
PLANNING COMMISSION – FEBRUARY 15, 2021 
STAFF REPORT 

 

APPLICATION TYPE: CASES: 

Comprehensive Plan Amendment & Rezoning CP21-01/Z21-01: (Martin Luther King Drive/West 23rd Street) 

SYNOPSIS: 

The applicant has applied for a Comprehensive Plan amendment and rezoning on various properties located east 
of Martin Luther King Drive, between West 22nd and West 23rd Street.  Approval of the applications would allow 
future expansion of commercial development on the properties. The plan amendment is for an unaddressed 
property identified as Lot 4 in Block 43 of the Lasker Addition facing West 23rd Street, which serves as overflow 
parking for the adjacent restaurant.  The plan amendment would change the Future Land Use from Neighborhood 
to Commercial to facilitate the rezoning on this property from Single-Family Residential (RS-1) to General 
Commercial (CG).  As part of this request, the remaining six lots will be rezoned from General Commercial/Heavy 
Commercial (CG/CH) to General Commercial (CG).  This will eliminate the heavy commercial CH component, 
consistent with the land use pattern in the area.  

LOCATION: LEGAL DESCRIPTION: 

East of Martin Luther King Drive between 
West 22nd and West 23rd Streets 

Lots 1-4, 10-12 in Block 43 of the Lasker Addition  

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

SMD District #4 – Lucy Gonzales  
Reagan Neighborhood 

CG/CH, RS-1 Commercial & Neighborhood 1.125 acres 

THOROUGHFARE PLAN: 

Martin Luther King Drive – Urban Collector Street, Required: 60’ right-of-way, 50’ pavement; Provided: 80’ 
right-of-way, 38’ pavement 

West 22nd and 23rd Streets – Urban Local Streets, Required: 50’ right-of-way, 40’ pavement or 36’ with 4’ 
sidewalk; Provided: 100’ right-of-way, 40’ pavement with no sidewalk 

NOTIFICATIONS: 

14 notifications for CP21-01 and 22 notifications for Z21-01 were mailed within a 200-foot radius on February 1, 
2021.  No responses in support or in opposition. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of a Comprehensive Plan Amendment changing the Future Land Use designation 
from “Neighborhood” to “Commercial” on 0.16 acres of land; and APPROVAL of a rezoning from the General 
Commercial/Heavy Commercial (CG/CH) and Single-Family Residential (RS-1) Zoning Districts to the General 
Commercial (CG) Zoning District on 1.125 acres of land as identified on the attached maps. 

PROPERTY OWNER/PETITIONER: 

2218 Martin Luther King Property, LLC 
Lee Pfluger 

STAFF CONTACT: 

Jeff Fisher, AICP 
Principal Planner  
(325) 657-4210, Extension 1550 
jeff.fisher@cosatx.us 
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Comprehensive Plan Amendments and 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 as outlined in #1 through #7 below.  Comprehensive Plan 
Amendments are reviewed in the context of the San Angelo Strategic Plan, the 2009 Update to the 
Comprehensive Plan and outlined in #1 below: 
 
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 to Commercial on 
Lot 4 will facilitate the rezoning to General Commercial (CG), consistent with a Commercial Future 
Land Use.  The property is part of the Franco’s Restaurant site which includes six lots immediately 
west; three adjacent to West 23rd Street and three adjacent to West 22nd Street.  The subject lot 
has been used for overflow parking since at least 1996 according to historic aerials and likely earlier 
since the Appraisal District indicates there was a café building on the property since 1967.  
Changing the Future Land Use to Commercial will legalize the existing commercial parking area on 
the property and allow its expansion.  The City’s Comprehensive Plan defines the Commercial 
Future Land Use as 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 rezoning 
would support this policy in recognizing the seven lots as a single, retail commercial use onto 
Martin Luther King Drive, an urban collector street designed to carry large traffic volumes.   

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

would conflict with any portion of this Zoning Ordinance.  As indicated, the applicant agreed with 
Staff’s recommendation to remove the heavy commercial component from the existing six lots, 
and change all seven lots to General Commercial (CG).  Staff believes that the CG zoning fits the 
character of this commercial corridor best, which includes several retail businesses and 
institutional uses, and is located adjacent to a residential neighborhood to the east.  The subject 
property is a double frontage lot and the current building does not meet the required 25-foot front 
yard setback facing West 23rd Street.  However, the applicant has applied for an associated street 
right-of-way abandonment to acquire an additional 25 feet facing West 23rd Street.   This additional 
and would provide a sufficient front yard setback for the current building.  Any future development 
would also trigger a review of current parking standards as several of the parking areas are 
deteriorated or unpaved.  Finally, any future development on Lots 4 and 10 adjacent to RS-1 zoning 
and residential uses shall install a minimum 6-foot tall privacy fence, reduced to 4 feet within the 
front yard setbacks.  A privacy fence already exists adjacent to a portion of Lot 4, but an extension 
of this fence would be required at time of future development to close the remaining 60-foot gap.  
 

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 rezoning is compatible with surrounding land uses, 
which include other retail uses and institutional uses along the Martin Luther King Drive 
commercial corridor.   
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4. Changed Conditions.  Whether and the extent to which there are changed conditions that require 
an amendment.  The subject property has remained as a parking lot for over 50 years.  Rezoning 
to CG would allow the use(s) of the property for commercial development, while still retaining 
some of the parking area.  There is ample parking already in the area for retail commercial 
shopping plazas.  A rezoning to CG will allow the applicants to develop the property commercially 
and provide an effective transition between more intense commercial and single-family residential 
uses.  Zoning north of 25th Street to 29th Street on the east side of Martin Luther King Drive is zoned 
CG/CH for commercial development.  On the west side from 29th Street south to downtown is 
zoned for commercial or industrial development.  Therefore, Staff believes that expanding east to 
include an additional commercial lot, in particular since this lot has been a commercial parking 
area since at least the mid-1990s, is appropriate.   
 

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.  Staff does not anticipate any adverse 
environmental affects at this time.  A review of grading, drainage, and stormwater would be 
conducted at time of permitting for any new buildings or additions.  This would include a review 
of any new parking or resurfacing of any existing parking that is required. 

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

demonstrated community need.  Planning Staff believe there is a demonstrated community need 
for the proposed Comprehensive Plan amendment and rezoning.  Rezoning to CG will facilitate 
future expansion of the properties and remove the heavy commercial component to protect the 
adjacent neighborhood.  These properties are also located within the north TIRZ area and removing 
the heavy commercial component also made sense to support any future aesthetic enhancement 
of the properties for retail or related purposes. 

