverse 

effects, including adverse visual impacts, on adjacent properties.  Planning Staff believes that no 
adverse impacts will be created by the intended Conditional Use. Even though the zoning district is 
Commercial Office (CO), the existing use in the area is in keeping with the adjacent residential uses. 

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

would conflict with any portion of this Zoning Ordinance.  This lot was Zoned R-2 for many years 
before being rezoned to CO.  That use was never accomplished, so this property is requesting to remain 
as it has for over 60 years.  The lot is 9,000 sq. ft., 75 ft. X 120 ft, and met the standard in 1959  The 
front duplex will have to meet a 25 ft. front yard setback, 5 ft. setback on both side yards and four 
parking spaces, two per unit. That is consistent with the zoning code and the applicant has submitted 
a site plan that meets those requirements.  Any future remodeling will be reviewed at the time of 
submittal. 
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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 existing uses.  To the west of this property is an existing 
professional office building and to the east is residential.  This will provide a transition in an area with 
mixed uses. 

 
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.   

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

demonstrated community need.   The most recent housing study shows that San Angelo is still in need 
of affordable housing, particularly in older subdivisions where build out has not occurred.  This area is 
a mix of older housing and small neighborhood commercial. This use has existed for many years and 
has fulfilled a student housing need in the community. 

 
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.  Current development 
patterns are not anticipated to change.  The lots are already platted in the current configuration.  A 
reasonable expectation for this area is the continuation of a mixture of uses including single family 
housing, multifamily housing, and small commercial uses, which have developed a sense of 
neighborhood and work well together. 

 
Recommendation:   
Staff’s recommendation is for the Planning Commission to APPROVE a Conditional Use to allow Household 
Living (6 units maximum) in the Commercial Office zoning district at 411 West Avenue C subject to the 
following two Conditions of Approval: 
 

1. The applicant shall obtain building permits from the Permits and Inspections Division for 
improvements as required. 

2. The development of this lot is limited to six dwelling units.  The new duplex unit will have to meet 
current ordinance requirements and any remodeling of the remaining units will be subject to the 
requirement of the ordinances at that time. 

 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Notification Map 
Photographs 
Application
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Photos of Site  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Looking south where the existing two story units. 
 
 

 
Off the alley – one of the existing two story units 
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The second two story unit 
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STAFF REPORT 

APPLICATION TYPE: CASES: 

Master Thoroughfare Plan Amendment 2020 – S. Concho Dr., S. County Club Rd. & Country Club Rd. 

SYNOPSIS: 

Consideration of an amendment to the Master Thoroughfare Plan to designate South Concho Drive, South 
Country Club Road, and Country Club Road from a Parkway to a Major Collector street. 

LOCATION: 

Generally located east of Knickerbocker along S. Concho Rd. to S. Country Club Rd. to Country Club Rd, 
South of Lake Nasworthy.  

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

Nasworthy  Neighborhood 
SMD #1 – Tommy Hiebert  

RS-1 - Single-Family Residential 
Residential 
R & E – Ranch & Estate 
CG – General Commercial 
PD – Planned Development 
OS – Open Space 

Neighborhood 
Center/ 
Neighborhood/ 
Rural/ Open Space 

Approx. 
4.5+/- 
miles 

THOROUGHFARE PLAN: 

Collectors require 60-foot right-of-way; Parkway requires 50-feet of right-of-way 

NOTIFICATIONS: 

130 notifications were mailed. None received in Support or Opposition. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the proposed Master Thoroughfare Plan Amendment. 

PETITIONERS: 

City of San Angelo 

STAFF CONTACT: 

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

mailto:sherry.bailey@cosatx.us
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Background: 
The San Angelo Comprehensive Plan, adopted in 2003 and updated in 2009, includes a Master 
Thoroughfare Plan (MTP) component that designates existing major streets as freeways, arterial, 
collector streets and Parkways.  The MTP also shows the planned future path of new freeways, arterial 
and collector streets in areas of future development around the urban fringe of San Angelo. Staff 
periodically reviews areas and proposes amendments based new information or changing 
development patterns. 
 
