
 

ZONING BOARD OF ADJUSTMENT 
MEETING AGENDA 

Thursday, July 24, 2025 at 6:00 PM 
Bulverde City Hall Council Chamber 

30360 Cougar Bend, Bulverde, Texas 78163 
 

Time is provided for public comments on any posted agenda item at the time the item is considered. Each 
person should fill out the speaker’s register prior to the meeting. The presiding officer, during the agenda 
item, will call on those persons who have signed up to speak on each item, in the order they have registered. 
Presentations should be limited to no more than (3) three minutes. 

All remarks shall be addressed to the Zoning Board of Adjustment as a body, and not to any 
individual member thereof. Any person making personal, impertinent, or slanderous remarks while 
addressing the Board may be requested to leave the meeting. 

1. CALL THE MEETING TO ORDER 

2. REGULAR AGENDA ITEMS 

2.I. Hold a public hearing and consider a request by Chisum and Ashley Cooke, 
on behalf of Bulverde Village Holdings LP, for approval of a variance to 
Section 14.07.002(1), 14.07.002(4), and 14.07.002(6) of the City of 
Bulverde Code of Ordinances, related to commercial landscaping and 
buffering requirements, at 2549 Bulverde Rd, Bulverde, TX 78163. 

3. ADJOURNMENT 

 
________________________ 
Sandra V. Ham 
City Secretary 
 
 
City Hall is wheelchair accessible and accessible parking spaces are available. Requests for 
accommodation must be made 48 hours prior to the meeting. Please contact the City Secretary at 
830.438.3612 or FAX 830.438.4339 for information or assistance.  
 



A quorum of the City Council, Planning & Zoning Commission, Parks & Recreation Advisory Board, and/or 
Zoning Board of Adjustment may be present at this meeting in order to discuss agenda items related to 
board business.  
 
I, the undersigned authority, do hereby certify that the above Notice of Meeting of the Zoning Board of 
Adjustment of the City of Bulverde was posted on the bulletin board in front of Bulverde City Hall, which is 
readily accessible to the public at all times, and on the City's website, www.bulverdetx.gov, by 6:00 pm on 
July 21, 2025.  
 
The Zoning Board of Adjustment reserves the right to adjourn into Executive session at any time 
regarding any issue for which it is legally permissible. The Zoning Board of Adjustment will 
announce it will go into Executive Session, if necessary, pursuant to Chapter 551 of the Texas 
Government Code, to receive advice from Legal Counsel, to discuss matters of land acquisition, 
litigation, Economic Development negotiations, or personnel matters as listed on this agenda. The 
Zoning Board of Adjustment may also announce it will go into Executive Session, if necessary, to 
receive advice from Legal Counsel regarding any other items on this agenda. 
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ZONING BOARD OF ADJUSTMENT ITEM:  
VR-25-08 

VARIANCE REQUEST 
2549 Bulverde Rd, Bulverde, TX 78163 

 

 

MEETING DATE: July 24th, 2025 
DEPARTMENT: Planning & Development 
PRESENTED BY: Heath Edwards, Planner I 
 
REQUEST:   
Hold a public hearing and consider a request by Chisum and Ashley Cooke, on behalf of 
Bulverde Village Holdings LP, for approval of a variance to Section 14.07.002(1), 14.07.002(4), 
and 14.07.002(6) of the City of Bulverde Code of Ordinances, related to commercial landscaping 
and buffering requirements, at 2549 Bulverde Rd, Bulverde, TX 78163. 
 
OWNER/APPLICANT:  
BULVERDE VILLAGE HOLDINGS LP 
2549 Bulverde Rd 
Bulverde, TX 78163 
 
PROPERTY INFORMATION: 
Address:  2549 Bulverde Rd, Bulverde, TX 78163 
Legal Description: TERRACE AT BULVERDE VILLAGE (THE), BLOCK 1, LOT 3 
Existing Zoning: Downtown Planned Development District (PDD);  

Base Zoning C-2 Commercial 
 
NOTICE: 
Personal Notice: June 26th, 2025 
 
Staff sent 12 Personal Notices to properties within a 200-foot buffer of the subject property. As 
of present, Staff received 0 letters of opposition and 0 in support out of those 12 properties that 
were individually notified.  
 