 
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.  Staff anticipates the 
majority of traffic will continue to enter the site from Martin Luther King Drive, an urban collector 
street, and there will be no change to existing development patterns.  There is a possibility for a 
new approach from West 23rd Street and this could be reviewed at time of permitting.   

 
Recommendation:   
Staff’s recommendation is for the Planning Commission to: 
 
1. Recommend APPROVAL of an amendment to the City of San Angelo Comprehensive Plan, changing 

certain lands from the “Neighborhood” Future Land Use to the “Commercial” Future Land Use, 
being 0.16 acres located in the 200 block of West 23rd Street. 
 

2. Recommend APPROVAL of a rezoning from the General Commercial/Heavy Commercial (CG/CH) 
and Single-Family Residential (RS-1) Zoning Districts to the General Commercial (CG) Zoning 
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District, being located at 2218 Martin Luther King Drive, three lots in the 200 block of West 22nd 
Street, and one lot in the 200 block of West 23rd Street. 

 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Photographs  
Zone Change Criteria Sheet 
Applications  
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Photos of Site and Surrounding Area 
 
2218 MARTIN LUTHER KING DR. (FRANCO’S)           2218 MARTIN LUTHER KING DR. (FRANCO’S)  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
LOT 4 – W. 23RD ST. (OVERFLOW PARKING)                        LOTS 10-12 – W. 22ND ST. (OVERFLOW PARKING) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MARTIN LUTHER KING DR. LOOKING SOUTH                           WEST 23RD ST. LOOKING EAST              
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APPLICATION TYPE: CASE: 

Special Use  PD21-01:  630 S. Oakes et al. (Fort Concho)  

SYNOPSIS: 

The City of San Angelo (COSA) has initiated a zone change for a Planned Development (PD) to allow for 
museums, offices, and associated uses on City-owned land.  The land is located on ten contiguous blocks of the 
Fort Concho subdivision.  The PD will serve several purposes including 1) creating one comprehensive zoning 
district for the existing Fort and neighboring office uses (revoking the 1991 Special Permit SP91-11 that had four 
different zoning districts each with their own development standards); 2) applying the CBD development 
standards to allow flexibility for new development including 0-foot setbacks; and 3) expanding the area to 
include portions of Block 61, 62, and the east part of 65 owned by the City (see Additional Information). 

LOCATION: LEGAL DESCRIPTION: 

Various properties north of East Washington 
Drive; east of South Oakes Street; south of the 
Texas Pacific Railway; and west of Rust Street 

Fort Concho Addition, Block 55, Lots 1-6 and part Lots 7-10; 
Blocks 56, 57, 58, 59, 60 and abandoned adjacent streets and 
alleys; Block 61; Block 62, south 100’ of Lot 1, Lots 2-12; east 
½ of Block 65; Block 66, Lots 1-5 

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

SMD District #3 – Harry Thomas 
Fort Concho Neighborhood 

ML, CG/CH, RM-1 and RS-2 
Campus/Institutional and 
Commercial  

39 acres 

THOROUGHFARE PLAN: 

S. Oakes, E. Washington, Rust St., Henry O. Flipper St, Wool St, Burgess St, East Ave A, C, D  – Urban Local 
Street; ROW Required 50’; Existing:  S. Oakes 100’, Rust St, E. Ave. A and D 80’, Burgess 70’, E. Washington, E 
Ave C,  Henry O. Flipper, Wool St. 60’; Paving Required 40’ or 36’ with 4’ sidewalk; Existing:  S. Oakes St. 60’, all 
other streets 36’ 

NOTIFICATIONS: 

47 notifications mailed within 200-foot radius on February 2, 2021. 
Three received in support and none in opposition to the request to date. 

STAFF RECOMMENDATION: 
Staff’s recommendation is for the Planning Commission to recommend APPROVAL of a rezoning from the Light 
Manufacturing (ML), General Commercial/Heavy Commercial (CG/CH), Low Rise Multifamily Residential (RM-1), 
and Two-Family Residential (RS-2) Zoning Districts to the Planned Development (PD21-01) Zoning District to 
allow for specific uses and development standards as outlined in the Ordinance, subject to Three Conditions of 
Approval. 

PROPERTY OWNER/PETITIONER: 

City of San Angelo, Fort Concho Museum Board 

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 proposed PD came as a result of a recent site plan submitted by Fort Concho 
showing 0-foot rear setbacks which did not comply with the required 20-foot rear setbacks within the RM-
1 zoning.  The new PD, if approved, would allow these buildings to be constructed with the new 0-foot 
setbacks, as well as setting a framework for future development within Historic Fort Concho and 
immediate area.  The majority of the properties, except for those in Block 61, parts of Block 62, and the 
east half of Block 65, are all within the Fort Concho Historic Overlay Zone and require a Certificate of 
Appropriateness by the Design and Historic Review Commission prior to construction.  Staff took this into 
consideration when preparing its recommendations. 
 
Current Use of each PD Block (see attached maps): 

 Block 55 – Fort Concho Office Quarters buildings and historic chapel/schoolhouse; 

 Block 56, 57, 58 – Fort Concho Parade Grounds; 

 Block 59 –State of Texas Services Center building; Fort Concho Barracks buildings 1 and 2; 

 Block 60 – Fort Concho Barracks/Mess Hall Buildings 5 & 6 and parking (proposed buildings 3 & 4); 

 Block 61 – Fort Concho Maintenance Building and parking; 

 Block 62 – Texas Workforce Commission offices; Fort Concho Stables and storage; vacant land  

 Block 65 - parking and vacant land  

 Block 66 – Fort Concho commissary buildings, quartermaster building, and headquarters, comfort 
station and Ruffini buildings 

 
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 majority of the PD properties are designated “Campus/Institutional” in the City’s 
Comprehensive Plan which call to “improve the standing of community centers and public facilities 
as pillars of their local neighborhoods and central features of the community as a whole.”  Staff 
believes that consolidating the original four zoning districts of the Special Permit into a single 
Planned Development (PD) with one set of development standards adheres to this policy.  The 
properties north of the alleys in Blocks 61 and 62, and all of Block 65 are designated "Commercial” 
which are “often single-use centers consisting of large retail and office clusters that seek visibility 
and convenient access offered by frontage onto the major street network.”  These properties are 
currently used for parking or are vacant, and future offices which would be allowed in the PD would 
be consistent with the Commercial policies which support offices and related uses.   