In discussion concerning the development along Country Club Road staff realized that the area adjacent 
to Country Club Road, South Country Club Road and South Concho Road will be opening to 
development requests in the future once the sewer capacity expansion project is completed.  This area 
has already been the center of numerous development inquiries over the past few years. Staff is 
proposing a street use designation change for S. Concho Dr., S. County Club Rd. and Country Club Rd.  
These streets are designated as a Parkway.  However, we know that over the next 20 to 30 years as this 
area along this 4.5 mile section of roadway develops that traffic will increase.  Along with the 
traffic increase will come congestion and multi-use issues including more intersecting roads.  The 
change in designation allows the City to require 60 ft. of right of way from the developing areas instead 
of the 50 feet of right of way that a Parkway designation requires.  It also allows us to start developing 
a different multi-use design that provides for sidewalks and bike ways. This is just of the natural review 
and evolution that occurs as an area grows.  
  
As part of its MTP review of this area, Staff examined:  

 Existing development in the area; 

 Projected development and the demand on the existing street network; 

 Potential additions and modifications to existing and future projected collector and arterial 
streets to improve traffic flow and enhance public safety 

 
The review concluded that changes needed to be made to the current MTP map, and Staff revised the 
proposed MTP street map with the goal of providing access and connectivity to all parcels of land and 
meeting future demands for multi-use accommodations.  
 
Analysis: 
The Parkway designation indicates a special class of roadway that serve public areas such as the Concho 
River corridor and areas around Lake Nasworthy. Although they are continuous in nature, they are not 
intended to provide major through-routes. Rather, they provide views of, and access and circulation 
to, these community assets. The cross-section established for the Parkway classification is identical to 
that of the minor collector because of the inherent flexibility for accommodating parking and turning 
movements on a two-lane roadway that is 40 ft. wide. 
 
However, when a developing areas needs change and its traffic patterns change, that change 
necessitates revisions in the designation of the main street use to accommodate the development 
patterns. Additional intersecting streets occur that carry traffic from the developing areas.  Additional 
demands are made on the traffic carriers that include more efficient traffic movement and multi-use 
accommodations.  
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Existing Country Club Road 
The existing section of Country Club Road within the City is already designated as a major collector. 
Because of the nature of the terrain in the area and the development patters this road’s function as a 
major collector is important to a wide developed and developing area. Continuing that designation 
around this finger of the lake and then connecting to Knickerbocker Road, a major arterial, will provide 
for a continuation of an efficient traffic movement as this area develops.  Changing the designation will 
allow the City of require 60 ft. of right of way instead of the Parkway 50 ft. and transitioning to the 50 
ft. of pavement width to accommodate the additional traffic movement and use demands on this 
section of the road. Country Club Road becomes South Country Club Road which becomes South 
Concho Drive that intersects with Knickerbocker Road. A continuous thru traffic accommodation for 
this area of San Angelo.  
 
With each new request for development within this area, discussion among the City departments has 
been about meeting the growing needs of the area in a proactive rather than a reactive way.   
 
Recommendation: 
Staff’s recommendation is for the Planning Commission to recommend APPROVAL of the proposed 
Master Thoroughfare Plan Amendment. 
 
Attachments: 
Proposed Major Thoroughfare Amendment Map 
Future Land Use Map 
Zoning Map
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FUTURE LAND USE 
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Meeting 
Date:  August 17, 2020 
 
To:  Planning Commission 
 
From:  Sherry Bailey 
  Principal Planner 
 
Agenda Item: Text Amendment to the City of San Angelo Code of Ordinances Sec. 5.01.F 

Additional standards for manufactured homes in the RS-1, RS-2, R&E, CG, CN & 
ML Zoning Districts. 

 
Background: 
The Planning Staff was asked to look at the Texas State Law to make sure our approach to 
manufactured housing met the state requirements. In reviewing the state law changes made in 
2017 and in 2019 there are some changes we feel need to be made for the City to come into 
compliance with state law.  Most of the changes are where an existing mobile home of 
manufactured home is located and the owner wants to replace that home.   
 
Under Texas State Law – Texas Occupations Code – OCC §1201.008 Regulations by Municipality 
the state law draws a line between replacing an existing mobile or manufactured home and a 
city’s ability to govern where a new home can be placed. The corrections we are bringing forward 
for discussion specifically deal with the replacement of an existing home and the owner’s ability 
to do that without additional encumbrances and the City’s process. 
 
Exhibit “A” accompanying this memo would add a statement that would allow any mobile 

home, by State and Federal definition, to be replaced by a manufactured home having to 

only apply for and receive a moving permit and meeting the zoning setbacks.  It would also 

allow an existing manufactured home to be replaced as long as they meet the value equal 

to or greater than the median taxable value for each single family dwelling within 500 feet 

of the outer boundaries of the lot on which the manufactured is to be replaced.  This needs 

to occur in any zone where an existing mobile or manufactured home might be found. The 

proposed change also removes the requirement for a Special Use Permit since that does 

not comply with state law. 

