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NOTICE OF MEETING 
PLANNING AND ZONING COMMISSION 

6:00 P.M. – June 10, 2021 
30360 Cougar Bend, Bulverde, TX 78163 

 

   

MEETING AGENDA 
 

1) CALL TO ORDER, PLEDGE OF ALLEGIANCE AND ROLL CALL 
 
2) APPROVAL OF MINUTES 

 
a. May 13, 2021, Planning and Zoning Commission meeting. 

 
 

3) REGULAR AGENDA ITEMS 
 

A. PC-21-07 (Preliminary): Consider the approval of a Preliminary Plat for Park 
Village Unit 7, generally located 725’ south of the intersection of Lobo Park and 
State Highway 46. 
 

B. PC-21-08 (Final): Consider the approval of a Final Plat for the Spring Branch Vet 
subdivision, generally located a quarter mile south of Flying R Ranch Rd., at 5090 
US Highway 281 North. 

 
C. PC-21-09 (Final): Consider the approval of a Final Plat for Cibolo Cliff Ranches 

subdivision, generally located at 7055 FM 1863. 
 

D. VR-21-02: Consider a request by QuikTrip Corporation for a variance to Chapter 
17, Section 17.06.009, related to Tree Removal and Mitigation, of the City of 
Bulverde Code of Ordinances, on an approximately 9.74-acre tract of land, 
generally located at the southwest corner of State Highway 46 and Stahl Lane.   

 
E. VR-21-03: Consider a request by QuikTrip Corporation for a variance to Section 

17.04.003, related to Cuts, and Section 17.04.004, related to Fills, of the City of 
Bulverde Code of Ordinances, on an approximately 9.74-acre tract of land, 
generally located at the southwest corner of State Highway 46 and Stahl Lane.   

 
F. PDD-21-02: Hold a public hearing and consider a request by QuikTrip 

Corporation for the approval of a Zone Change from a C-2 Commercial District to 
a PDD Planned Development District, on an approximately 9.74-acre tract of 
land, generally located at the southwest corner of State Highway 46 and Stahl 
Lane.   

 
G. SUP-21-04: Hold a public hearing and consider a request by Jeremy & Beth 

Wyndham, on behalf of St. Nicholas Episcopal Church, for the approval of a 
Special Use Permit to allow a Church/Place of Worship on an approximately 
1.94-acre tract of land at 2265 Bulverde Road, Suite 102. 
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H. ZC-21-02: Hold a public hearing and consider a request by Larry Gawlik for the 
approval of a Zone Change from a R-2 Residential Zoning District to a R-1 
Residential Zoning District for Lot 11, Comal Trace Subdivision Unit 1, generally 
located at 383 Shadow Ridge. 
 

4) EXECUTIVE SESSION 
 
The Planning and Zoning Commission reserves the right to adjourn into executive session at 
any time regarding any item on the agenda for any reason authorized by Chapter 551, Texas 
Government Code, including but not limited to the following sections: 
551.071 – Consultation with attorney 
551.072 – Deliberations regarding real property 
 

5) PUBLIC COMMENTS NOT RELATED TO POSTED AGENDA ITEMS 
 
Persons desiring to address the Commission regarding issues not on the agenda will be received 
at this time. Those wishing to speak should present a completed comment form to the Chair prior 
to the meeting. Speakers are limited to 3 minutes and should conduct themselves in a civil 
manner. In accordance with the Texas Open Meetings Act, the Commission cannot take action on 
items not listed on the meeting agenda. 
 

6) REPORT BY CITY OFFICIALS AND STAFF ON ITEMS OF COMMUNITY 
INTEREST  
 
In accordance with Section 551.0415 of the Government Code, topics discussed under this item 
are limited to expressions of thanks, congratulations or condolence; information regarding 
holiday schedules; an honorary or salutary recognition of a public official, public employee or 
other citizen; a reminder about an upcoming event organized or sponsored by the governing 
body; information regarding a social, ceremonial or community event; and Announcements 
involving an imminent threat to the public health and safety of people in the political subdivision 
that has arisen after the posting of the agenda. 
 

7) ADJOURNMENT  
 
City Hall is wheelchair accessible and accessible parking spaces are available.  Requests for 
accommodations must be made 48 hours prior to the meeting.  Please contact the City Secretary 
at 830.980.8832 or FAX 830.438.4339 for information or assistance. I, the undersigned authority, 
do hereby certify that the above Notice of Meeting was posted on the bulletin board in front of 
Bulverde City Hall, which is readily accessible to the public at all times, by 5:00 pm on June 7, 
2021. 
 
   

_____________________________ 
Susana Huerta Ramos, Planning Director 



These minutes have been prepared to satisfy the requirements of Section 551.021 of the Texas Government 
Code.  Recordings of most City meetings are available at www.bulverdetx.gov   
  
City of Bulverde Planning & Zoning Commission Minutes  
Regular Commission Meeting:  May 13, 2021                Meeting Duration: 6:17 p.m. to 6:34 p.m. 
 