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

would conflict with any portion of this Zoning Ordinance.  Most of the existing buildings within 
the PD area were built to the property lines (0-foot front setbacks) which would not comply with 
today’s zoning standards requiring 25-foot front yards.  Therefore, Staff is recommending that 
the new PD apply the Central Business District (CBD) development standards which allow 0-foot 
front yards; and 0-foot side and rear yards unless abutting a residential use which would require 
a 10-foot side or rear setback.  This would make all current buildings conforming uses, and allow 
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additional space for future building construction.  The CBD standards would also exempt any 
parking requirements, allowing Fort Concho, the Texas office complex, and Workforce solutions 
to self-govern in terms of its parking situation (if parking is provided however it would still need 
to meet the standards of Section 511 of the Zoning Ordinance).   

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

is compatible with existing and anticipated uses surrounding the subject land.  The proposed 
PD will allow museums with associated retail sales; offices; convention and meeting halls; special 
events; commercial parking; and accessory uses including associated parking, maintenance 
facilities, and storage.  Staff believes all of these uses are compatible with the surrounding area 
which also contains existing offices, retail, and maintenance facilities.   

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

an amendment.  The proposed Barracks and Mess Hall buildings 3 and 4 in Block 60 of the Fort 
triggered this PD request.  The barracks buildings were not able to meet current setbacks, and as 
part of the review, Staff recommended to the applicants submission of a PD for the entire area to 
allow these buildings and future buildings without having to rezone or seek variances for each 
request. 

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

would result in significant adverse impacts on the natural environment, including but not 
limited to water or air quality, noise,  stormwater management, wildlife, vegetation, wetlands 
and the practical functioning of the natural environment.  Staff does not anticipate any negative 
environmental affects with the proposed PD.  Most of the properties are already built-out, and any 
development will require a review of drainage, grading, and stormwater per normal practice. 

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

demonstrated community need.  The original Fort was built in 1867 the same year as the City of 
San Angelo was founded.  The Fort is a National Historic Site and historically overlaid.  Staff believes 
that the PD addresses a community need for uniform standards to protect the historic of the Fort.  

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

in a logical and orderly pattern of urban development in the community.   Approval of this PD 
will not change the development patterns in the area.  All existing lots and streets remain in the 
same configuration at the present time.  The PD will simply provide a uniform set of standards 
and remove the multiple zoning designations and standards in the Special Permit. 

 
Recommendation: 
Staff’s recommendation is for the Planning Commission to recommend APPROVAL of a rezoning from 
the Light Manufacturing (ML), General Commercial/Heavy Commercial (CG/CH), Low Rise Multifamily 
Residential (RM-1), and Two-Family Residential (RS-2) Zoning Districts to the Planned Development 
(PD21-01) Zoning District to allow for specific uses and development standards outlined in the 
Ordinance, subject to Three Conditions of Approval: 
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1. The following uses shall be allowed in the Planned Development (PD) Zoning District: 

 
a. museums with associated retail sales; 
b. offices; 
c. convention and meeting halls;  
d. special events, including those specifically authorized by City Council;  
e. commercial parking;  
f. accessory uses including parking, maintenance facilities, and storage 

 
2. Except as otherwise specified, the development of the subject property shall generally conform to 

the Central Business District (CBD) Zoning District standards. 
 
3. Approval of the PD Ordinance revokes and replaces Special Permit SP 91-11. 
 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Photographs 
Concept Rendering 
Response Letters 
Application 
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Photos of Site and Surrounding Area  
 
BLOCK 61       BLOCK 62   

   
 
BLOCK 65                                      BLOCK 66  
   
 
HERITAGE PARK (CANOPY EXAMPLE)      
  
 
 
 
 
 
 
 
 
 
BLOCK 84                                  BLOCK 55 
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Photos of Site and Surrounding Area  
 
BLOCKS 56-58       BLOCK 59   

   
 
BLOCK 60                                      BLOCK 60  
   
 
HERITAGE PARK (CANOPY EXAMPLE)      
  
 
 
 
 
 
 
 
 
 
BLOCK 60 NEW BUILDINGS LOCATION                             BLOCK 60 NEW BUILDINGS LOCATION                        
     

 
 
 
 
 
 
 
 
 
 
 
 

  



Page 7 
PLANNING COMMISSION 
Staff Report- PD20-01:  630 S. Oakes St. et. al. 
February 15, 2021 

 
 
 



Page 8 
PLANNING COMMISSION 
Staff Report- PD20-01:  630 S. Oakes St. et. al. 
February 15, 2021 

 
 



Page 9 
PLANNING COMMISSION 
Staff Report- PD20-01:  630 S. Oakes St. et. al. 
February 15, 2021 

 

 



Page 10 
PLANNING COMMISSION 
Staff Report- PD20-01:  630 S. Oakes St. et. al. 
February 15, 2021 

 
 



Page 11 
PLANNING COMMISSION 
Staff Report- PD20-01:  630 S. Oakes St. et. al. 
February 15, 2021 

  



Page 12 
PLANNING COMMISSION 
Staff Report- PD20-01:  630 S. Oakes St. et. al. 
February 15, 2021 

 



Page 13 
PLANNING COMMISSION 
Staff Report- PD20-01:  630 S. Oakes St. et. al. 
February 15, 2021 

 



PLANNING COMMISSION – FEBRUARY 15, 2021 
STAFF REPORT 

 

APPLICATION TYPE: CASE: 

Planned Development Amendment PD07-03 (Amended): 2909 South A&M Avenue 

SYNOPSIS: 

On August 21st of 2007, City Council approved PD07-03 from RS-1 to PD intended for assisted group living.  On 
April 16th of 2013, City Council approved Z13-09 (PD07-03 Amendment) to specifically add an allowance for the 
operation of a gymnastics academy.  The current proposed amendment is to specifically add an allowance for the 
use of a water processing and delivery business and related accessory uses on the subject property.  

LOCATION: LEGAL DESCRIPTION: 

2909 South A&M Avenue 
Being 0.7.938 acres being out W. Nevels, Abstract-1755, Survey-2 and J. 
McNeese, Abstract-1641, Survey 176 ½.   