 

MEMO 
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Discussion: 
Staff would also like to have a discussion with Planning Commission about any changes that they 
might want in the ordinance to allow manufactured housing as an affordable housing option in 
different zoning districts with possible design, size or aesthetic modifications that would provide 
for a compatibility standard. State law is moving to a more inclusive approach to allowing 
manufactured housing as an affordable option. 
 
Planning Commission Requested Action: 
Staff is requesting that the Planning Commission recommend approval of the proposed changes 
to the City Council. 
 
Attachment: 
Exhibit A 



Sec. 501. - Residential District Standards  

F.  Additional standards for manufactured homes in the RS-1, RS-2, or R&E Zoning Districts after 
September 5, 2017:  

(a)  Notwithstanding any previous Special Use or Special Permit approvals by Council, aAn applicant 
that seeks to place a manufactured home on a property zoned RS-1, RS-2, or R&E after 
September 5, 2017, may do so provided that shall be required to obtain Special Use approval 
from City Council. Properties within these districts must have had a previous mobile home or 
manufactured home existed on theits premises within one year (365 days) of the date of the 
application. The applicant shall provide evidence satisfactory to the for a Special Use to the 
Planning Director, or his designee, that a previous mobile home or manufactured home existed 
on the premises within the one year period.  

(b)  All manufactured homes shall comply with city building setbacks, subdivision control, square 
footage, and other site requirements applicable for the applicable Zoning District and housing 
type.  

(c)   The owner of an existing manufactured home may remove the manufactured home from its 
location and place another manufactured home on the same property, provided that the 
replacement is a newer manufactured home and is at least as large in living space as the prior 
manufactured home.Any property owner or authorized agent who intends to construct, erect, 
install, or move a manufactured home onto a lot shall first receive Special Use approval from city 
council. Once Special Use approval has been granted, an application to the Building Official shall 
be made to obtain the required permits.  

(d)  If the manufactured home is the principal single-family dwelling on a lot:  

1.  It shall have a value equal to or greater than the median taxable value for each single-family 
dwelling located within 500 feet of the outer boundaries of the lot on which the manufactured 
home is proposed to be located, as determined by the most recent certified tax appraisal roll for 
the county. For purposes of this subsection, "value" shall mean the taxable value of the 
manufactured home and lot after installation of the home.  

2.  If no single-family dwellings exist within 500 feet of the outer boundaries of the lot, the property 
owner shall not be required to demonstrate comparable value.  

3.  If there are existing single-family dwellings, the Planning Director shall determine compliance with 
comparable value after the property owner has provided a list of the addresses and current tax 
valuations of all existing single-family dwellings within 500 feet of the lot on which the 
manufactured home will be located and a statement from the tax assessor or a competent 
appraiser of the taxable value that the lot and manufactured home will have after installation.  

 (Ordinance adopted 1-4-00; Ordinance adopted 4-18-06; Ordinance adopted 4-15-14; Ordinance 

adopted 5-2-17; Ordinance 2017-09-131, §§ 5, 6, adopted 9-5-17)  



Sec. 501. - Residential District Standards  

F.  Additional standards for manufactured homes in the RS-1, RS-2, or R&E Zoning Districts after 
September 5, 2017:  

(a)   An applicant that seeks to place a manufactured home on a property may do so provided that 
a previous mobile home or manufactured home existed on the premises within one year (365 
days) of the date of the application. The applicant shall provide evidence satisfactory to the  the 
Planning Director, or his designee, that a previous mobile home or manufactured home existed 
on the premises within the one year period.  

(b)  All manufactured homes shall comply with city building setbacks, subdivision control, square 
footage, and other site requirements applicable for the applicable Zoning District and housing 
type.  

(c)   The owner of an existing manufactured home may remove the manufactured home from its 
location and place another manufactured home on the same property, provided that the 
replacement is a newer manufactured home and is at least as large in living space as the prior 
manufactured home.  

   

 (Ordinance adopted 1-4-00; Ordinance adopted 4-18-06; Ordinance adopted 4-15-14; Ordinance 

adopted 5-2-17; Ordinance 2017-09-131, §§ 5, 6, adopted 9-5-17)  
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