IN SUPPORT: 0 
IN OPPOSITION: 0 
 
SUMMARY: 
The subject property is a flag lot that gains access to Bulverde Rd and is in The Terrace at 
Bulverde Village plat (2024), Lot 3. This lot is adjacent to both lot 1 and lot 2 of the same plat, 
owned by the same entity.  
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The zoning for this property is C-2 Commercial District and will be the future site for proposed a 
development with business/professional/administrative/medical/dental offices and retail 
businesses. A residential structure currently exists on the lot and the applicant is proposing a total 
of 10 additional office buildings to be built in separate phases.  
 
The subject lot is surrounded by lots on the East, South, and West by the same zoning with 
similar commercial uses. However, the North and Northeast property line abuts a R-2 single-
family zoning district. Whenever a commercial use abuts single-family districts, there are 
additional buffering and landscape requirements in Section 14.07.002 of the Code of Ordinances.  
 
These requirements include an increased setback, referred to as a bufferyard, that requires 
additional landscaping requirements. Within the bufferyard, there are a required number of 
canopy trees and drought-resistant groundcover is required in the remainder of the bufferyard. 
There is also a 6-foot tall minimum fence or wall required in the bufferyard. The bufferyard and 
fence are only required along the property line that is adjacent to the residential zoning districts. 
 
The applicant is seeking a variance to the solid fence requirement. The applicant is proposing a 
6’ tall ranch-style fencing to allow for visibility on the other side of the fence.  
 
The applicant is also seeking a variance from the groundcover requirements as some areas of the 
bufferyard do not contain sufficient groundcover.  
 
The applicant has satisfied all other requirements of this ordinance, but they are requesting a 
variance to the fence/wall and groundcover requirements.  
 
ANALYSIS: 
 
Bufferyard. The portion of a lot within the side or rear setback that is required to remain open 
except for landscaping in order to buffer commercial, industrial and aviation zoning districts and 
uses from residential zoning districts and uses. 
 
§ 14.07.002(1)  
A bufferyard consisting of an open space of canopy trees, grass and other landscaping and a 
masonry wall [or fence] in combination with other design features that screen or block vision, 
noise pollutants, and other negative byproducts shall be provided and maintained along the 
entire length of the perimeter between any residential districts and any commercial or 
industrial districts. 
 
§ 14.07.002(4)  
The bufferyard shall be planted with a minimum of one large canopy tree at least 12 feet in 
height upon installation and two and one-half inches in caliper measured 12 inches above the 
top of the root ball at time of planting, for each 20 lineal feet of bufferyard. Drought-resistant 
grass or ground cover that will provide the appearance of a finished planting shall be planted 
in the remainder of the bufferyard. All plantings shall be composed of xeriscape, drought-
resistant varieties of plants and trees selected from the City of Bulverde preferred plant list. 
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§ 14.07.002(6)  
If the property zoned single-family residential, multi-family or PD for such uses is less than six 
feet above the grade of the adjacent abutting property, the owner or developer of such property 
and use zoned for commercial or industrial development or use shall erect and maintain a solid 
wall or fence constructed of masonry, weather-treated wood, vinyl or other material approved 
by the city manager or designee. Said wall or fence shall be at least six feet in height measured 
from the grade level of the commercial or industrial property along the entire abutting portion of 
the property line except in any visibility triangle, where the height of the wall shall be no greater 
than 30 inches. In the event the property zoned for commercial or industrial development or use 
does not coincide with the property lines of the residential property for the entire length, then 
such wall or fence shall be required only to the extent of the limits of the property zoned 
commercial or industrial. 
 