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

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

PD07-03 Neighborhood 7.938 acres 

THOROUGHFARE PLAN: 

South A&M Avenue – Minor Collector Street – ROW 60’ Required (60’ Existing) – Pavement Width 50’ Required 
(36’ Existing) 

Oxford Avenue – Minor Collector Street – ROW 60’ Required (50’ Existing) – Pavement Width 50’ Required (36’ 
Existing) 

NOTIFICATIONS: 

35 notifications were mailed within a 200-foot radius of the property on February 2, 2021.  
No response was received in favor and 25 against for the case. 

STAFF RECOMMENDATION: 

Staff recommends DENIAL of a request for a Planned Development Amendment, PD07-03, to allow an additional 
use of a water processing and delivery business and related accessory uses. 

PROPERTY OWNER/PETITIONER: 

Jack Gabriel 

STAFF CONTACT: 

Shelly Paschal 
Planner  
(325) 657-4210, Extension 1533 
shelly.paschal@cosatx.us 
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Additional Information:  On August 21st of 2007, City Council approved PD07-03, a rezoning from 

Single-Family Residential (RS-1) zoning district to a Planned Development (PD) zoning district intended 

for assisted group living, subject to specific requirements (see attached Exhibit A).  On April 16th of 

2013, City Council approved Z13-09 (PD07-03 Amendment) to specifically add an allowance for the 

operation of a gymnastics academy, subject to specific requirements (see attached Exhibit B).  The 

current proposed amendment is to specifically add an allowance for the use of a water processing and 

delivery business and related accessory uses on the subject property.  This business will process water 

through a RO system and then bottle the water, all on site.  After the water is bottled, it will be delivered 

to their customers. 

 

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 PD amendment is not in keeping with the Future Land Use of the City’s 

Master Plan as being Neighborhood.  The property is within a well-established neighborhood that 

has single-family homes and a church. 

 

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

would conflict with any portion of this Zoning Ordinance.  The underlying zoning for this property 

is RS-1.  This proposed amendment to the PD is not consistent with the Zoning Ordinance.  The 

zoning ordinance intent is to protect the existing uses from undue impact.  In this case, the 

surrounding neighborhood would not be protected by adding a commercial use to the vacant 

building, but rather be a hindrance to the surrounding 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 surrounding uses are single-family homes and a church.  The 

proposed use would bring in more traffic and noise that is not intended for a neighborhood.   

 

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

an amendment.  The subject property was an elementary school, but most of the school buildings 

have been vacant for many years.  The specific building that is the subject of this amendment was 

occupied by a gymnastics academy until mid-2019 and has remained vacant since. Approving the 

proposed PD, will allow a commercial use within a residential area and could generate more traffic 

and noise than what is expected in a residential area. 
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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.  Staff does not believe that there will be any 

adverse effects on the natural environment.  The structure that will be used already exists. 

 

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

demonstrated community need.  Staff believes there continues to be a demonstrated community 

need of commercial uses.  However, staff doesn’t believe that this is the appropriate location for 

such a use that is being proposed, given its close proximity to single-family homes in a well-

established neighborhood.   

 

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.  As an area for a 

neighborhood, this application is not consistent with that pattern and could have a negative effect 

on the residence within this surrounding area. 

 

Recommendation:   
Staff recommends DENIAL of a request for approval of a Planned Development Amendment, PD07-
03, to allow an additional use of a water processing and delivery business and related accessory uses. 
 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Notification Map 
Photographs 
Opposition Letters 
Layout Plan 
Exhibit A – 2007 Amendment Exert 
Exhibit B – 2013 Amendment Exert 
Application 
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Photos of Site and Surrounding Area 
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Opposition letter 
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Layout Plan 
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Exhibit A 

 
Exert of the Ordinance approved by City Council on August 21st of 2007, PD07-03 (Amended) to 

change the zoning classification from a Single-Family Residence (RS-1) District to a Planned 

Development (PD) District intended for assisted group living.  

 

SECTION 5: Except as otherwise specified or limited below, the use and improvement of the subject 

property shall be governed by standards, requirements and limitations of development in Single-

Family Residence (RS-1) Districts: 

A. The subject property may be used for assisted group living; however, any such use or 

occupancy of this property shall not include residential treatment of persons with psychiatric, 

alcohol or drug problems. 

B. The use and improvement of this subject property shall furthermore be as generally shown 

on a graphic concept plan attached as Exhibit “B” to this amending ordinance. 

C. On-site signage shall be subject to limitations ordinarily applicable to Low-Rise Multi-Family 

Residence (RM-1) zoning districts, unless a specific variance from such limitations shall have 

been duly approved by the Planning Commission.  

D. At any time during this subject property’s occupancy for assisted group living, a minimum of 

one (1) off-street parking space shall be available for each residential unit in buildings on this 

property.  Such off-street parking areas (including vehicle maneuvering space and driveways) 

shall furthermore be designed, improved and maintained as generally required by off-street 

parking standards of San Angelo’s Zoning Ordinance. 

E. Within each off-street parking area, rows of not more than ten (10) continuous parking stalls 

shall be separated by raised curb “islands” at least 9 feet wide and 18 feet long.  Each such 

raised curb island shall, at a minimum, be required to be suitably landscaped with grass cover 

and a single shade tree of a variety well-suited to survive in San Angelo’s climate, with a 

minimum 3-inch caliper, and continually maintained in good condition.  
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Exhibit B 
 

Exert of the Ordinance approved by City Council on April 16th of 2013, Z13-09 (PD07-03 Amendment) 

to specifically add an allowance for the operation of a gymnastics academy.  

 

SECTION 5: Except as otherwise specified or limited below, the use and improvement of the subject 

property shall be governed by standards, requirements and limitations of development in Single-

Family Residence (RS-1) Districts: 

A. The property shall not allow any retail sales except to students and attendees of gymnastics 

showcases and or events.  Invitation for the sole purpose of retail sales shall be prohibited.  

Said sales shall be limited to gymnastics activities and general concessions. 

B. Office space shall be allowed for the gymnastics academy and assisted group living uses only.  

Other types of offices not related to the allowed uses through this amendment and PD 07-03 

shall not be permitted.  

C. Gymnasium shall only be used for gymnastics activities, showcases and training limited to 

those enrolled in lessons or the academy.  Other types of athletic clubs, events, or sports 

unrelated to the operation of a gymnastics academy or assisted group living facility shall not 

be permitted. 

D. Appeals of what constitutes a gymnastics activities shall be directed to the Zoning Board of 

Adjustment if not addressed within this amendment to PD 07-03. 