CALL TO ORDER  
Commission Members Present: Jim Binkley (Chairman), Lindy Sisk (Vice Chairman), Joe Alexandre, 
and Seth Prescott (Alternate) 
Commission Members Absent: Dickie Lubel and Larry Sunn 
City Staff Present: Susana Huerta Ramos (Planning Director), Adrian Garcia (City Engineer), Jason 
Rammel (City Attorney), Eron Spencer (Planner I), and Pilar Pinto (Planner I) 
 
APPROVAL OF MINUTES 

a. Commissioner Alexandre made a motion, seconded by Commissioner Prescott, to approve 
the minutes of the April 15, 2021 meeting. Motion passed 4-0.  

 
REGULAR AGENDA ITEMS  
 

A. PC-21-06 (Replat): Consider the approval of a Replat (Revision) for Lots 93, 94, and 95, 
Windmill Ranch Unit 3, generally located at the northwest corner of State Highway 46 
and Windmill Ranch Road. Eron Spencer, Planner I, presented the staff report for this 
agenda item to the Commission. After discussion and consideration, Commissioner 
Sisk made a motion, seconded by Commissioner Prescott, to recommend approval of 
the Replat for Lots 93, 94, and 95, Windmill Ranch Unit 3. Motion passed 4-0.  

 
B. ZC-21-01 (Zone Change): Hold a public hearing and consider a request by LANGAN, on 

behalf of 7-Eleven Inc., for the approval of a Zone Change from a C-2 Commercial 
Zoning District to a C-3 Zoning District on an approximately 2.418-acre tract of land 
located at 33889 US Hwy 281 N. Director Huerta Ramos presented the staff report for 
this agenda item to the Commission. Matthew Korte, a representative of LANGAN, 
answered questions from the Planning & Zoning Commissioners regarding this 
request. After further discussion and consideration, Commissioner Prescott made a 
motion, seconded by Commissioner Alexandre, to recommend approval of the Zone 
Change. Motion passed 4-0.  

 
EXECUTIVE SESSION 
None 
 
PUBLIC COMMENTS 
None  
 
REPORT BY CITY OFFICIALS AND STAFF ON ITEMS OF COMMUNITY INTEREST 
None 
 
ADJOURNMENT 
There being no further business to come before the Commission, the meeting adjourned at 6:34 p.m. I 
certify that the above minutes were approved by the Commission on June 10, 2021. 
 
       
Maria Franco, City Secretary 
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PLANNING AND ZONING COMMISSION ITEM:  
PC-21-07 

PRELIMINARY PLAT 
PARK VILLAGE, UNIT 7 

 

 

MEETING DATE: June 10, 2021    
DEPARTMENT: Planning & Development 
PRESENTED BY: Eron Spencer, Planner I 
 
REQUEST:   
Consider the approval of a Preliminary Plat for Park Village Unit 7, generally located 725’ south 
of the intersection of Lobo Park and State Highway 46.
 
APPLICANT:  
Two Seventy-Seven, LTD 
8023 Vantage Drive, Suite 1200 
San Antonio, TX 
210-524-4000 
 
PROPERTY INFORMATION: 
Owner:  Two Seventy-Seven, LTD. 
Legal Description: 29.305-ACRE TRACT; SAID TRACT IS A PORTION OF THE TRACT 
CONTAINING 277.39 ACRES DESCRIBED IN THE DEED FROM BELLE OAKS RANCH, 
LTD. TO TWO SEVENTY-SEVEN PARK VILLAGE, LTD. RECORDED UNDER 
DOCUMENT 200506038360, O.P.R.C.C.T., SITUATED IN THE H. WHITE SURVEY NO. 
430, ABSTRACT 658, COMAL COUNTY, TEXAS. 
Size:   29.305 acres; 54 lots 
Existing Land Use: Undeveloped 
Existing Zoning: Extraterritorial Jurisdiction (ETJ) 
Proposed Land-Use: Single Family Residential 
  
 
SUMMARY: 
This is a proposed preliminary plat for Unit 7 of the Park Village Development, located at the 
northwest corner of the City in the City’s Extraterritorial Jurisdiction. The developers are now 
proceeding with Unit 7 which requires approval of a preliminary plat prior to moving forward with 
final plat approval. 
 
ANALYSIS: 
This proposed Preliminary Plat is for approximately 29.305 acres of vacant property and 
establishes 54 single family residential lots and 3 open space lots. 
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The proposed subdivision lies completely outside the City Limits.  No portion of this proposed 
preliminary plat lies within the 100-yr floodplain.  Water is being provided by Canyon Lake Water 
Service Company (CLWSC) and sewer service will be provided by Guadalupe-Blanco River 
Authority (GBRA). 
 