 
CRITERIA FOR EVALUATION: 
The City Code of Ordinances has established criteria for approval of this Variance. Section 
1.02.094(e) states:  
 

(a) The board of adjustment may: 
… 
(3) Authorize in specific cases a variance from the terms of a zoning regulation if the 
variance is not contrary to the public interest and, due to special conditions, a literal 
enforcement of the regulation would result in unnecessary hardship, and so that the spirit of 
the regulation is observed and substantial justice is done;  

 
 
ATTACHMENTS:   

• Application 
• Exhibits 
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60' INGRESS AND
EGRESS
EASEMENT
DOC. No.
9806007554 O.P.R

EXIST STRUCTURE

LOT 1, BLOCK 1
4.18 ACRES

LOT 2, BLOCK 1
3.52 ACRES

LOT 3, BLOCK 1
11.00 ACRES

PROPERTY LINE

PROPERTY LINE

LOT LINE

EXIST DRIVEWAY

EXIST DRIVEWAY

SITE BENCHMARKS

BENCHMARK No. 1:  5 8" IRON ROD WITH CAP, ELEV. = 1104.63'

BENCHMARK No. 2: 60D NAIL, ELEV. = 1116.76'

LOT LINE

PROPERTY LINE

25' JOINT USE
ACCESS

EASEMENT

60' REAR BUILDING
SETBACK LINE

EXIST STRUCTURE

LEGEND
PROPERTY BOUNDARY

LOT LINE

SETBACK LINE

LANDSCAPE BUFFER LINE

EASEMENT LINE

SITE BENCHMARK

PROPERTY CORNER

GAS LINE

OVERHEAD ELECTRIC LINE

FENCE LINE

EXISTING TREE

SIGN

POWER POLE

FIRE TRUCK HOSE PULL

FIRE HOSE MAN PULL

FIRE LANE

PROPOSED IMPROVEMENTS

CAUTION!

CONTRACTOR SHALL EXERCISE CAUTION DURING
DEMOLITION, EXCAVATION, CLEARING AND
CONSTRUCTION ACTIVITIES NEAR OVERHEAD
ELECTRIC LINES.  CONTRACTOR SHALL COMPLY
WITH ALL SAFETY REGULATIONS WHEN OPERATING
NEAR POWER LINES.

TRENCH EXCAVATION SAFETY PROTECTION

CONTRACTOR, SUB-CONTRACTOR AND/OR
CONTRACTOR'S INDEPENDENTLY RETAINED
EMPLOYEE, OR STRUCTURAL/GEOTECHNICAL/SAFETY
EQUIPMENT CONSULTANT, SHALL REVIEW THESE
PLANS AND GEOTECHNICAL REPORT, THE
INSTALLATION SITES WITHIN THE PROJECT AREA IN
ORDER TO IMPLEMENT CONTRACTORS TRENCH
EXCAVATION SAFETY PROTECTION PLAN, SYSTEMS
AND/OR PROCEDURES SHALL PROVIDE FOR ADEQUATE
TRENCH SAFETY PROTECTION THAT COMPLY WITH AS
A MINIMUM OSHA STANDARDS, SPECIFICALLY ,
CONTRACTOR AND/OR RETAINED EMPLOYEE OR
SAFETY CONSULTANT SHALL IMPLEMENT A TRENCH
SAFETY PLAN IN ACCORDANCE WITH OSHA
REGULATIONS GOVERNING THE PRESENCE AND
ACTIVITIES OF INDIVIDUALS WORKING IN AND/OR
AROUND THE EXPOSED TRENCH EXCAVATION.