 

SECTION 6:  The parking requirements for this gymnastics academy shall be as follows, and as in 

ordinarily required in the zoning ordinance for the City of San Angelo: 

A. 1 space per 400 square foot gross or 1 space for every 10 seats for patron use; whichever is 

greater for the gymnastics academy.  Such off-street parking areas (including vehicle 

maneuvering space and driveways) shall furthermore be designed, improved and maintained 

as generally required by off-street parking standards of San Angelo’s Zoning Ordinance. 

B. Before any activities allowed within this Planned Development District may commence, a 

Certificate of Occupancy form the Building Official shall be obtained and all parking spaces 

required for those uses shall be provided and maintained as Section 511 of the Zoning 

requires.  

 

SECTION 7: Outdoor storage of any materials or equipment or any kind shall not be permitted at any 

location within the bounds of the Planned Development District.   
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PLANNING COMMISSION – FEBRUARY 15, 2021 
STAFF REPORT 

APPLICATION TYPE: CASE: 

Planned Development (PD)  PD15-04 Amendment:  120 E. Harris Avenue and various properties   

SYNOPSIS: 

The applicant has applied for an amendment to the Planned Development (PD15-04) Zoning District for a medical 
facilities campus to add two new properties and allow the additional uses of warehousing; alcohol and drug 
recovery facility; drug processing, pharmacy; and community services.  Given its location Downtown and 
adjacency to the Central Business District (CBD), staff is proposing that the amendment allow all of the CBD uses 
which includes most of the applicant’s uses, and adding the remaining uses of hospitals and drug processing which 
are not allowed by right in the CBD.  This will provide greater flexibility and allow the applicant to provide new 
uses without having to obtain subsequent ordinance amendments each time from City Council.  

LOCATION: LEGAL DESCRIPTION: 

North of East Twohig Avenue; east of Chadbourne Street; 
south of Woodrow Street; west of Main Street 

Various platted lots 

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

SMD District #3 – Harry Thomas  
Downtown Neighborhood 

PD15-04/CBD/RM-1 D - Downtown 49 acres 

THOROUGHFARE PLAN: 

Oakes Street, Magdalen Street, Woodrow Street, Koberlin Street, College Avenue, East Twohig Avenue – Urban 
local streets, Required: 50’ ROW & 40’ or 36’ with a 4’ sidewalk Paving Width 

Main Street, East Harris Avenue, East Beauregard Avenue – Urban arterial streets, Required: 80’ ROW & 64’ 
Paving Width 

NOTIFICATIONS: 

73 notifications mailed within 200-foot radius on November 2, 2021. 
None received in support or opposition of the request to date. 

STAFF RECOMMENDATION: 

Staff’s recommendation is for the Planning Commission to recommend APPROVAL of an amendment to the 
Planned Development (PD15-04) Zoning District; being approximately 49 acres located north of East Twohig 
Avenue, east of Chadbourne Street, south of Woodrow Street, and west of Main Street; subject to Conditions of 
Approval as set forth in attached Exhibit D. 

PROPERTY OWNER/PETITIONER: 

Shannon Medical Center 
Mr. Dale Droll 

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:  In addition to the new PD uses, the amendment will add two new properties, 
114 E. Twohig Avenue and 215 N. Magdalen Street.  The new properties are hatched in red on the attached 
concept plan. 
 
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 subject properties are designed “Downtown” in the City’s Comprehensive Plan, updated 
in 2009.  The intent of the Downtown Future Land Use is “To reinforce downtown San Angelo’s position 
as the principal commercial, service, and cultural center within the region, while restoring its 
potentialities for residential development, neighborhood services, and amenities, while promoting 
and enhancing its existing and historic character. “ Staff believes the proposed PD achieves all of these 
objectives.  The rezoning will allow CBD uses which are consistent with the Downtown Future Land 
Use, and will further continue to recognize the Shannon Medical Campus and its contribution in 
providing health care services to area.  It will also provide more flexible development standards 
consistent with CBD and downtown, including the removal of parking requirements to allow new 
development to self-govern its parking needs. 
 

2. Consistent with Zoning Ordinance. Whether and the extent to which the proposed special use would 
conflict with any portion of this Zoning Ordinance.  Staff is proposing that most of the CBD District 
development standards apply to the properties (see attached Comparison Chart for current and 
proposed standards at the end of this report).  Here are the major highlights of the new PD as 
recommended by Staff: 

 The front, side, and rear setbacks will remain at 0 feet, or 10 feet if abutting a residential district 
or use, consistent with the surrounding development pattern of downtown buildings.   

 Removal of the parking requirements consistent with CBD.  This will avoid having to review for 
parking for each new occupancy within the 49-acre development.  

 Removal of the Floor Area Ratio (FAR) of 4.0 (gross building floor area divided by the total lot 
area) and replacing with a maximum 10 stories.  This allows taller buildings without the FAR 
limitation which often prevents greater building heights on smaller lots.  It would also be 
consistent with other tall buildings located downtown including the Cactus hotel which is 14 
stories. 

 Removal of the Master Sign Plan from the PD and the requirement for a PD amendment every 
time a new sign is proposed.  

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

compatible with existing and anticipated uses surrounding the subject land.  The PD uses are 
consistent with the uses allowed in the CBD Zoning District located immediately west and south of the 
PD boundary.  The additional uses of hospitals and drug processing will be consistent with the existing 
Shannon Medical Campus.  
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4. Changed Conditions.  Whether and the extent to which there are changed conditions that require an 

amendment.  The applicant is planning for future development that may include warehousing, alcohol 
drug recovery facilities, drug processing, pharmacies, and community services, which are not allowed 
in the current PD which was specific to a medical facilities campus.  The proposed PD amendment will 
recognize these uses as well as expanding to allow other uses that are allowed in the CBD.  The 
additional two properties also included a PD boundary expansion. 

 
5. Effect on Natural Environment. Whether and the extent to which the proposed special use would 

result in significant adverse impacts on the natural environment, including but not limited to water 
or air quality, noise,  stormwater management, wildlife, vegetation, wetlands and the practical 
functioning of the natural environment.  Staff does not anticipate any negative environmental affects 
with this PD.  The PD is located within an urban area of Downtown San Angelo that is paved or contains 
existing buildings. A review of grading and drainage will accompany any request for a new or expanded 
parking area. 

