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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 
 

Presenter: Edward Vigil 

Senior Planner 
 

Request: A request for approval of the Final Plat for the Paulann West 

Addition, Section 14  
 

Location: Unaddressed tracts, generally located east of North Bell 

Street and south of Old Ballinger Highway 
 

Legal  

Description: R.B. Sanderson Survey 1112, Abstract No.7618 and F.G. 

Sanderson Survey 1, Abstract No. 7327, and being out of 
that certain 197.786 acre tract described and recorded in 
Volume 1038, page 536, Official Public Records of Real 
Property of Tom Green County, Texas 

 

Size: 3.817 acres 

  
 
 
 

   STAFF REPORT 



2 

 

General Information 

 
Future Land Use: Neighborhood (residential) 
 
Zoning: RS-1 (Single Family Residence) 
 
Existing Land Use: Vacant land 
 

 
Surrounding Zoning / Land Use: 
 

North: CH Heavy Commercial 

West: RS-1 Single Family residence 

South: RS-1 Single Family residence homes 

East: RS-1 Single Family residence homes 

 
District: SMD #4 Don Vardeman 
 
Neighborhood: Paulann 
 

Recommendation:    

 
The Planning Division recommends APPROVAL of this request subject to the 
seven (7) Conditions of Approval listed below. 

 

Background:  

 
An application for a 17 lot subdivision was submitted to the Planning Division on 
October 22, 2014.  It is the applicant’s intent to create a subdivision with 17 lots 
intended for single-family homes.  The applicant is proposing to provide utility 
improvements for each lot. 

 

 Proposed Conditions: 

 
1. Provide the Planning Division Staff with a copy of certification from the Tom 

Green County Appraisal District, indicating there to be no delinquent taxes on 
the subject property of this subdivision. 
 

2. Prepare and submit plans for proposed streets.  Once plans are approved, 
construct streets to City specifications.  
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3. A drainage study shall be submitted.  If public improvements are deemed 
necessary by this study, submit construction plan and profile sheets for 
approval 

 
4. Providing a plan identifying the erosion control measures to be used to meet 

Stormwater Pollution Prevention requirements. 
 

5. Prepare and submit plans for approval, illustrating the proposed installation of 
a water main and required service connections and hydrants and complete 
the installation in accordance with the approved version of these plans, submit 
a financial guarantee ensuring the completion of these improvements within 
an 18 month period. 

 
6. Prepare and submit plans for approval, illustrating the proposed installation of 

a sewer main and required service connections and complete the installation 
in accordance with the approved version of these plans.  Alternatively, submit 
a financial guarantee ensuring the completion of these improvements within 
an 18 month period. 

 
7. Install necessary water and wastewater service lines to each new lot.   
 

 

Notes: 

 
1. Resolution of issue regarding AEP transmission line and existing easement 

crossing through this property, which will need to be represented on the plat 
document, requires your attention.  FMI contact Robbie Baxter at 325-674-
7552. 

 
2. Since site is over 1 acre, additional requirements for reporting are required by 

TCEQ.   
 

 

Action Requested:    

 
The action requested is for the Planning Commission to APPROVE the proposed 
Final Plat for the Paulann West Addition, Section 14, subject to seven (7) 
Conditions of Approval. 

 

 

Attachments: Aerial Map 

   Zoning Map 
  Proposed Plat 
  Application 
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Planning Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 
 

Request: A request for approval of the Preliminary Plat for Northwood 

Estates, Section Two AND a Variance from Chapter 10, Section 
III.A.2. to allow for a 26-foot paving width in lieu of a 30-foot 
paving width for local street Antelope Trail 

 

Location: Unaddressed tracts, located approximately 2,600 feet 

east of the intersection of Grape Creek Road and F.M. 

Highway 2105, immediately north of the San Angelo 

City Limits 

 

Legal  

Description: Occupying 147.786 acres out of the W.C.R.R. Co. 

Survey #171, Abstract No. 4028, and 50 acres out of 

the A.D. Riley Survey #170, Abstract No. 170 

 

Size: 179.987 acres 

  
 
 
 

   STAFF REPORT 
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General Information 

 
Future Land Use: Rural 
 
Zoning: No Zoning – Site is located within the 

Extra Territorial Jurisdiction (ETJ) 
 
Existing Land Use: Vacant 

 
Surrounding Zoning / Land Use: 
 

North: No Zoning Vacant 

West: No Zoning Vacant & Single-Family 

South: No Zoning West FM 2105 & Single-Family 

East: Ranch & Estate Vacant & Single-Family 

 
District: Precinct #3 Rick Bacon (Tom Green County) 

 
SMD #2 Marty Self (if annexed into the City) 

 

Recommendation:    

 
The Planning Division recommends APPROVAL of the Preliminary Plat for 
Northwood Estates, Section Two subject to the five (5) Conditions of Approval 
listed below and APPROVAL of the Variance request. 

 

Background:  

 
An application for a Final Plat was submitted to the Planning Division on October 21, 
2014.  It is the applicant’s intent to subdivide a portion of the Northwood Estates 
Preliminary Plat into twenty-nine (29) tracts.  The largest of the tracts will be 43.320 
acres and the smallest is proposed to be 2.584 acres.  The applicant is proposing 
residential and oil-field service related uses for the tracts.   Utility, drainage, and water 
easements have been provided on the proposed plat in order to provide for the 
extension of these services to the tracts. 
 
The plat that has been attached to this report will be modified in order to allow for the 
alignment of Black Gold Road with the existing Meadow Drive to the south and will 
be called Meadow Drive.  The plat will also be modified in order to allow for the 
alignment of Production Road with the existing Oriole Drive to the south and will be 
called Oriole Drive.  Spindle Top Road is proposed to be a 60-foot right-of-way which 
will connect with the extended Oriole Drive.  A variance from Chapter 10, Section 
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III.A.2. to allow for a 26-foot paving width in lieu of a 30-foot paving width for local 
street Antelope Trail is being requested.  The City Engineer has no objection to the 
proposed variance being considered and granted by the Planning Commission. 

 

 

 Proposed Conditions: 

 
1. Align Black Gold Road with Meadow Drive, in conformance with the adopted 

Master Thoroughfare Plan.  In addition, the road name used should be 
Meadow Drive, as it is intended to be a continuation of the same street and 
function as a minor collector street.  Also, align Production Road with Oriole 
Drive, and use the name Oriole Drive, or create an offset meeting the 
requirements of the Subdivision Ordinance. 

 
2. Illustrate on the plat the dedication of required right-of-way for Black Bear 

Lane, Spindle Top, Black Gold, and Production Roads. 
 
3. Revise the plat to illustrate the dedication of a 60-foot right-of-way for Black 

Gold Road as a Collector Street as illustrated in the adopted Master 
Thoroughfare Plan. 

 
4. Provide the Engineering Services Division staff with written confirmation from 

TxDOT stating their approval and any conditions thereof, if drainage is 
planned to be directed to the right-of-way for FM 2105. 

 
5. Prepare and submit plans for required improvements to street (adjacent 

segment of Antelope Trail) by half the additional increment necessary to 
comprise the minimum paving width.  The minimum width is 30 feet, therefore 
requiring an additional 2 ft.  Alternatively, submit a financial guarantee 
ensuring the completion of these improvements within an 18 month period.  A 
second alternative would be to obtain approval of a variance from the 
Planning Commission. 

 
 
 

Proposed Notes: 

 
1. Since site is over 5 acres, additional requirements for reporting are required 

by TCEQ.  Additional requirements for site grading and land clearing 
construction activities may also apply. 
 

2. Tom Green County Commissioner, Rick Bacon (Precinct 3), discussed the 
plat at length with staff and supports the City's recommendations regarding 
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this plat application.  Furthermore, he has approached TxDOT, whose Area 
Engineer Donald Peterson also concurs. 

 
3. Portions of these proposed lots are located in the floodplain and will have 

additional requirements for development.  Contact the City 
Engineer/Floodplain administrator, Karl Bednarz or storm water engineer 
Lance Overstreet, at 657-4210 for more information. 

 

 

 Action Requested: 

 
The action requested is for the Planning Commission to APPROVE the proposed 
Northwood Estates, Section Two Preliminary Plat, subject to the five (5) 
Conditions of Approval and APPROVE a variance from Chapter 10, Section 
III.A.2. to allow for a 26-foot paving width in lieu of a 30-foot paving width for local 
street Antelope Trail. 

 

Attachments: Aerial Map 

   Future Land Use Map 
   Major Thoroughfare Plan 

  Proposed Plat 
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 
 

Request: A request for approval of the Final Plat, Northwood Estates, 

Section 2A 
 

Location: Unaddressed tracts, located approximately 2,600 feet east of 

the intersection of Grape Creek Road and F.M. Highway 2105 
 

Legal  

Description: Survey #171, Abstract No. 4028, and W.W. Bullock Survey 9, 

Abstract No. 8657, Tom Green County, Texas, and being of the 
tract described and recorded in Instrument No. 739836 OPRRP 

 

Size: 50.966 acres 

  
 
 

General Information 

 
Future Land Use: Rural 
 
Zoning: No Zoning – Site is located within the 

Extra Territorial Jurisdiction (ETJ) 
 
Existing Land Use: Vacant 

   STAFF REPORT 
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Surrounding Zoning / Land Use: 
 

North: No Zoning Vacant 

West: No Zoning Vacant & Single-Family 

South: No Zoning West FM 2105 & Single-Family 

East: Ranch & Estate Vacant & Single-Family 

 
District: Precinct #3 Rick Bacon (Tom Green County) 

 
SMD #2 Marty Self (if annexed into the City) 

 

Recommendation:    

 
The Planning Division recommends APPROVAL of this request subject to the 
five (5) Conditions of Approval listed below. 