With the approval of the Preliminary Plat, the developer will continue with the design of the 
subdivision phase.  During design, some minor changes to the plat may occur to avoid conflicts, 
reduce slopes, etc. by slightly altering the roadway alignment.  Such minor changes, provided they 
do not substantially deviate from the Preliminary Plat, will be incorporated into the Final Plat.  The 
Planning and Zoning Commission will also review and approve the Final Plat.  If there is a 
substantial deviation from the Preliminary Plat, then the developer will be required to submit a 
new Preliminary Plat for review and approval. 
 
Halff Associates and City Staff have reviewed the proposed preliminary plat and required 
documents, including a drainage analysis and traffic impact analysis. It was determined that the 
submittal meets requirements in both the Subdivision Ordinance and the approved Development 
Agreement. 
 
Therefore, Staff recommends APPROVAL of this preliminary plat. 
 

 
ATTACHMENTS:   

1. Application 
2. Preliminary Plat 
3. Acceptance Memo 

 





LOT 905
BLK. 27

PERMEABLE

OPEN SPACE

(0.265 Ac.)

N50
°0

0'
27

"W

OPE
N SP

AC
E V

AR
. W

ID
. D

RN
. E

SM
'T

.(3
.29

7 A
c.)

25'
25'

50'

25'
25'50'

50'25'
25'

R50'

VENTANA II, LLC
DOC. NO. 201906046859

(O.P.R.C.C.T.)

20' P.U.E.
20' P.U.E.

& B.S.L.

10' P.U.E. & B.S.L.

20' P
.U

.E.
& B.S.L.

20' P
.U

.E.
& B.S.L.

20' P.U.E.

& B.S.L.

20' ELEC. ESM'T.
DOC. NO. 201506039714

(O.P.R.C.C.T.)

BLK. 2
2

BLK. 2
7

BL
K.

 27

& B
.S

.L.

50'

25'
25'

10' P.U.E. & B.S.L.

10' P.U.E.

36
'

36
' 72

'

72'

36'

36'

20' P.U.E.

LOT 908
OPEN SPACE

VAR. WID. DRN. ESM'T.

(6.419 Ac.)

LOBO PARK
12' FORCE MAIN ESM'T.

DOC. NO. ____________
(OP.R.C.C.T.)

VAR. WID. PRIVATE DRN. ESM'T.

20' P.U.E.
C3

C3

C34

AGAR PARK

EATON PARK

ASHBY PARK

LOT 903
OPEN SPACE

VAR. WID. DRN. ESM'T.

(1.636 Ac.)

S04°49'04"E 1260.14'

TO NORTHWEST PROPERTY

CORNER OF ORIGINAL TRACT

DOC. NO. 200506038360

N: 13,838,071.18
E: 2,122,112.29

N: 13,838,801.47
E: 2,121,222.79

20' P.U.E.

EX.10' P.U.E.

LOBO PARK

25'
25'50'

25'
25'50'

25'
25'50'25

'

25
'

50
'

25' 25'
50'

25
'

25
'50

'

75
(0

.2
09

 A
c.)

74
(0

.2
09

 A
c.)

73
(0

.2
09

 A
c.)

72
(0

.2
09

 A
c.)

71
(0

.2
09

 A
c.)

70
(0

.2
09

 A
c.)

69
(0

.2
68

 A
c.

)

68
(0

.2
09

 A
c.

)
67

(0
.2

09
 A

c.
)

66
(0

.2
09

 A
c.

)
65

(0
.2

08
 A

c.
)

64
(0.339 Ac.)

22(0.222 Ac.)

23(0.209 Ac.)

24(0.209 Ac.)

25(0.205 Ac.)26
(0

.3
16

 A
c.)

27
(0

.2
18

 A
c.)

28
(0

.2
09

 A
c.)

29
(0

.2
09

 A
c.)

30
(0

.2
09

 A
c.)

31
(0

.2
18

 A
c.)

32
(0

.2
54

 A
c.)

40
(0

.3
35

 A
c.)

39
(0

.2
09

 A
c.)

38
(0

.2
09

 A
c.)

37
(0

.2
09

 A
c.)

36
(0

.2
23

 A
c.)

35
(0

.3
25

 A
c.)

33
(0.342 Ac.)

34
(0.342 Ac.)

41
(0

.2
63

 A
c.)

42
(0

.2
09

 A
c.)

43
(0

.2
09

 A
c.)

44
(0

.2
43

 A
c.)

45
(0

.2
43

 A
c.

)

46
(0

.2
25

 A
c.

)

47
(0

.2
22

 A
c.

)

63
(0.233 Ac.)

62
(0.209 Ac.)

61
(0.209 Ac.)

60
(0.209 Ac.)

59
(0.225 Ac.)