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

demonstrated community need.  Staff believes that the expanded PD addresses a community need, 
allowing Shannon Medical to expand and provide additional health care services to San Angelo 
residents.  Shannon has served the San Angelo area for over 80 years and includes a hospital, medical 
office building, trauma facility, and radiology services.  The PD will also allow additional uses to 
complement the medical campus (e.g. retail stores not affiliated with the medical campus), and 
provide more flexible development standards to assist in new construction. 

 
7. Development Patterns. Whether and the extent to which the proposed special use would result in a 

logical and orderly pattern of urban development in the community.  The existing development 
pattern will not change with the PD amendment.  All existing facilities have frontage onto the existing 
downtown street network.   

 
Recommendation: 
Staff’s recommendation is for the Planning Commission to recommend APPROVAL of an amendment to 
the Planned Development (PD15-04) Zoning District to 

 expand the district boundaries, 

 allow all uses in the Central Business District (CBD), as well as hospitals and drug processing, 
and related accessory uses; and 

 modify the development standards,  
being approximately 49 acres located north of East Twohig Avenue, east of Chadbourne Street, south of 
Woodrow Street, and west of Main Street; with the Conditions of Approval as set forth in attached Exhibit 
D. 
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Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Photographs 
Concept Plan 
Comparison Chart – Current vs. Proposed Ordinance  
Draft Regulations-Exhibit D 
Application 
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Photos of Site and Surrounding Area 
 
EXISTING MAINTENANCE FACILITY (WOODROW ST)  SHANNON PARKING LOT (OAKES, N. OF COLLEGE)   

   
 
HOSPITAL (120 E. HARRIS AVE)     HOSPITAL (120 E. HARRIS AVE) 

   
 
SHANNON CLINIC (120 E. BEAUREGARD AVE)  TWOHIG AVE. – FUTURE PARKING GARAGE 
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Photos of Site and Surrounding Area  
 

SHANNON PEDIATRICS (225 E. BEAUREGARD)            SHANNON WOMEN AND CHILDRENS (201 E. HARRIS) 

   
 
MEDICAL OFFICE BUILDING (22O E. COLLEGE)  SHANNON CLINIC (102 N. MAGDALEN) 

   
 

PROPERTY FOR PARKING ADDED TO PD (215 N. MAGDALEN)  
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PD Concept Plan 
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PD Comparison Chart 

 

Standard Current PD Ordinance (2017) Proposed Amendment (2021) 
Uses  Medical Facilities Campus only, 

includes medical offices, parking, 
housing for staff and visitors and 
accessory uses 

All CBD uses, hospitals and drug 
processing (this will allow all of the 
medical facilities campus uses) 

Height/Density Maximum Floor Ratio (FAR) 4.0  Replace with FAR with Maximum 
Height of 10 stories 

Setbacks 0 feet front, side and rear; 10 feet 
if abutting residential use 

No change  

Exterior Building 
Materials 

Brick, stucco, masonry, 
hardiplank, field and cast stone, 
metal buildings less than 1,200 sq. 
ft., additional materials by 
Planning Director  

No change except allow Planning 
Director to approve exceptions 

Parking  Hospitals: 1 space/4 patient beds, 
1 space per doctor, ¼ employees; 
Medical offices 1/300 sq. ft.; 
housing facilities 1/unit 

No parking requirement consistent 
with CBD zoning (if parking 
provided, must meet standards in 
Zoning Ordinance) 

Loading  Same as Section 512 of Zoning 
Ordinance  

No loading requirement consistent 
with CBD zoning (if loading 
provided, must meet standards in 
Zoning Ordinance)  

Signs  New signs subject to Master Sign 
Plan requiring PD Amendment; 
maximum freestanding area 220 
sq. ft. and 2.0 sq. ft. per linear 
foot of street frontage per lot 
 

Removal of Master Sign Plan 
requiring PD amendments when 
new signs added; maintain other 
standards; remove 220 sq. ft. 
maximum freestanding area 
(allowing 250 sq. ft. consistent 
with CBD; maintain sign area 2.0 
sq. ft./1 linear foot frontage (max 
1.5/1 linear foot in Sign Ordinance) 
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PLANNING COMMISSION – FEBRUARY 15, 2021 
STAFF REPORT 

 

APPLICATION TYPE: CASE: 

Rezoning  Z21-02: 124-128 West 4th Street  

SYNOPSIS: 

A request for approval of a rezoning from the Light Manufacturing (ML) zoning district to the Central Business 
District (CBD) zoning district.  The applicant is proposing to use a portion of the building for a warehouse and 
another portion of the building for living quarters.  A Conditional Use to allow for household living in the Light 
Manufacturing (ML) zoning district was approved on this property on January 27, 2020.  Household living is 
allowed by-right within the CBD zoning district. 

LOCATION: LEGAL DESCRIPTION: 

124-128 West 4th Street 
Being 0.395 acres being out of acre Lot 45 Miles Addition & Abstract. 
1848 & Tract Adj, Abstract. 1848 S-0322, Survey: C Salinger.   

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

SMD District #3 – Harry Thomas 
Downtown Neighborhood 

ML Downtown 0.396 acres 

THOROUGHFARE PLAN: 

West 4th Street – Urban Local Street – ROW 50’ Required (40’ Existing) – Pavement Width 40’ or 36’ with 4’ 
Sidewalk Required (29’ Existing) 

NOTIFICATIONS: 

12 notifications were mailed within a 200-foot radius of the property on February 2, 2021.  
No response was received in favor or against for the case. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of a rezoning from the Light Manufacturing (ML) Zoning District to the Central 
Business District (CBD). 

PROPERTY OWNER/PETITIONER: 

Lori Lara  

STAFF CONTACT: 

Shelly Paschal 
Planner  
(325) 657-4210, Extension 1533 
shelly.paschal@cosatx.us 
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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 Central Business District is in keeping with the Future Land Use 

of the City’s Comprehensive Plan.  The Downtown Designation intends “To reinforce downtown 

San Angelo’s position as the principal commercial, service, and cultural center within the region, 

while restoring its potentialities for residential development, neighborhood services, and 

amenities, while promoting and enhancing its existing and historic character.”  The proposed uses, 

warehousing and living quarters, meet the intent of the comprehensive plan and this rezoning will 

allow additional future development possibilities.  

 

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

would conflict with any portion of this Zoning Ordinance.  Once the property is rezoned the 

development requirements for the Central Business District will apply, including reduced 

requirements for setbacks and parking.  This will allow the applicant to develop/utilize the property 

as desired.  Part of the intent of the zoning ordinance is to help protect existing uses from undue 

impact.  In this case the conversion of part of this structure into living quarters is in keeping with 

the intent of the zoning code and the end result will allow compatibility with the surrounding uses. 