 

Background:  

 
An application for a Final Plat was submitted to the Planning Division on October 21, 
2014.  It is the applicant’s intent to subdivide a portion of the Northwood Estates 
Preliminary Plat into eleven (11) tracts.  The largest of the tracts will be 5.478 acres 
and the smallest is proposed to be 2.584 acres.  The applicant is proposing oil-field 
service related uses for each of the eleven tracts.  All proposed tracts will have 
frontage onto Spindle Top Road with proposed Tract 1 and Tract 2 also having 
frontage onto FM Highway 2105.  Utility, drainage, and water easements have been 
provided on the proposed plat in order to provide for the extension of these services 
to the tracts. 

 

 Proposed Conditions: 

 
1. Provide the Planning Division staff with a copy of certification from the Tom 

Green County Appraisal District, indicating there to be no delinquent taxes on 
the subject property of this subdivision. 
 

2. Illustrate on the plat the dedication of the required right-of-way for Spindle Top 
Road. 

 
3. Prepare and submit plans for the proposed and required street extensions for 

Spindle Top Road.  Once plans are approved, construct streets to City 
specifications, unless an alternate agreement has been established with Tom 
Green County.  Alternatively, submit a financial guarantee ensuring the 
completion of these improvements within an 18 month period.  A second 
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alternative would be to obtain approval of a variance from the Planning 
Commission. 

 
4. Provide the applicable MS-4 (in this case, Tom Green County) with a plan 

identifying the erosion control measures to be used to meet Stormwater 
Pollution Prevention requirements. 

 
5. Provide the Engineering Services Division staff with written confirmation from 

TxDOT stating their approval and any conditions thereof, if drainage is 
planned to be directed to the right-of-way for FM 2105. 

 
 

Proposed Notes: 

 
1. Since site is over 5 acres, additional requirements for reporting are required 

by TCEQ.  Additional requirements for site grading and land clearing 
construction activities may also apply. 
 

2. Tom Green County Commissioner, Rick Bacon (Precinct 3), discussed the 
plat at length with staff and supports the City's recommendations regarding 
this plat application.  Furthermore, he has approached TxDOT, whose Area 
Engineer Donald Peterson also concurs.  In addition, they ask that the 
developer submit a permit application to identify the intersection and obtain 
the specifications regarding such.  Contact Commissioner Rick Bacon at (325) 
659-6513 or Area Engineer Donald Peterson at (325) 947-9200. 

 
3. Portions of these proposed lots are located in the floodplain and will have 

additional requirements for development.  Contact the City 
Engineer/Floodplain administrator, Karl Bednarz or storm water engineer 
Lance Overstreet, at 657-4210 for more information. 

 

Action Requested:    

 
The action requested is for the Planning Commission to APPROVE the Final Plat 
of Red Arroyo Hills Addition, Section 12, subject to five (5) Conditions of 
Approval. 

 

Attachments: Aerial Map 

   Future Land Use Map  
   Major Thoroughfare Plan 

  Proposed Plat 
   

 



4 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



5 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



6 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



7 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1 

 

 
 

 

 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 

 

Case: Approval of a street right-of-way abandonment for Crest Street 

 

Request: Abandonment of an approximately 98' - 150' x 925' street right-

of-way  
 

Location: An undeveloped parcel known as Crest Street, being a 50-foot 

wide right-of-way beginning approximately 520 feet east of the 
intersection of North Bryant Boulevard and Humble Road, 
running south 649.14 feet from Humble Road and then west 
653.17 feet back to North Bryant Boulevard in northwest San 
Angelo 

 

Size: 1.469 acres 

  
 
 

General Information 

 
Future Land Use: Commercial 
 
Zoning: Single-Family Residential (RS-1) 
 
Existing Land Use: Single-family residence & Vacant land 

 

   STAFF REPORT 
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Surrounding Zoning / Land Use: 
 

North: Light Manufacturing (ML) 
Ranch and Estate (R&E) 

Knights of Columbus 
single family dwellings 

West: Light Manufacturing (ML) Construction storage equipment, 
Riverside Hills Golf Club 

South: General Commercial 
(CG) 

Vacant commercial land   

East: Single-Family Residential 
(RS-1) 

single family dwellings on large 
lots  

 
 

District: CMD#2 – Marty Self 
 
Neighborhood: Riverside Neighborhood 
 
Thoroughfares/Streets: Per the Master Thoroughfare Plan 

(MTP), North Bryant Boulevard and 
Humble Road are identified as arterial 
streets.  An arterial street connects 
collector streets to freeways and other 
arterials carrying large volumes of 
traffic at high speeds, access is 
secondary and mobility is the primary 
function of these streets.  The MTP 
requires Humble Road to have a 
minimum paving width of 64 feet and a 
minimum right-of-way width of 80 feet.  
Humble Road at present is 
approximately 26 feet wide with a 50-
foot right-of-way.  Should the applicant 
decide to replat the subject properties, 
a dedication of half of the required 
right-of-way along Humble Road shall 
be required, approximately an 
additional 15 feet of width. 

 

 

Recommendation:    

 
The Planning Division recommends APPROVAL of this request, subject to one 
(1) Condition of Approval. 
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History and Background:  

 
Situated in the northeast corner of the City, the applicant has made a request to 
abandon a proposed right-of-way named Crest Street that has yet to be constructed. 
The proposed right-of-way is bounded on three sides by Single-Family Residential 
(RS-) Zoned land and by Humble Road at its most northern end.  It is the applicant’s 
intent to combine all of the lots west, north, and south of the proposed right-of-way 
into two parcels with frontage onto Bryant Boulevard. A plat has been created, but 
yet reviewed by Staff or approved by the Planning Commission, which reflects this 
action.  If this plat is ultimately approved by the Planning Commission, then the 
abandonment of the proposed right-of-way will not serve to create any land-locked 
parcels, which would be prohibited by the City’s Subdivision Ordinance.  A Condition 
of Approval has been proposed by Staff which would require that before City Council 
review and approval is be granted for the Crest Street right-of-way abandonment, the 
proposed plat which combines all of the affected parcels must be approved by the 
Planning Commission. 
 
Private utility and sewer utility easements are shown on the proposed Stafford 
Development Section Plat.  The proposed plat is anticipated to create two lots.  Lot 1 
will have frontage onto Bryant Boulevard and Humble Road and Lot 2 will have 
frontage onto Bryant Boulevard.  Any properties which have had land dedicated to 
the Crest Street right-of-way will have the abandoned acreage divided between all 
adjacent land owners.  No properties are anticipated to be left without access onto a 
right-of way as a result of the approval of this abandonment. 
 
The property is also the subject of a Rezoning request (Z14-35) to change the zoning 
classification from Single-Family Residential (RS-1) to General Commercial (CG).  
The Rezoning case will be heard at the November 17, 2014, Planning Commission 
meeting.  In order to have a more cohesive presentation and understanding of the 
development and changes proposed for the entire property, Staff will be scheduling 
the Rezoning request concurrently with this Abandonment of Right-of-Way request 
for the December 16, 2914, City Council meeting. 

 
 

Condition: 

 
1. Approval of the abandonment of right-of-way for Crest Street shall be conditioned 

upon approval of the Stafford Development Section One Plat by the Planning 
Commission. 
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Notification: 

 
On November 7, 2014, 9 notifications were mailed out within a 200-foot radius of 
the subject site.  As of November 14, 2014, there were 0 responses in favor and 
0 responses in opposition of the request. 

 

Action Requested:    

 
The action requested is for the Planning Commission to recommend APPROVAL 
of the Street Right-of-Way Abandonment for Crest Street, subject to one (1) 
Condition of Approval. 

 

Attachments: Aerial Map 

   Future Land Use Map  
  Zoning Map 
  Major Thoroughfare Map 
  Notification Map 
  Proposed Stafford Development Section One Plat 
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 
 

Presenter: Edward Vigil 

Senior Planner 
 

Request: A request for approval of an alley right-of-way abandonment 

behind Lots 6, 7, 10 and 11, Block 138, Fort Concho Addition 
 

Location: An undeveloped 2,000-square foot area, being a 20-foot wide 

alley behind Lots 6, 7, 10, and 11 in Block 138 of the Fort 
Concho Addition, west of South Chadbourne Street between 
West Avenue Q and West Avenue R, extending a distance of 
100 feet west from South Chadbourne Street, in south central 
San Angelo 

 

Size: 2,000 square feet 

  
 
 

General Information 

 
Future Land Use: Commercial 
 
Current Zoning: CG/CH General Commercial/Heavy 

Commercial 

   STAFF REPORT 
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Existing Land Use: San Angelo Elks Lodge #1880 
 
 
Surrounding Zoning / Land Use: 
 

North: CG/CH Apex Limited Cleaning Services 

West: RS-1 Single Family Homes 

South: CG/CH Single Family Homes 

East: CG/CH Angelo Truck & Trailer Repair 

 
District: SMD #3 Johnny Silvas 
 
Neighborhood: Rio Vista 
 
Major Thoroughfare Plan: South Chadbourne Street is classified 

as a Major Arterial; Major Arterial roads 
carry the longest trips and have the 
highest traffic volumes.  South 
Chadbourne Street exists as a four-
lane undivided section, but may be 
upgraded to a five-lane section in the 
future. 