MAILBOX
CLUSTER

FUTR DUMPSTER
PAD

PROP 22' WIDE
DRIVE

PROP 25' WIDE
DRIVE

FUTR 25' WIDE
DRIVE

PROP 25' WIDE
DRIVE

PROP 25' WIDE
DRIVE

PROP 25' WIDE
DRIVE

25' SETBACK LINE

60' SETBACK LINE

!!CAUTION!!
OVERHEAD

POWER LINES

EXIST DRIVEWAY

PROPERTY LINE

20' BUILDING
SETBACK LINE

20' BUILDING
SETBACK LINE

60' INGRESS AND
EGRESS
EASEMENT
DOC. No.
9806007554 O.P.R

LOT 9
BLOCK 4

LOT 10
BLOCK 4

LOT 11
BLOCK 4

LOT 12
BLOCK 4

LOT 13
BLOCK 4

LOT 14
BLOCK 4

LOT 15
BLOCK 4

BULVERDE HILLS
SUBDIVISION

VOL. 2 PG. 44-45
MAP & PLAT

RECORDS

LOT 1
TIERRA OIL
COMPANY

SUBDIVISION
VOL. 12 PG. 384

MAP & PLAT
RECORDS

LITTERIO ZINNA &
AURELIANO

GARCIA
CALLED 11.449

ACRES
DOC. NO.

202306023848
OFFICIAL PUBLIC

RECORDS
(R2)

POINT
X = 2144145.2

Y = 13819062.5
MAG SPIKE FOUND W/ A "WALS

10111700" METAL WASHER BEARS
N06°12'55"E 0.29'

NORTHEAST CORNER OF THE G
HERRERA LEAGUE S-192 A-206

BEARS N12°E 7800'

POINT
1/2" IRON ROD
FOUND BEARS
N10°50'18"W 1.07'

EXISTING DRIVE

EXIST
GRAVEL/ASPHALT
DRIVE

EXIST RESIDENTIAL
STRUCTURE TO
REMAIN

FUTR PARKING

FUTR PARKING

FUTR PARKING
AND SIDEWALK

FUTR PARKING

FUTR PARKING

FUTR PARKING

FUTR PARKING

FUTR PARKING

FUTR PARKING

PROP PARKING

FUTR PARKING
AND SIDEWALK

PROP EDGE OF
ASPHALT

PROP EDGE OF
ASPHALT

PROP DETENTION
POND PDA3 POND

2

PROP BATCH
DETENTION POND
PDA1

PROP DETENTION
POND PDA3 POND

1

PROP DETENTION
POND PDA1A
POND

FUTR
BLDG 3-2

FUTR
BLDG 3-5

FUTR
BLDG 3-6

FUTR
BLDG 3-7

FUTR
BLDG 3-8

FUTR
BLDG 3-4

FUTR
BLDG 3-10

FUTR
BLDG 3-9FUTR

BLDG 3-11

FUTR
BLDG 3-1

FUTR DUMPSTER
PAD

FUTR PARKING

FUTR PARKING
EXIST WELL

SETBACK

PROP FENCE
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TOTAL PROVIDED = 16
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7 SPAC
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ES
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4 SPACES

SITE AREA
LOT 1 = 4.3 AC
LOT 2 = 3.7 AC
LOT 3 = 11 AC
TOTAL = 19 AC (828,466 SF)

EXISTING CANOPY COVERAGE
LOT 1 = 2.59 AC
LOT 2 = 1.6 AC
LOT 3 = 7.34 AC
TOTAL = 11.53 AC (506,167 SF)

POST CONSTRUCTION CANOPY COVERAGE
LOT 1 = 2.54 AC
LOT 2 = 1.52 AC
LOT 3= 6.42 AC
TOTAL = 10.48 AC (456,509 SF)

PERCENTAGE OF CANOPY COVERAGE
LOT 1 = 60%
LOT 2 = 43.2%
LOT 3 = 66.7%
SITE TOTAL = 60.6%

POST CONSTRUCTION PERCENTAGE OF CANOPY COVERAGE
LOT 1 = 59%
LOT 2 = 41%
LOT 3= 65.7%
SITE TOTAL = 55%

THE TERRACE AT BULVERDE VILLAGE
SITE TREE VARIANCE REQUEST
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