 

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.  Most of the surrounding uses are warehousing or industrial.  A portion 

of the existing structure will remain the same, as a warehouse, so there is no anticipated impact to 

the surrounding area.  The addition of a portion of the building being utilized for living quarters 

should not impact the surrounding properties. 

 

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

an amendment.  The subject property has been a warehouse for many years.  As the Downtown 

area continues to grow and redevelop, as it has in the last several years, the need for new housing 

will continue to grow.  Rezoning this property to CBD will help encourage this type of growth and 

redevelopment. 

 

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.  Staff does not believe that there will be any 
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adverse effects on the natural environment.  The area is already developed and is part of the 

downtown area. 

 

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

demonstrated community need.  The City’s recently conducted housing study indicates a need for 

additional housing, including rental housing in the downtown area.  This rezoning will allow the 

existing warehousing use to continue, but with the addition of living space as well.   

 

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.  As an area in transition, 

this application is consistent with that pattern and should not have a negative effect on the 

development within this area. 

 

Recommendation:   
Staff recommends APPROVAL of a rezoning from the Light Manufacturing (ML) Zoning District to 
Central Business District (CBD). 
 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Notification Map 
Photographs 
Application 
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Photos of Site and Surrounding Area 
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STAFF REPORT 

APPLICATION TYPE: CASE: 

Conditional Use CU21-01: 112 North Milton Street 

SYNOPSIS: 

The applicant is requesting approval of a Conditional Use for Household Living in the Neighborhood Commercial 
Zoning District.  The applicant would like to use one of the existing residential structure to accommodate 
visiting interns or new staff.  The exterior of the structure will not change and fit into the neighboring area. 

LOCATION: LEGAL DESCRIPTION: 

112 North Milton Street Lot: 6, Block 1B,  Smith Subdivision of Freeland  Addition 

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

SMD District #5 – Lane Carter 
Central Neighborhood 

Neighborhood Commercial (CN) N – Neighborhood 0.144 acres 

THOROUGHFARE PLAN: 

North Milton Street – Urban Local Street – ROW 50’ Required (50’ Existing) – Pavement Width 40’ or 36’ with 4’ 
Sidewalk Required (30’ Existing) 

NOTIFICATIONS: 

21 notifications mailed within 200-foot radius on January 26 2021. 
Zero received in support and zero in opposition. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of a Conditional Use to allow for household living in the Neighborhood 
Commercial (CN) zoning district, at 112 North Milton Street, subject to Two Conditions of Approval. 

PROPERTY OWNER/PETITIONER: 

Owner: Dr. J. T. Henderson 
Agent: Jon McCool II 

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:  In 2017, the applicant requested a rezoning from Single Family Residential 
(RS-1) and Two Family Residential (R-2) to Neighborhood Commercial (CN) in order to expand his 
veterinarian clinic.  Until that time he had been conducting his clinic out of one duplex and using the 
other duplex as a hospital.  He has since built a new structure and is using only one of the existing 
residential structures as an office.  He would like to return the second duplex (residential structure) 
to a residential use in order to accommodate visiting interns or new staff.  The residential structure 
that he is requesting the Conditional Use for is immediately adjacent to the house on the corner of 
this block.  Essentially, he is returning a structure to its original use which will benefit his practice and 
benefit the residential neighborhood. He will not be changing any of the exterior of the home, it will 
still look like a residence.  However, he will be remodeling the interior to be more accommodating for 
a number of employees in either an intern situation or a work situation.  
 
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.  There will be no 
adverse impacts to this conditional use.  The building looks like a house and will remain as a home 
with ample parking.  The footprint will not be changed. 

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

use would conflict with any portion of this Zoning Ordinance.  The subject property, a 
Veterinarian Clinic, is zoned CN, Neighborhood Commercial, which will remain.  The Conditional 
Use will allow the building that looks like a home to be a residential home for temporary 
employees or a longer term resident doctor. 
 

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.  The entire 
area will not change in looks.  The home will remain looking like a home.  The Office will remain 
an office and the hospital pet area will remain looking like a larger home with a neighborhood 
commercial use established in it. 

 
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.  Planning Staff believes there 
will not be any adverse impacts on the natural environment.  The area will not change. 
 

5. Community Need.  Whether and the extent to which the proposed conditional use addresses a 
demonstrated community need.  Staff believes this is a creative solution to perplexing problem.  
Interns are usually not paid well, and housing cost can easily mount up.  Having a residential home 
facility as part of your inducement is a good practice for both the doctor and the intern 
considering placement. 
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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.  There will be no 
change to the existing development pattern.  The impact to the neighborhood will be non-
existent. 

 
Recommendation:   
Staff’s recommendation is for the Planning Commission to APPROVE the Conditional Use to allow 
Household living in the Neighborhood Commercial (CN) zoning district with two conditions of approval. 

 
1. The property owner shall maintain the residential nature of the home and meet all of the city 

ordinances pertaining to household living including two parking spaces. 
 

2. A building permit must be obtained for all work from the City’s Permits and Inspections Division 
for the residential unit as required.  
 

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

 
Existing home on the corner adjacent to the subject property. 

 
 
 

Existing house being remodeled for household living. 
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Existing office that will remain.  Next door to Conditional Use structure. 

 
 

 
Newly built animal hospital and treatment structure next door to office. 
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Original request in 2017, approval granted at that time. The owner has accomplished everything he intended 
to accomplish when he first applied.  This is the last stage. 
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Original plan which has been accomplished. 
 

 



PLANNING COMMISSION – FEBRUARY 15, 2021 
STAFF REPORT 

APPLICATION TYPE: CASE: 

Street Right-of-way Abandonment 200 Block of West 23rd Street (Pfluger) 

SYNOPSIS: 

The applicant has applied to abandon a portion of the south side of West 23rd Street between Martin Luther 
King Drive and Farr Street.  The purpose of the abandonment is to allow Franco’s restaurant to expand to the 
north facing West 23rd Street and achieve the required front yard setback from West 23rd Street.  The 
applicant’s original request was to abandon 7,455 square feet, which would have provided an additional 25 
feet of right-of-way.  However, Engineering Services and the Operations Department have discussed with 
Planning Staff and the applicant and have decided to abandon only 22 feet to allow for an existing water line 
located near the right-of-way.  The revised abandonment area is now 6,582 square feet and will allow the 
applicant to expand the building with an administrative variance for a 22.5-foot front setback from West 23rd 
Street. 