 

Special Information 

 
Private Utilities: Unknown 
 
Public Utilities: Unknown 

 
Notification Required: Yes 
 
Notifications Sent: 5 

 
 Responses in Favor: 0 
 
 Responses in Opposition: 0 
 

 

Recommendation:    

 
The Planning Division recommends APPROVAL of this request subject to the 
three (3) Conditions of Approval listed below. 
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Background:  

 
An application for an abandonment of the right-of-way for an alley was submitted to 
the Planning Department on October 10, 2014.  It is the applicant’s intent to vacate 
the existing 20 foot wide by 100 foot long alley and re-plat the site in order to increase 
the property area by 200 square feet.  The applicant proposes to construct a building 
addition to the existing San Angelo Elks Lodge #1880.  Building Permit and Site Plan 
approval will be required before construction of the addition may begin.  AS of 
November 14, 2014, no permits or plans have been submitted to the City for review. 

 

 

 Analysis: 

 

City staff does not anticipate any issues with abandoning a segment of the alley. 
Generally, alleys are abandoned in their entirety or not at all, but in this case staff 
can recommend approval of just a portion of alleyway. This abandonment will not 
affect any other property owners. The existing alley has never been used for 
access or to drive on. There are no municipal facilities within the abandonment 
area.  However, several private utility companies have facilities within the alley 
and/or an existing easement at the back of the property that will likely need to be 
relocated. This relocation does not appear to affect the abandonment of the alley 
and the relocation of these private utilities is the responsibility of the property 
owner.  Although Staff recommends approval of the abandonment from a 
municipal standpoint, staff does reiterate that there are other issues that will need 
to be taken care of to satisfy requirements of private utility companies who will be 
affected. 

 

 

 Proposed Conditions: 

 
1. Provide the Planning Division staff with a copy of certification from the Tom 

Green County Appraisal District, indicating there to be no delinquent taxes on 
the subject property of this subdivision. 
 

2. Approval of a replat, absorbing the alley segment into a unified lot(s) meeting 
all requirements of Chapter 5, Zoning Ordinance shall be reqired.   

 
3. Provide a notation on the replat document referencing the ordinance 

abandoning the alley segment. 
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Action Requested:    

 
The action requested is for the Planning Commission to APPROVE the Final Plat, 
subject to three (3) Conditions of Approval. 

 

 

Attachments: Aerial Map 

   Zoning Map 
   Major Thoroughfare Plan 

  Application 
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 

 

Presenter: Edward Vigil 

Senior Planner 

 

Case: SV14-05 

 

Request: Three (3) Sign Variances in the River Corridor in order to: 

 
1) Allow for a Variance from Section 12.610(1) for a sign height 

of 31 feet, measured from the ground and the property line, 
in lieu of 20 feet; 

2) Allow for a Variance from Section 12.610(1) for a sign with a 
copy area of 100 square feet in lieu of 75 feet; and 

3) Allow for a Variance from Section 12.604(b)(1)(C) for a sign 
with a zero (0) front setback in lieu of a 20-foot front setback. 

 

Location: 314 North Bryant Boulevard, generally located at the 

southeast corner of North Bryant Boulevard and West 4th Street 
 

Legal  

Description: Miles Addition Survey, Block H, Lots 9-14 and the west 5 feet of 

Lot 15 
 

Size: 0.46 acres 

   STAFF REPORT 
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General Information 

 
Existing Zoning: General Commercial (CG) 
 
Existing Land Use: Restaurant   
 
Vision Plan: Neighborhood Center 
 
Neighborhood:  Downtown 
 
District: SMD #3 Johnny Silvas 
 
Surrounding Zoning/Land Use: 
 

 
North: Light Manufacturing (LM) Odyssey Hospice 

West: General Commercial (CG) 
and 
Heavy Commercial (CH) 

Bryant Street and Motel 6 

South: General Commercial (CG) 
and 
Low Rise Multi-Family (RM-
1) 

Jackson Lodge #15 and single 
story 4 unit apartments 

East: General Commercial (CG) 
and Heavy Commercial (CH) 

Vacant lot 

 
 

Thoroughfares/Streets: Bryant Boulevard is defined as a 
"Major arterial street," which is 
designed to connect collector streets to 
freeways and carry large volumes of 
traffic at high speeds. Access is 
secondary and mobility is the prime 
function of this street. 

 

Zoning History: The property was annexed into the City 
in 1975. 
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Background:   

 
This request seeks the approval of three (3) sign variances for an existing Julio’s 
Burrito restaurant pole sign located at 314 North Bryant Boulevard in the Downtown 
neighborhood.  A portion of this property falls within the River Corridor District.  Julio’s 
Burrito restaurant and existing sign pole have been in operation since 2001.  The 
existing sign pole is 31 feet tall and has a sign area of 100 square feet.  The applicant 
is requesting to replace a portion of the existing sign pole that sits on the front 
property line.  More specifically, the applicant is requesting to replace and update the 
existing sign copy area portion only.  The proposed sign area will not change and will 
remain at 100 square feet. 

 
 

Staff Recommendation:    

 
Staff recommends APPROVAL of Case SV14-04, subject to two (2) Conditions of 
Approval. 
 
 

Analysis: 

  
In order to approve this request, the Planning Commission members are first 
required to find that: 

(1) There are special circumstances or conditions applying to the land, 
buildings, topography, vegetation, sign structures or other matters on 
adjacent lots or within the adjacent right-of-way, which would 
substantially restrict the effectiveness of the sign in question; provided, 
however, that such special circumstances or conditions are unique to 
the particular business or enterprise to which the applicant desires to 
draw attention and do not apply generally to all businesses or 
enterprises 

The subject property contains unique circumstances because the existing 
location of the sign and pole were erected in 2001.  In addition, if the sign 
was downsized in any way, the pole sign could have diminished visibility due 
to Bryant Boulevard being a highly trafficked, major arterial street carrying 
heavy traffic at elevated rates of speed. 
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(2) Such special circumstances were not created by the applicant; 

The subject property specifically occupies lots 9-14 & W5' OF 15 S&E 1878SF    
out of SW, Blk: H, in the  Miles Addition, San Angelo, Texas. Julio’s Burritos is not 
proposing to replace the pole, but to replace an old and dilapidated existing sign 
attached to the pole.  In addition, after replacement, the sign’s area will not 
increase but will remain at 100 square feet.  

(3) The granting of the variance will be in general harmony with the 
purpose of this article and will not be materially detrimental to adjacent 
property, to the adjacent neighborhood, to the persons residing or 
working in the vicinity or to the public welfare in general; 

The proposed sign area of 100 square feet is only 68% of the sign area 
allowed for a nonresidential sign.  A maximum area of 147 square feet in size 
may be allowed in such circumstances. The existing sign pole is placed 
directly on the front property line along Bryant Boulevard.  The existing sign 
pole is 31 feet in height, and will remain at 31 feet even after the sign copy 
area is replaced.  The Sign Ordinance allows for a 50-foot tall sign for 
properties in the General Commercial (CG) Zoning District.   

(4) The variance applied for represents the minimum variance necessary in 
order to afford relief from the hardship; 

As previously mentioned, the proposed sign meets all other provisions of the 
Sign Ordinance for the General Commercial (CG) Zoning District.  Therefore, 
the variance applied for represents the minimum necessary to provide 
sufficient relief for Julio’s Burritos restaurant services to be advertised to the 
general public. In addition, the location, size, and height will remain the same 
even after replacement of the sign copy area. 

(5)  The variance applied for does not depart from the provisions of this article 
any more than is required to identify the applicant's business or use. 

 
The variance does not depart from any other provisions of the Sign 
Ordinance than is necessary.  The proposed sign is designed to be no larger 
than the existing sign at 100 square feet area and will remain at 31feet in 
height, even after replacement.  The sign is intended to be functional and 
directional in nature, providing the minimum amount of information needed 
for heavy site traffic to be directed into the Julio’s Burrito restaurant. 
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Action Requested:    

 
The action requested is for the Planning Commission to APPROVE Case SV14-
04, subject to the following two (2) Conditions of Approval: 

 
1. Approval of the sign shall be as depicted on the attached renderings 

with a maximum height of 31 feet (measured from the ground), a sign 
area of 100 square feet, and a required setback of 0 feet from the front 
property line.  

 
2. Approval shall be conditional on the Design and Historic Review 

Commission approving final renderings of the colors and materials 
used for the sign. 

 

Appeals: 

 
Per Section 12.614(f), an applicant for a Sign Variance dissatisfied with the action 
of the Planning Commission relating to the issuance or denial of a Variance shall 
have the right to appeal to the City Council within 30 days of the receipt of 
notification of such action.  The City Council shall give notice, follow publication 
procedure, hold hearings, and make its decision in the manner and accordance to 
the same procedures as provided in Chapter 12, Exhibit “A,” Article 2, Section 
214. 

 

Attachments: Aerial Map 

   Future Land Use Map  
  Zoning Map 
  Photos of Site and Surrounding Area 
  Proposed Signage 
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Photos of Site and Surrounding Area  
 
 

Sign Pole (looking South)                                                 Sign Pole (looking North) 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 

North              South 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

West              East (Julio’s Burrito building) 
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EXISTING SIGN POLE (looking North) 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Roosevelt Hotel – 50 N. Chadbourne          Cactus Hotel – 36 E. Twohig Ave       
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 

 

Case: SU14-05 

 

Request: To allow for limited outdoor storage for uses allowed in the 

"Office" use category 
 

Location: An unaddressed tract, generally located 350 feet southeast of 

the corner of the intersection of South Chadbourne Street and 
Old Eola Road 

 

Legal  

Description: CF Potter Survey 160, Abstract 7278 

 

Size: 8.140 acres 

  
 

General Information 

 

Future Land Use: Commercial  
 
Zoning: General Commercial (CG) 
 
Existing Land Use: Vacant commercial land 
 

   STAFF REPORT 
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Surrounding Zoning / Land Use: 
 

North: Single-Family Residential 
(RS-1) 

Goodfellow Air Force Base 

West: Ranch & Estate (R&E) 
and Light Manufacturing 
(ML) 

Mostly vacant land, outdoor 
storage of equipment 

South: Ranch & Estate (R&E) Single-family residences and 
open space 

East: Ranch & Estate (R&E) Single-family residences and 
open space 

 
District: Rodney Fleming 
 
Neighborhood: Glenmore Neighborhood 
 
Thoroughfares/Streets: Per the Master Thoroughfare Plan 

(MTP), South Chadbourne Street is 
identified as an arterial street.  An 
arterial street connects collector streets 
to freeways and other arterials carrying 
large volumes of traffic at high speeds, 
access is secondary and mobility is the 
primary function of these streets. Old 
Eola Road is classified as a local 
street. A local street carries light 
neighborhood traffic at low speeds. 
This appears to be consistent with the 
MTP as no roads are being extended, 
widened, or proposed for abandonment 
in the immediate area. 

 

Recommendation:    

 
The Planning Division recommends APPROVAL of this request subject to four 
(4) Conditions of Approval. 

 

History and Background:  

 
Situated immediately south of the San Angelo Goodfellow Air Force Base, the site 
consists of one tract and measures 52.5 acres. It is labeled as “Lot 2” on the 
proposed Krislynn Subdivision which has been administratively approved by Staff, 
but not yet recorded.  Mostly rural in nature, the area is characterized by ranch and 
estate homes and some emerging commercial development to the west. The tract 
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has nearby access to South Chadbourne Street. The applicant has proposed to 
construct a contractor’s office on the property.  The storage that is proposed with this 
request will serve to house the applicant’s vehicles and materials. 
 
Offices uses are characterized by activities conducted in an office setting and 
generally focus on business, government, professional, medical, or financial services. 
The office use category is permissible in the CG zoning district, however, a provision 
in the Ordinance limits related outdoor storage of materials on-site. If approved, this 
request will allow for limited outdoor storage under the office use category on the 
property. 

 

 Analysis: 

 
Section 209(H) of the Zoning Ordinance requires that the Planning Commission and 
City Council consider, at minimum, seven (7) factors in determining the 
appropriateness of any Special Use request. 
 
1. Impacts Minimized.  Whether and the extent to which the site plan minimizes 

adverse affects, including adverse visual impacts, on adjacent properties. 
 
Currently, the tract is surrounded by large General Commercial-zoned tracts all 
within the same subdivision.  Staff recommends that any outdoor storage be 
placed behind any proposed buildings so as to provide effective screening of 
such areas from South Chadbourne Street. The tract is somewhat isolated, which 
reduces the likelihood of creating a visual nuisance in the area. In addition, the 
location and large size of the tract provides additional opportunities to effectively 
screen any outdoor materials. 
 

2. Consistent with Zoning Ordinance.  Whether and the extent to which the 
proposed amendment would conflict with any portion of this Zoning Ordinance. 
 
Office uses are permissible in the proposed CG zoning district. This category 
includes uses related to business, government, professional, medical, and 
financial services, per Section 315.D. of the Zoning Ordinance. The use category 
explicitly prohibits on-site outdoor storage, per Section 315.D.4.b. This request 
will provide opportunities for Type 2: Limited Outdoor Storage, as defined in 
Section 504 of the Zoning Ordinance, and enable a maximum of 1,000 square 
feet, or 10 percent of the total site, whichever is greater.   In order to be consistent 
with a previous Special Use approval for an adjacent lot, Staff has proposed a 
Condition of Approval which would limit the amount of storage to 1,000 square 
feet. 
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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 area is characterized by large tracts, many of which remain 
largely undeveloped. The site is positioned directly south of the San Angelo 
Goodfellow Air Force Base. Situated immediately to the west is an 83 acre tract, 
which is partially zoned Light Manufacturing (ML). South of the site remains 
primarily rural, and is zoned Ranch and Estate (R&E).The area has close 
proximity to the edge of the City limits, within 1,000 feet at its nearest point. 

 
4. Traffic Circulation. Whether and the extent to which the proposed special use is 

likely to result in extraordinarily prolonged or recurrent congestion of surrounding 
streets, especially minor residential streets. 

 
South Chadbourne Street is identified as an arterial street in the City’s Major 
Thoroughfare Plan.  The applicant has stated that access of vehicular movement 
to the site will be along South Chadbourne Street, and a driveway is proposed for 
the property. 

 
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. 

 
This request will have limited, to no effect, on the natural environment of 
surrounding properties. Development of the site will result in the removal of 
vegetation. Impervious surfaces are generally the preferred ground cover for the 
placement of outdoor storage which is likely to result in higher instances of 
stormwater runoffs. 

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

addresses a demonstrated community need. 
 

This plan serves a community need in that it seeks to provide development that is 
consistent with the development patterns and aspects of the Comprehensive 
Plan. A Special Use was granted for an adjacent lot (SU14-04) in order to allow 
for a maximum of 1,000 square feet of Type 2 storage. 

 
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. 
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The nature of this request appears to be consistent with surrounding 
development trends in the area. Emerging uses in the area are commercial in 
nature. Moreover, outdoor storage is present and growing – nearby industrial 
zoning allows for expansion such activities, with no limitations on size. Conditions 
outlined in this report may serve to ensure some measure of predictable 
development and provide an effective transition to the adjacent low density 
residential development. 
 

Notification: 

 
On November 7, 2014, 4 notifications were mailed out within a 200-foot radius of 
the subject site.  As of November 14, 2014, there were 0 responses in favor and 
0 responses in opposition of the request. 

 

Action Requested:    

 
The action requested is for the Planning Commission to recommend APPROVAL 
of Case SU14-04, subject to the following four (4) Conditions of Approval: 
 
1. Limited Outdoor Storage, as defined in Section 504.B of the Zoning 

Ordinance, shall be limited to a maximum of 1,000 square feet, and shall be 
utilized exclusively for uses that are consistent with the "Office" use category. 

 
2. Outdoor storage shall be located behind any proposed office structures.  Further, 

any areas that are visible from a right-of-way shall be screened with 6-foot 
opaque fence. 
 

3. All exterior lighting shall be shielded and positioned in such a matter so as to not 
spill over onto any adjacent property. 

 
4. The storage of hazardous materials on the subject property shall be 

prohibited. 
 

 

Attachments: Aerial Map 

   Future Land Use Map  
  Zoning Map 
  Major Thoroughfare Map 
  Notification Map 
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Meeting Date: November 17, 2014 

 

To: Planning Commission members 

 

From: Patrick Howard, AICP 

 Planning & Development Services Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 

 

Presenter: Jeff Fisher 

Planner 
 

Case: VP14-05 

 

Request: Comprehensive Plan (aka Vision Plan) Amendment VP14-05 in the 

name of Christ Evangelical Lutheran Church for a proposed 
amendment to the 2009 Update of the Comprehensive Plan from 
Neighborhood to Neighborhood Center 

 

Location: 3417 Sherwood Way, located at the southeast corner of Sherwood 

Way Service Road and Diana Lane. 
 

Legal  

Description: Clar-Mor Heights Addition, Block 1, Lot 11 and part of the adjacent 

alley; and three (3) unaddressed tracts at the southwest corner of 
Sherwood Way Service Road and Moritz Circle, more specifically 
occupying the Clar-Mor Heights Addition, Block 1, Lots 1-3 and part of 
the adjacent alley 

 

Size: 1.665 acres 

 

 

   STAFF REPORT 



General Information 

 
Future Land Use: Neighborhood  
 
Zoning: Single-Family Residential (RS-1) 
 
Existing Land Use:  Lot 11 and Alley:  C.E. Lutheran Church  

      Lots 1-3:   Vacant Land 
 

Surrounding Future Land Use Map/ Current Land Use: 
 

North: Neighborhood Center Kozy Kitchen, Olive’s Nursery, 
Cactus Car Wash 

West: Neighborhood Single family dwellings  

South: Neighborhood Single family dwellings, vacant 
residential land    

East: Neighborhood Center Sonic, HEB, Dollar Tree retail plaza  

 
District: CMD#5 – Elizabeth Grindstaff 
 
Neighborhood: ASU – College Hills 
 
Thoroughfares/Streets: Per the Master Thoroughfare Plan (MTP), the 

Sherwood Way Service Road, Diana Lane, 
and Moritz Circle are classified as local 
streets. A local street carries light 
neighborhood traffic at low speeds.  The MTP 
lists Moritz Circle, Diana Road and Sherwood 
Way Frontage Road as existing streets to 
have a minimum paving width of 36 feet and a 
minimum right-of-way width of 50 feet.  Diana 
Road is approximately 30 feet wide and the 
Sherwood Way Service Road is 
approximately 32 feet. Should the applicant 
be required to replat the subject properties, a 
dedication of half of the required right-of-ways 
along Diana Road of approximately 3 feet and 
along the Sherwood Way Service Road of 
approximately 2 feet shall be required. 

      

Recommendation:  Planning staff recommends APPROVAL of the proposed 

Comprehensive Plan (aka Vision Plan) Amendment to Neighborhood Center. 

 

 

 



History and Background:  

 
The subject land comprises 1.665 acres and is currently designated “Neighborhood” on 
the Future Land Use (FLU) Map with a Single-Family Residential (RS-1) zoning 
underlay.  It is currently owned by the Christ Evangelical Lutheran Church and is within 
the Clar-Mor Heights Addition Subdivision which was filed for record by the Tom Green 
County Clerk on February 24, 1956.  The existing church is located on Lot 11 next to 
the alley.  Lots 1-3 located immediately east of the alley are presently vacant.  Lots 1-3 
have remained vacant for years and now the church plans to sell its entire holdings 
which include all of Lots 1-3, Lot 11, and the portion of the alley adjacent to the lots. 