LOCATION: LEGAL DESCRIPTION: 

South of West 23rd Street between 
Martin Luther King Drive and Farr Street  

Being 6,582-square feet of street right-of-way on the south side 
of West 23rd Street between Martin Luther King Dr. and Farr St. 

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

District #4 – Lucy Gonzales   
Reagan Neighborhood 

CG/CH and RS-1 
Commercial and 
Neighborhood  

0.151 ac. 
(6,582 sq. ft.) 

THOROUGHFARE PLAN: 

West 23rd Street  – Urban Local Street, Required: 50’ right-of-way, 40’ pavement or 36’ with 4’ sidewalk; 
Provided: 100’ right-of-way; 40’ pavement  

NOTIFICATIONS: 

20 notifications were mailed within a 200-foot radius of the property on February 2, 2021. 
No responses have been received for or against to date. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the Street Right-of-Way Abandonment of 6,582 square feet (0.151 ac.) on 
the south side of the West 23rd Street right-of-way between Martin Luther King Drive and Farr Street, 
subject to three Conditions of Approval. 

PROPERTY OWNER/PETITIONER: 

Big Lake Ranch LP 
Lee Pfluger 

STAFF CONTACT: 

Jeff Fisher, AICP 
Principal Planner  
(325) 657-4210, Ext. 1550 
jeff.fisher@cosatx.us 
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Analysis: 
City Staff circulated to all relevant municipal departments, as well as public and private utility 
companies.  Staff received responses from City Engineering and Operations, AEP, and Altice (formerly 
Suddenlink), indicating they would support the abandonment provided various easements are 
provided for their utilities/equipment.  City Engineering and Operations recommends a 5-foot 
unobstructed utility and maintenance easement across the north 5 feet of abandonment area for an 
existing city water line and for any future road maintenance.   AEP requires a 10-foot unobstructed 
easement for overhead electrical lines along the south 10 feet of the abandonment area.  Altice has 
confirmed that this easement will be sufficient for their equipment located on the AEP electric poles in 
the area to be abandoned.  Staff has discussed with AEP and the proposed drive-thru in this area for 
Franco’s is allowed provided no permanent structures are located in this area.  
 
Planning Staff conducted a site visit to the property on Wednesday, February 3, 2021.  Staff noted no 
issues that would restrict the abandonment or create concerns for the surrounding area if the 
abandonment is approved, provided that the above easements are dedicated, and the entire length 
the 22-foot wide strip between Martin Luther King Drive and Farr Street is abandoned.  Planning Staff 
is recommending that the 5-foot easement include pedestrian access to allow for a future sidewalk. 
 
The proposed abandonment would not contradict any applicable City Ordinance.  West 23rd Street is a 
local road and has the minimum required 40-foot paving width.  With the additional 22 feet of right-
of-way, the new building addition will be able to obtain an administrative setback variance from West 
23rd Street, allowing space for the new building addition and drive-thru lane.  
 
Rationale: 
Planning Staff reviewed all relevant history, ordinances, policies, and as indicated above, conducted a 
site visit to the property to determine the appropriateness of abandoning this public right-of-way. 
 

 Traffic patterns:  Staff does not believe that traffic patterns would be negatively affected by the 
street abandonment.  A condition of approval will be that the applicant replat the abandoned 
area into the adjacent properties.  Through the platting process, the applicant can dedicate 
required easements and make any necessary adjustments to curbing for public safety.  Once 
the subject area is abandoned, there will be adequate space for a future building addition and 
drive-thru queue. 

 

 Utilities:  As indicated, the utility providers with poles, lines, and equipment in the right-of-way 
(City of San Angelo, AEP and Altice) support the abandonment if easements are provided. 

 

 Community Impact:  Staff sees no negative community impact if this street portion is 
abandoned.  By adding the abandoned areas to the properties, there will be adequate space for 
a future building addition and drive-thru for Franco’s Restaurant.  In addition, the deficient front 
yard setbacks for the two homes at 201 and 205 West 23rd Street would comply with the 
required 25-foot front yard setbacks.   

 

 Public Benefit:  Abandoning this street portion would not remove any current public benefit and 
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would create the additional public benefit of allowing a commercial business (Franco’s) to 
expand and providing additional front yard space for adjacent residential properties.  

 
Recommendation: 
Staff recommends APPROVAL of the Street Right-of-Way Abandonment of 6,582 square feet (0.151 
ac.) on the south side of the West 23rd Street right-of-way between Martin Luther King Drive and Farr 
Street, subject to three Conditions of Approval: 
 

1. Per Land Development and Subdivision Ordinance, Chapter 1.V, submit, obtain approval of, and 
officially record a subdivision replat absorbing all of the abandoned right-of-way into adjacent 
lot(s) meeting all requirements of the Land Development and Subdivision Ordinance, within 36 
months of City Council's decision.  On the replat, the area within the abandonment shall include 
an unobstructed utility, maintenance, and pedestrian access easement. 

 
2. Per the Schedule of Fees and Charges adopted by City Council Resolution 2020-004, dated January 

7, 2020, payment shall be remitted, per the assessment formula, for all of the abandoned alley 
right-of-way. 
 

3. After approval of the associated plat and payment, verify the recordation of quitclaim deed(s) 
effectively completing the City's claim to the entirety of the abandoned alley(s) shall be provided. 
 

NOTES:  
 

1. Future replatting may require roadway improvements, including changes to the street to ensure 
that the entire street and curbing is within the new right-of-way. 

 
2. No buildings or other permanent structures may be placed within the unobstructed access 

easements. 
 
Attachments: 
Aerial Map 
Future Land Use Map 
Zoning Map 
Photographs  
Abandonment Area Plan 
Application 
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Photos of Site and Surrounding Area 
 
2218 MARTIN LUTHER KING DR. (FRANCO’S)   2218 MARTIN LUTHER KING DR. (FRANCO’S) 

   
 
LOT 4 – W. 23RD ST. (OVERFLOW PARKING)   LOTS 10-12 – W. 22ND ST. (OVERFLOW PARKING) 

   
 
MARTIN LUTHER KING DR. LOOKING SOUTH   WEST 23RD ST. LOOKING EAST (FUTURE 
        ABANDONMENT AREA) 
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Abandonment Area Plan 
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