 
On October 7, 2014, the applicant submitted a request to amend the Comprehensive 
Plan from a FLU designation of “Neighborhood” (a residential designation) to 
“Neighborhood Center” in order to allow for potential commercial development.  The 
applicant representing the church did not provide any anticipated land uses, but 
mentioned the church was considering retail commercial uses in order to maximize the 
potential use of the land.  This action would also require a Rezoning application.  On 
October 14, 2014, the applicant submitted an associated Rezoning application (Z14-33) 
on the properties from “Single-Family Residential” to “Neighborhood Commercial (CN),” 
one possible underlay zone district of a Neighborhood Center Future Land Use. 
 
After further review and several site visits to the property, Planning Staff communicated 
via telephone and e-mail with the applicant on November 7, 2014, that it could support 
the Vision Plan Amendment to “Neighborhood Center,” but not the Rezoning to a 
Neighborhood Commercial (CN) given that three of the lots front onto Moritz Circle, a 
local road intended for residential traffic, and that all of the lots are part of the Clar-Mor 
residential subdivision which were never intended or planned for commercial uses.  It 
was communicated that Staff will be recommending the alternate zoning category of 
“Office Commercial (CO)” with the primary use as professional offices, which would 
appear to be more suitable given that the properties immediately abut single family 
dwellings and the area was intended for residential.  The CO zone would appear to 
provide a more suitable transition between the more intense retail commercial to the 
east and north and the residential neighborhood to the west and south. 

 

Analysis:  

 
From a land use perspective, a Neighborhood Center designation appears to be 
appropriate in this area.  The other 3 quadrants formed by the intersection of Sherwood 
Way and West Avenue N are already designated Neighborhood Center.  Most of the 
development to the north and east is retail commercial, which includes Kozy Kitchen, 
Olive’s Nursery and Cactus Car Wash to the north, and the Dollar Tree plaza and HEB 
grocery store to the east.  What appears to be underrepresented is the availability of 
professional offices in the area.  An underlying Office Commercial (CO) zone district at 
this location would provide needed office space for the surrounding residential 
community and provide a transitional buffer between the existing residential 



neighborhood to the south and west, and the more intense retail commercial area to the 
north and east. 
 
Several zoning districts exist in the area. Furthermore, the Future Land Use designation 
of “Neighborhood Center” appears to be compatible with the Neighborhood Commercial 
(CN) and while these 4 lots are designated “Neighborhood” in the Future Land Use Plan 
and zoned Single-Family Residential (RS-1), given the close proximity to Sherwood 
Way, the lots appear trending towards low intensity, localized nonresidential 
development. However, “retail commercial” would not be appropriate given that the 
properties immediately back onto residential lots. Also, a site visit on November 12, 
2014, shows an example of a retail commercial plaza, the Dollar Tree plaza, across 
Moritz Circle facing the site with large garbage dumpsters outside.  Even if these 
dumpsters were screened, the increased traffic, noise and smell from such uses would 
not be appropriate next to existing residential lots. Alternatively, an office commercial 
zone district would prohibit outside storage to within 5 feet of the building wall, and the 
permitted uses would be mainly offices and clean, less intense uses. 
 
The Neighborhood Center policies in the Comprehensive Plan “promote a mix of uses 
at key intersections to encourage the necessary infill, densification and walkability 
necessary” and support “establishing transition areas to better “scale-down” intensity of 
use from commercial centers to neighborhoods.”  The subject lands are located 
immediately between a residential neighborhood and commercial centers and therefore 
a lower intensity commercial for offices would appear to be suitable in this location and 
would provide infill development at a smaller scale than general or heavy commercial.  
In addition, the properties front onto Sherwood Way, a major arterial road, which can 
accommodate larger volumes of traffic and would keep traffic off of residential streets. 

 

Notification: 

 
On November 7, 2014, 19 notifications were mailed out within a 200-foot radius of the 
subject site.  As of November 14, 2014, there were 0 responses in favor and 0 
responses in opposition of the request. 
 

Action Requested:    

 
The action requested is for the Planning Commission to recommend APPROVAL of the 
proposed Comprehensive Plan (aka Vision Plan) Amendment VP14-05 from 
Neighborhood to Neighborhood Center. 
 

Attachments: Aerial Map 

  Future Land Use Map 
  Zoning Map 
  Major Thoroughfare Map 
  Notification Map 
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 

 

Staff Planner: Jeff Fisher 

Planner 

 

Case: Z14-33 

 

Request: Rezoning from Single-Family Residential (RS-1) to 

Neighborhood Commercial (CN) 
 

Location: 3417 Sherwood Way, located at the southeast corner of 

Sherwood Way Service Road and Diana Lane, and three (3) 
unaddressed tracts at the southwest corner of Sherwood Way 
Service Road and Moritz Circle. 

 

Legal  

Description: Clar-Mor Heights Addition, Block 1, Lot 11 and part of the 

adjacent alley; more specifically occupying the Clar-Mor 
Heights Addition, Block 1, Lots 1-3 and part of the adjacent 
alley; in western San Angelo. 

 

Size: 1.665 acres 

  

General Information 

 
Future Land Use: Neighborhood     

   STAFF REPORT 
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Zoning: Single-Family Residential (RS-1) 
Existing Land Use: Vacant residential land 

 

Surrounding Zoning / Land Use: 
 

North: General Commercial/ 
Heavy Commercial 
(CG/CH) 

Kozy Kitchen, Olive’s Nursery, 
Cactus Car Wash 

West: Single-Family Residential 
(RS-1) 

Single family dwellings  

South: Low Rise Multifamily 
Residential (RM-1) 

Single family dwellings, vacant 
residential land    

East: Neighborhood 
Commercial (CN) and 
General  
Commercial (CG) 

Sonic, HEB, Dollar Tree retail 
plaza  

 
District: CMD#5 – Elizabeth Grindstaff  
 
Neighborhood: ASU – College Hills 
 
Thoroughfares/Streets: Per the Master Thoroughfare Plan 

(MTP), the Sherwood Way Service 
Road, Diana Lane, and Moritz Circle 
are classified as local streets. A local 
street carries light neighborhood traffic 
at low speeds.  The MTP requires 
Moritz Circle, Diana Road and 
Sherwood Way Frontage Road as 
existing streets to have a minimum 
paving width of 36 feet and a minimum 
right-of-way width of 50 feet.  Diana 
Road at present is approximately 30 
feet wide and Sherwood Way Service 
Road approximately 32 feet. Should 
the applicant decide to replat the 
subject properties, a dedication of half 
of the required right-of-ways along 
Diana Road of approximately 3 feet 
and along the Sherwood Way Service 
Road of approximately 2 feet shall be 
required. 
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Recommendation:    

 
The Planning Division recommends APPROVAL of a Rezoning request for 
Office Commercial (CO), not Neighborhood Commercial (as requested by the 
applicant), and shall be contingent on the Planning Commission also 
recommending approval for the associated Comprehensive Plan (aka Vision 
Plan) Amendment VP14-05. 

 

History and Background:  

 
The subject land comprises 1.665 acres and is currently designated 
“Neighborhood” on the Future Land Use map with a Single-Family Residential 
(RS-1) zoning underlay.  It is currently owned by the Christ Evangelical Lutheran 
Church and is within the Clar-Mor Heights Addition Subdivision which was filed 
for record by the Tom Green County Clerk on February 24, 1956.  The existing 
church is located on Lot 11 next to the alley.  Lots 1-3 located immediately east 
of the alley are presently vacant.  It is understood Lots 1-3 have remained vacant 
for years and now the church plans to sell its entire holdings which include all of 
Lots 1-3, Lot 11, and the portion of the alley adjacent to the lots.  
 
On October 7, 2014, the applicant submitted a request to amend the 
Comprehensive Plan from “Neighborhood” a residential designation to 
“Neighborhood Center” for future commercial development. The Vision Plan 
Amendment (VP14-05) is being run concurrently with this application.  
 
On October 14, 2014, the applicant submitted an associated Rezoning 
application (Z14-33) on the properties from “Single-Family Residential” to 
“Neighborhood Commercial (CN),” one possible underlay zone district of a 
Neighborhood Center Future Land Use.  The applicant representing the church 
did not provide any anticipated land uses, but mentioned the church was 
considering retail commercial uses in order to maximize the potential use of the 
land. 

 
After further review and several site visits to the property, Planning Staff 
communicated via telephone and e-mail with the applicant on November 7, 2014, 
that it could support the Vision Plan Amendment to “Neighborhood Center,” but 
not the Rezoning to a Neighborhood Commercial (CN) given that three of the lots 
front onto Moritz Circle, a local road intended for residential traffic, and that all of 
the lots are part of the Clar-Mor residential subdivision which were never 
intended or planned for commercial uses.  It was communicated that Staff will be 
recommending the alternate zoning category of “Office Commercial (CO)” with 
the primary use as professional offices, which would appear to be more suitable 
given that the properties immediately abut single family dwellings and the area 
was intended for residential.  The CO zone would appear to provide a more 
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suitable transition between the more intense retail commercial to the east and 
north and the residential neighborhood to the west and south. 
   

 Analysis: 

 
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 property is designated “Neighborhood Center” on the Future Land 
Use (FLU) map of the Comprehensive Plan which supports an Office Commercial 
(CO) Zoning underlay at this location.  The Neighborhood Center policies in the 
Comprehensive Plan support “transition areas to better ‘scale-down’ intensity of 
use from commercial centers to neighborhoods.” Given that these properties 
were originally zoned Single-Family Residential (RS-1) as part of the Clar-Mor 
subdivision, and were intended as such, an Office Commercial (CO) zoning 
district, which allows professional and related offices, would provide for a 
smoother transition between the existing residential neighborhood south and west 
and the heavier retail commercial uses to the north and east.  A Neighborhood 
Commercial (CN) zoning designation would allow for retail commercial uses that 
generally generate more commercial truck traffic and also generate more 
garbage and waste than typical professional and medical offices would. 

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

proposed amendment would conflict with any portion of this Zoning Ordinance. 
 
The subject property would comply with all of the provisions of the CO Zone 
District.  The minimum lot area in the CO district is 6,000 square feet and the 
property is 7,252.74 square feet.  The CO district requires a minimum width of 50 
feet and a minimum depth of 80 feet, and the property is approximately 385 feet 
wide by 365 feet long.  The CO district allows for community services, day care, 
religious institutions, and offices for business, government, professional, medical 
and financial services.  Outdoor storage is strictly prohibited in the CO district, 
except for Type 1 storage which restricts outdoor display to no greater than 5 feet 
from a principal building wall.  Section 509 of the Zoning Ordinance will require 
the erection of a 6 foot high opaque privacy fence along the south lot line of Lot 
11, and along the west and south lot lines of Lot 3 which abut residential lots. 
 

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. 
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Compatibility has been an issue that has arisen before in this area.  On February 
21, 2011, the Planning Commission heard an application for a Conditional Use on 
Lots 5 and 6 of the same Block 1, just south of the subject properties, to allow for 
a religious institution in the RS-1 Zone District (CU11-02).  The Planning 
Commission denied the application by a 5-0 vote.  Several local residents came 
out in opposition at that hearing, citing increased traffic concerns, noise, property 
devaluation, and aesthetics being within a residential neighborhood.  Similar 
concerns arise under the current proposal to rezone to CN.  The CN district would 
be even more intense than a religious institution and would generate truck traffic 
to ship goods to and from retail commercial establishments.  Moritz Circle was 
designed as a local road and any retail commercial development would create a 
significant increase in traffic.  Another major concern is that this neighborhood 
was zoned for residential single-family homes.  While lots 4-6 immediately south 
of the property were later rezoned for Low Rise Multifamily Residential in June 
20, 2014, by City Council, bringing retail commercial to this neighborhood would 
be too intense of a land use given the low density residential nature of this area.  
Staff believes the Office Commercial (CO) district, which allows professional 
offices but not retail commercial uses, is more appropriate and would generate 
less traffic, garbage, and noise. 

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

conditions that require an amendment. 
 

The subject properties zoned RS-1 are vacant and not presently being utilized.  
Given the fact that two of the lots, Lots 1 and 11 front onto the Sherwood Way, 
and these properties are vacant, it appears there are changing conditions that 
may support an amendment.  Staff believes the CO Zone District is most 
appropriate nonresidential zoning classification given that the property is 
surrounded by an established residential neighborhood to the west and south. 
 

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. 

 
A site visit on November 12, 2014, shows an example of a retail commercial 
plaza, which is a permitted use in the CN district, the Dollar Tree/HEB plaza 
across Moritz Circle facing the site, with large garbage dumpsters outside.  
Even if these dumpsters were screened, the increased traffic, noise and smell 
from such uses would not be appropriate next to existing residential lots. 
Alternatively, an Office Commercial (CO) Zone District would prohibit outside 
storage to 5 feet of the building wall, and the permitted uses would be mainly 
offices and clean which are significantly less intense uses.  Therefore, effects 
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on the natural environment would appear to be minimal.  Future commercial 
development will require building permits which would include a review of 
grading, drainage and stormwater runoff to further ensure there are no negative 
environmental impacts. 

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

addresses a demonstrated community need. 
 

An underlying Office Commercial (CO) zone district at this location would 
provide needed office space for the surrounding residential community and 
provide a transitional buffer between the existing residential neighborhood to 
the south and west, and the more intense retail commercial area to the north 
and east. 

 
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. 

 
There may be increased traffic on Moritz Circle which is a local road designed 
for local residential traffic only.  Planning Staff believes that a CO zone district 
in this location is the least intensive nonresidential zoning classification and 
would be generate substantially less traffic – and minimal commercial trucks – 
than a CN district which allows retail commercial as a primary use. 

 

Notification: 

 
On November 7, 2014, 19 notifications were mailed out within a 200-foot radius 
of the subject site.  As of November 14, 2014, there were 0 responses in favor 
and 0 responses in opposition of the request. 

 

Action Requested:    

 
The Planning Division recommends APPROVAL of a Rezoning request for 
Office Commercial (CO), not Neighborhood Commercial (as requested by the 
applicant), and shall be contingent on the Planning Commission also 
recommending approval for the associated Comprehensive Plan (aka Vision 
Plan) Amendment VP14-05. 

 

Attachments: Aerial Map 

   Future Land Use Map 
  Zoning Map 
  Major Thoroughfare Map 
  Notification Map 
  Excerpt of CO Permitted Uses and Provisions 
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 

 

Presenter: Jeff Fisher 

Planner 

 

Case: Z14-34 

 

Request: Rezoning from Single-Family Residential (RS-1) to 

Neighborhood Commercial (CN) 
 

Location: 518 San Jacinto Street, located at the northeast corner of San 

Jacinto Street and Monterrey Street 

Legal  

Description: Monterrey Addition, Block 4, Lot 13 

 
 

Size: 0.16  acres 

  
 

General Information 

 
Future Land Use: Neighborhood Center  
   
Zoning: Single-Family Residential (RS-1) 
 

   STAFF REPORT 
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Existing Land Use: Vacant residential land 
 

Surrounding Zoning / Land Use: 
 

North: Single-Family Residential 
(RS-1) 

Mix of single-family residences 
and vacant residential lots  

West: Single-Family Residential 
(RS-1) 

Mix of single-family residences 
and vacant residential lots 

South: General Commercial 
(CG)  

Vacant commercial land  

East: Single-Family Residential 
(RS-1) 

Vacant residential lots 

 
District: CMD#3 – Johnny Silvas  
 
Neighborhood: Rio Vista Neighborhood 
 
Thoroughfares/Streets: Per the Master Thoroughfare Plan 

(MTP), San Jacinto Street and 
Monterrey Street are classified as local 
streets. A local street carries light 
neighborhood traffic at low speeds. 
This request appears to be consistent 
with the MTP, as no roads are being 
extended, widened, or proposed for 
abandonment in the immediate area. 

 

Recommendation:    

 
The Planning Division recommends APPROVAL of a Rezoning request for 
Neighborhood Commercial (CN). 

 

History and Background:  

 
On October 20, 2014, the Planning Commission passed a unanimous motion 6-0 to 
recommend approval of a Zone Change from Single-Family Residential (RS-1) to 
Neighborhood Commercial (CN) for eighteen properties owned by the applicant in 
the Rio Vista Neighborhood of south San Angelo, bounded by Monterrey Street to 
the west, Avenue Y to the north, Ben Ficklin Road to the east, and San Jacinto Street 
to the south (Z14-32).  On November 4, 2014, City Council approved the zone 
change on First Reading, and a final vote will take at the next City Council meeting of 
November 16, 2014. 
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The applicant is now submitting this request to rezone an additional property he has 
recently purchased, 518 San Jacinto Street, being Lot 13 of Block 4 of the Monterrey 
Addition from Single-Family Residential (RS-1) to Neighborhood Commercial (CN).  
This property would adjoin Lots 8-12 of Block 4 immediately to the east which were 
part of the previous rezoning Z14-32 and also requested to be rezoned to CN 
pending second reading from City Council.   
   

 Analysis: 

 
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.  The following analysis has been done for 
a proposed Rezoning to “Neighborhood Commercial.” 
 
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 property is designated “Neighborhood Center” in the Future Land 
Use (FLU) map of the Comprehensive Plan which supports a CN Zoning 
underlay.  The Neighborhood Center policies in the Comprehensive Plan support 
“transition areas to better ‘scale-down’ intensity of use from commercial centers to 
neighborhoods.” As mentioned, the property would adjoin Lots 8-12 owned by the 
applicant immediately to the east adjacent to South Bryant Boulevard that are 
also proposed as CN.  The properties immediately to the south are zoned 
General Commercial (CG), which is a heavier classification than Neighborhood 
Commercial (CN). Therefore, the CN zoning here would act as a transitional 
buffer between the higher intensity CG to the south and the lower intensity 
residential RS-1 zoning to the west and north. 

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

proposed amendment would conflict with any portion of this Zoning Ordinance. 
 
The subject proposal would comply with all of the provisions of the CN Zone 
District.  The minimum lot area in the CN Zone is 6,000 square feet and the 
property is 6,950 square feet.  The CN Zone requires a minimum width of 50 feet 
and a minimum depth of 80 feet, and the property is 50 feet wide by 139 feet 
long.  The CN district allows a wide range of commercial uses including offices, 
retail sales and service, and limited vehicle service, as well as community 
services and day cares.  Given the lot is only 0.16 acres, requires a 25 foot 
building setback, and parking requirements for various uses, future commercial 
development would likely require the property be developed along with the 
applicant’s properties immediately to the east, Lots 8-12.  Outdoor storage is 
strictly prohibited in the CN district, except for Type 1 storage which restricts 
outdoor display to 5 feet from a principal building wall.  Section 509 of the Zoning 
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Ordinance will require the erection of a 6-foot high opaque privacy fence along 
the west and north property lines abutting residential zoning districts.     

 
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 area is zoned predominantly Single-Family Residential (RS-1) to 
the west and north.  The CN zoning district would appear to provide an adequate 
buffer from the more intensive CG zoning to the south, and the less intense 
abutting RS-1 zoning to the west and north. 

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

conditions that require an amendment. 
 

The subject property is zoned RS-1, is vacant ,and is not presently being formally 
utilized.  Given the large commercial area to the east and south, it appears that 
there are changing conditions and that this particular area is more suitable for 
commercial development than residential.  However, being adjacent to a 
predominantly residential area to the north and west warrants a lower intensive 
commercial zone, and the CN district would appear to be appropriate in this 
regard. 
 

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. 

 
CN zoning districts generally service local neighborhoods, limit outside storage to 
5 feet from the building wall, and allow for a smaller Floor Area Ratio (FAR) of 0.6 
than the more intensive CG zoning district at 2.0.  Therefore, effects on the 
natural environment would appear to be minimal.  Future commercial 
development will require building permits which would include a review of 
grading, drainage and stormwater runoff to further ensure there are no negative 
environmental impacts. 

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

addresses a demonstrated community need. 
 

As previously mentioned, the property is presently vacant and not being formally 
utilized.  There appears to be a community need for more low intensive 
commercial development given the higher intensive commercial zoning to the 
south and east, and also to service the residential neighborhood to the west and 
north.  
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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. 

 
South Bryant Boulevard is a Major Arterial Road which can accommodate large 
volumes of traffic, and it is expected that most of the commercial traffic would gain 
access to San Jacinto Street directly from South Bryant Boulevard, thereby 
minimizing impacts on the adjacent residential areas. Whereas the adjacent lots 
to the east are also in the process of being rezoned to CN, traffic generated by a 
future development would exit South Bryant Boulevard onto San Jacinto 
Boulevard and not cross through other lots with residential homes. 

 

Notification: 

 
On November 7, 2014, 16 notifications were mailed out within a 200-foot radius 
of the subject site.  As of November 14, 2014, there were 0 responses in favor 
and 0 responses in opposition of the request. 

 

Action Requested:    

 
The action requested is for the Planning Commission to recommend APPROVAL 
of Case Z14-34 for a Rezoning to the Neighborhood Commercial (CN) zoning 
district. 

 

Attachments: Aerial Map 

   Future Land Use Map 
  Zoning Map 
  Major Thoroughfare Map 
  Notification Map 
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 

 

Presenter: Jeff Fisher 

Planner 

 

Case: Z14-35 

 

Request: Rezoning from Single-Family Residential (RS-1) to General 

Commercial (CG)  
 

Location: Unaddressed tracts, located at the southeast corner of North 

Bryant Boulevard and Humble Road 

Legal  

Description: Lakeside Gardens Addition, Block 1, Lots 1-5, 26, 27, the east 

part of Lot 6, the northeast part of Lot 24, and that undeveloped 
1.469 acre parcel known as Crest Street, a 50’ wide right-of-
way beginning approximately 520 feet east of the intersection of 
North Bryant Boulevard and Humble Road, running south 
649.14 feet from Humble Road and then west 653.17 feet back 
to North Bryant Boulevard 

 

Size: 8.633 acres 

  
 

   STAFF REPORT 
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General Information 

 
Future Land Use: Commercial   
 
Zoning: Single-Family Residential (RS-1) 
 
Existing Land Use: Single-family residence & Vacant land 

 

Surrounding Zoning / Land Use: 
 

North: Light Manufacturing (ML) 
Ranch and Estate (R&E) 

Knights of Columbus 
Single family dwellings 

West: Light Manufacturing (ML) Construction storage equipment, 
Riverside Hills Golf Club 

South: General Commercial 
(CG) 

Vacant commercial land   

East: Single-Family Residential 
(RS-1) 

Single family dwellings on large 
lots  

 
District: CMD#2 – Marty Self 
 
Neighborhood: Riverside Neighborhood 
 
Thoroughfares/Streets: Per the Master Thoroughfare Plan 

(MTP), North Bryant Boulevard and 
Humble Road are identified as arterial 
streets.  An arterial street connects 
collector streets to freeways and other 
arterials carrying large volumes of 
traffic at high speeds, access is 
secondary and mobility is the primary 
function of these streets.  The MTP 
requires Humble Road to have a 
minimum paving width of 64 feet and a 
minimum right-of-way width of 80 feet.  
Humble Road at present is 
approximately 26 feet wide with a 50-
foot right-of-way.  Should the applicant 
decide to replat the subject properties, 
a dedication of half of the required 
right-of-way along Humble Road shall 
be required, approximately an 
additional 15 feet of width. 
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Recommendation:    

 
The Planning Division recommends APPROVAL of a Rezoning request for 
General Commercial (CG). 

 

History and Background:  

 
On October 21, 2014, the applicant submitted two (2) applications, this application for 
a Rezoning on the subject properties from Single-Family Residential (RS-1) to 
General Commercial (CG), and an application for a Street Right-Of-Way 
Abandonment for the portion of the land known as “Crest Street” which the applicant 
is proposing to acquire from the City of San Angelo in addition to the remaining lands 
within the Lakeside Gardens Addition, Block 1, being Lots 1-5, 26, 27, the east part of 
Lot 6, and the northeast part of Lot 24.  The total site area of the Rezoning request, 
which includes the Crest Street abandonment, will be 8.633 contiguous acres (see 
maps attached). 
 
On November 7, 2014, the applicant submitted a Conceptual Plan for a future plat 
entitled “Stafford Development Section One” which includes the lands subject to this 
rezoning request as “Lot 1, Block 1” and the lands immediately to the south owned by 
the applicant as “Lot 2, Block 1.”  Both lots would have frontage onto North Bryant 
Boulevard and the proposed Lot 1 would also have frontage onto Humble Road. 
 
The Planning Commission may provide a recommendation on the Rezoning request, 
but it is noted that the Rezoning will not be brought forward to City Council for final 
approval until such time as a plat is approved showing the configuration of the new 
lots with access onto a publicly maintained right-of-way.  This case will then be 
scheduled concurrently with the Crest Street Right-of-Way Abandonment request for 
City Council review and approval. 

 
  

 Analysis: 

 
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.  The following analysis has been done for 
a proposed Rezoning to “Neighborhood Commercial.” 
 
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 property is designated “Commercial” in the Future Land Use (FLU) 
map of the City’s Comprehensive Plan (CP).  The proposed General Commercial 
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(CG) Zone District is consistent with this Commercial designation.  The 
Commercial designation supports “large retail and office clusters that seek 
visibility and convenient access offered by frontage on the major street network.”  
The property appears to be ideal for commercial development as it is located at 
the intersection of two arterial roads, Humble Road abutting to the north, and 
North Bryant Boulevard abutting to the west.  The Commercial designation also 
supports the “connectivity between neighborhoods and Commercial areas” 
objective outlined in the CP.  About 1,000 feet to the south of the subject land is a 
large subdivision, the Ridgemar Heights Addition, as well as several rural 
residential lots to the east and north of the property, which may benefit from 
commercial, retail, and/or office uses.  The applicant has not indicated any 
proposed uses at this time, but the proposed CG zoning would allow for a variety 
of office, retail, and commercial uses. 

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

proposed amendment would conflict with any portion of this Zoning Ordinance. 
 
The subject proposal would comply with all of the provisions of a CG zone district 
including minimum lot area, width, and depth.  The lot is 8.633 acres with over 
754.56 feet of frontage along North Bryant Boulevard and 599.99 feet of frontage 
along Humble Road.  The CG zoning allows for a variety of uses including 
community services, day cares, religious institutions, auto and boat dealers, 
offices, and retail sales and services.  With any nonresidential construction 
proposed, a 6-foot high opaque privacy fence will be required along the east lot 
line abutting the RS-1 zoning district to the east in accordance with Section 509 of 
the Zoning Ordinance.  In addition, Staff will require supplementary landscaping 
to provide further buffering of the adjacent residences from nonresidential-type 
activities. 

 
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 Future Land Use (FLU) map for this area includes Commercial-designated 
land to the west, northwest, northeast, and south, including the subject property 
itself.  The properties owned by the applicant immediately to the south are zoned 
CG as well.  These properties were previously Heavy Commercial (CH) until 
November 19, 2014, when City Council approved a Rezoning to General 
Commercial (CG) which was also recommended by Planning Commission in a 6-
0 vote (Z13-36).  In the Staff Report for Z13-36, Planning Staff had mentioned the 
properties immediately south with multi-family housing and self service storage 
were also CG, and that the CG zoning represented a more orderly pattern of 
development than more obtrusive zoning such as CH.  While there are residential 
uses to the north and east of the site, Staff believes that CG zoning may be 
compatible given that the property will be accessed solely from North Bryant 
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Boulevard, so there would be little-to-no commercial traffic onto residential 
streets.  In addition, the CG uses which can include retail commercial and offices 
would be accessible by nearby residential properties that could benefit from their 
services.  The CG zoning, unlike the CH zoning district, also prohibits any 
industrial service uses, and limits any outside storage to 10% of the property, as 
well as the 6-foot high opaque fencing requirement (and supplementary 
landscaping) which would screen any development from residential uses. 

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

conditions that require an amendment. 
 

The property remains vacant and is surrounded by commercial designations to 
the north, northwest, and south.  There is also a large supply of available 
residential land to the east of this property on large existing lots.  The Future Land 
Use map calls for Commercial development and therefore conditions no longer 
warrant an RS-1 zoning on the site. 
 

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. 

 
There would not appear to be any negative environmental effects if this property 
were to be rezoned to CG. The CG zoning prohibits industrial-type uses.  Any 
grading, drainage and stormwater issues would be reviewed by Engineering Staff 
at the building permit stage. 
 

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

 
There appears to be a community need given the large residential neighborhood 
to the east and south.  Having commercial uses on this site would be warranted 
and the CG zoning could include retail, offices, groceries, and other businesses 
that can cater to this residential market. 

 
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 mentioned previously, both North Bryant Boulevard and Humble Road are 
major Arterial roads which can accommodate large volumes of traffic, so there 
would appear to be no negative impacts on surrounding properties. 
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Notification: 

 
On November 7, 2014, 9 notifications were mailed out within a 200-foot radius of 
the subject site.  As of November 14, 2014, there were 0 responses in favor and 
1 response in opposition of the request. 

 

Action Requested:    

 
The action requested is for the Planning Commission to recommend APPROVAL 
of Case Z14-35 for a Rezoning to the General Commercial (CG) zoning 
district. 

 

Attachments: Aerial Map 

   Future Land Use Map 
  Zoning Map 
  Major Thoroughfare Map 
  Notification Map 
  Proposed Plat (draft only) 
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 Meeting:  November 17, 2014 
 

To: Planning Commission 

 

From: Patrick B. Howard, AICP 

Director 
 

Through: Rebeca A. Guerra, AICP, LEED-AP, CPD 

Planning Manager 

 

Staff Planner: Jeff Fisher 

Planner 

 

Case: Z14-36 

 

Request: Rezoning from General Commercial (CG) to Low Rise 

Multifamily Residential (RM-1)  
 

Location: 5205 South Bryant Boulevard, located at the southwest corner 

of the South Bryant Boulevard and Kimrey Lane  
 

Legal  

Description: Windwood Subdivision, Section 1, Block 1, Lot 1  

 

Size: 0.915 acres 

  
 

General Information 

 
Future Land Use: Neighborhood Center   
 
Zoning: General Commercial (CG) 
 

   STAFF REPORT 



2 

 

Existing Land Use: Vacant land 
 

Surrounding Zoning / Land Use: 
 

North: Planned Development 
(PD 06-05) 

Mosaic day care, offices and 
therapeutic horse riding  

West: Zero Lot Line, Twinhome 
and Townhome 
Residential (RS-3) 

Zero Lot Line dwellings 

South: Low Rise Multifamily 
Residential (RM-1) 

Single-family dwellings  

East: Heavy Commercial (CH), 
Ranch and Estate (R&E) 

Trailer storage, Hosanna Church 

 
District: CMD#1 – Rodney Fleming  
 
Neighborhood: Glenmore Neighborhood 
 
Thoroughfares/Streets: Per the Master Thoroughfare Plan 

(MTP), South Bryant Boulevard is 
identified as an arterial street.  An 
arterial street connects collector streets 
to freeways and other arterials carrying 
large volumes of traffic at high speeds, 
access is secondary and mobility is the 
primary function of these streets. 
Kimrey Lane is classified as a local 
street. A local street carries light 
neighborhood traffic at low speeds. 
This request appears to be consistent 
with the MTP, as no roads are being 
extended, widened, or proposed for 
abandonment in the immediate area. 

 

Recommendation:    

 
The Planning Division recommends APPROVAL of a Rezoning request for Low 
Rise Multifamily Residential (RM-1). 

 

History and Background:  

 
On October 20, 2014, the applicant met with Planning Staff in a pre-consultation 
meeting to consider development on the subject property, 5205 South Bryant 
Boulevard.  Although the present zoning on the property is General Commercial 
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(CG), the applicant was interested in building multi-family dwellings on the subject 
property and considered Rezoning the property to a more suitable zone category that 
would allow this type of development and, more importantly, be consistent with 
surrounding zoning designations. 
 
On October 21, 2014, the applicant submitted an application for a Rezoning from 
General Commercial (CG) to Low Rise Multifamily Residential (RM-1) to allow for the 
construction of multi-family dwelling units on the property.  Included in the application 
was a preliminary Site Plan and building elevations for 11 multi-family dwelling units 
on the 0.915-acre property.  The dwelling units are proposed to be rentals, be 
managed by the applicant himself, and will look like townhomes from the outside 
while being located on one single lot.  The applicant is proposing surface parking 
which would be located at the center of the property. The preliminary elevations show 
the buildings with a combination of limestone veneer and siding.  Should this 
Rezoning request be approved, the applicant will be required to submit for an Urban 
Design Review as required by Section 204.B.b. of the Zoning Ordinance for multi-
family use on a single tract of land, showing final building elevations, colors, 
materials, lighting, fencing, landscaping and any other design features as determined 
by Planning Staff. 
 
The subject property is located entirely within the Windwood Subdivision, Section 1 
which was filed and recorded at the Tom Green County Clerks Office on December 
17, 2007. 

 
  

 Analysis: 

 
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.  The following analysis has been done for 
a proposed Rezoning to “Neighborhood Commercial.” 
 
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 property is designated “Neighborhood Center” on the Future Land 
Use (FLU) map of the City’s Comprehensive Plan.  Neighborhood Centers 
support establishing “transition areas to better ‘scale-down’ intensity of use from 
commercial centers to neighborhoods.”  The subject property is surrounded by 
Commercial FLU designations to the north, east, and south and existing 
residential neighborhood to the west.  Therefore, a low rise multi-family residential 
(RM-1) zoning in this area appears to be compatible with this policy as it would 
act as a transition between the higher intensity commercial designations and the 
lower intensity neighborhood designation to the west.  The lots immediately to the 
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west are zero lot line homes zoned RS-3, and the lots immediately south are 
single family homes in an RM-1 zone.  Rezoning to an RM-1 on this property for 
multifamily housing would provide for a more cohesive transition between the 
Mosaic office and day care to the north, the commercial trailer storage and church 
on the east side of South Bryant Boulervard, the zero lot line homes to the west 
and the single family homes to the south.  The Neighborhood Center designation 
also calls for “necessary infill and densification.”  This request for multifamily 
housing on a vacant lot next to South Bryant Boulevard would be providing 
necessary infill and densification, while still being in keeping with the lower density 
neighborhood to the west and south.     
 

2. Consistent with Zoning Ordinance.  Whether and the extent to which the 
proposed amendment would conflict with any portion of this Zoning Ordinance. 
 
The subject proposal would comply with all of the provisions of the RM-1 Zone 
District including minimum lot area, minimum lot dimensions, and maximum floor 
area ratio, height and density.  The proposed total floor area of all buildings is 
9,424 square feet and the total lot area is 0.915 acres or 39, 204 square feet, for 
a floor area ratio (FAR) of only 0.24 whereas the Zoning Ordinance allows a FAR    
of 0.75 in an RM-1 Zone.  The maximum density allowed on this property would 
be 23 units.  The applicant is proposing 11 units, only 47% of what would be 
allowed.  The site’s required setbacks are 25 feet from the front property line at 
the South Bryant Boulevard Frontage Road, 10 feet from the side property lines 
to the north and south, and 20 feet from the rear property line to the west.  The 
final site plan would have to delineate these setbacks and ensure future buildings 
meet these setbacks. There are 28 surface parking spaces delineated on the site, 
of which 18 spaces are required (9 spaces for the 6, 1-bedroom units at 1.75 per 
unit and 9 spaces for the 5, 2-bedroom units at 1.5 per unit).  Therefore, the 
proposal complies with the parking standards of the Zoning Ordinance. 

 
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 surrounding area to the north, east, and south is commercial 
which contains a mix of uses ranging from commercial storage to day cares, 
offices, and churches.  The area to the immediate west and south is low density 
residential.  The proposed one-story multifamily residential dwellings, which will 
look like townhomes from the outside, would blend into the surrounding area, 
being of a similar scale to the zero lot-line homes to the west and less intense 
than the commercial properties near the property. 

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

conditions that require an amendment. 
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The property remains vacant and is surrounded by commercial designations to 
the north, east, and further south.  On August 21, 2012, City Council approved a 
Zone Change for the same type of request from a General Commercial (CG) to a 
Low Rise Multifamily (RM-1) on the property immediately south, 5221 South 
Bryant Boulevard (Z12-08), and the Planning Commission had also 
recommended approval at its meeting on July 16, 2012, by a vote of 6-0.  
Planning Staff recommended the change given its close proximity to South Bryant 
Boulevard, making it more conducive to more intense development and to act as 
a transition and increase synergy between the commercial areas to the south. 
This property appears to have the same changing conditions.  With the large 
amount of commercially-designated property in the area, and provided there is 
existing low density housing adjacent to the property, this property appears to be 
suitable for multifamily residential development. 
 

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. 

 
As mentioned previously, the proposal would build out 47% of what would be 
permitted under the zoning district – tantamount to 11 units instead of 23 units.  
Any grading, drainage and stormwater issues would be reviewed by Engineering 
Staff at the building permit stage.  During a site visit on Wednesday, November 
12, 2014, Planning Staff noted a warning sign “Gas Pipeline Atmos Energy” near 
the northeast portion of the property. Staff has subsequently communicated to the 
applicant that he is responsible for ensuring compliance with any requirements 
from Atmos Energy prior to construction. 

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

addresses a demonstrated community need. 
 

There appears to be a community need given that the City continues to grow with 
the recent oil boom and multifamily housing at this location abutting a major 
arterial road would provide additional rental housing.  At the same time, it would 
be low intensity and essentially be rental one-story townhomes keeping with the 
low density character of this 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. 

 
South Bryant Boulevard is a major arterial road which can accommodate large 
volumes of traffic, so there would appear to be no negative impacts on 
surrounding properties as a result of the 11 additional housing units. 



6 

 

 

Notification: 

 
On November 7, 2014, 8 notifications were mailed out within a 200-foot radius of 
the subject site.  As of November 14, 2014, there were 0 responses in favor and 
0 responses in opposition of the request. 

 

Action Requested:    

 
The action requested is for the Planning Commission to recommend APPROVAL 
of Case Z14-36 for a Rezoning to the Low Rise Multifamily Residential (RM-1) 
zoning district. 

 

Attachments: Aerial Map 

   Future Land Use Map 
  Zoning Map 
  Major Thoroughfare Map 
  Notification Map 
  Site Concept Plan with Elevations  
  Floor Plan with Elevations 
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