58
(0.221 Ac.)

57
(0.223 Ac.)

56
(0.343 Ac.)

48
(0.232 Ac.)

49
(0.209 Ac.)

50
(0.209 Ac.)

51
(0.209 Ac.)

52
(0.229 Ac.)

53(0.224 Ac.)

54(0.257 Ac.)
55

(0.342 Ac.)

BL
K.

 27

BL
K.

 27

BLK. 27

BLK. 27

BLK. 27

BLK. 27

N27°00'20"E  150.32'
N26°57'05"E  140.12'

N26°58'46"E  291.13'

N39°59'33"E  130.54'

N39°59'33"E  120.00'

N39°59'33"E  603.69' (OVERALL)

N50
°0

0'
27

"W
  4

28
.2

6'

N
80

°3
5'

35
"W

  2
14

.3
7'

N17°40'04"E  227.66'

N17°40'04"E  227.66'

N50
°0

0'
27

"W
  3

38
.4

8'

N50
°0

0'
27

"W
  3

33
.6

9'

N
80

°3
5'

35
"W

  2
19

.3
3'

N50
°0

0'
27

"W
  2

05
.3

0'

N39°59'33"E  220.00'

N39°59'33"E  215.21'

N50
°0

0'
27

"W
  4

44
.9

0'

N
80

°3
5'

35
"W

  2
26

.9
9'

N
77

°2
1'

26
"W

  1
62

.7
2'

N17°26'51"E  318.75'

N17°40'04"E  305.05'

N50
°0

0'
27

"W
  2

38
.0

5'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
129.60'

N9° 24' 25"E
129.88'

N9° 24' 25"E
130.00'

N9° 24' 25"E
130.00'

N9° 24' 25"E
129.18'

N19° 32' 24"E
111.73'

N79° 32' 24"E

130.00'

N
80

° 3
5'

 3
5"

W
13

4.
13

'

N7
2°

 4
9'

 5
7"

W
13

0.
00

'

N7
2°

 1
9'

 5
6"

W
13

0.
00

'

N7
2°

 1
9'

 5
6"

W
13

0.
00

'

N7
2°

 1
9'

 5
6"

W
13

0.
00

'

N6
6°

 0
5'

 1
6"

W
13

2.
05

'

N6
1°

 1
0'

 2
8"

W
13

0.
00

'

N6
1°

 1
4'

 3
1"

W
13

6.
92

'

N21° 22' 28"W

114.39'

N38° 37' 32"E130.00'

S8
1°

 2
2'

 2
8"

E
13

0.
00

'

N6
1°

 1
0'

 2
8"

W
14

6.
74

'

N6
1°

 1
0'

 2
8"

W
13

0.
00

'

N7
2°

 1
9'

 5
6"

W
13

0.
00

'

N7
2°

 1
9'

 5
6"

W
13

0.
00

'

N7
2°

 1
9'

 5
6"

W
13

0.
00

'

N7
2°

 1
9'

 5
6"

W
13

0.
00

'

N9° 24' 25"E
130.00'

N16° 54' 16"E
130.00'

N28° 32' 59"E139.23'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
135.38'

N83° 01' 20"E

130.00'

N36° 5
8' 4

0"W
130.00'

N23° 01' 20"E130.00'

N39° 59' 33"E
147.22'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
130.00'

N39° 59' 33"E
139.61'

N76° 08' 23"E

130.99'

N50
° 0

0'
 27

"W

12
1.

75
'

N50
° 0

0'
 27

"W

13
0.

00
'

N50
° 0

0'
 27

"W

13
0.

00
'

N50
° 0

0'
 27

"W

13
0.

00
'

N39°59'33"E  215.00'

N50
°0

0'
27

"W
  1

22
.9

5'

70
.0

0'

61
.9

4'
86

.2
8'

55
.5

2'
70

.0
0'

70
.0

0'
L2

8

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

55
.2

5'

61
.8

2'
70

.0
0'

70
.0

0'

N40° 2
8' 4

4"W
62.55'

N20° 27' 58"W

62.55'

75.76'
70.00'

70.00'
70.96' 32.05' 55.04'

73.41'
79.58'

N87° 52' 54"W
75.89'

70.65'
70.00'

70.00'
70.00'

N44° 15' 57"E
72.62'

S6° 22' 28"E93.17'

70.00'
70.00'

70.00'

66.12'
70.00'

70.00'

31.87'

43.16'

58.91'

N8° 01' 21"E
93.17'

N19° 48' 24"W

79.94'

N45
° 2

7' 
55

"W
79

.94
'

N38° 01' 21"E93.17'

N68° 01' 21"E

93.17'

N
81

° 5
8'

 4
0"

W
93

.1
7'

70.00'

75.00'

70.00'

60
.0

3'

63
.6

7'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

70
.0

0'

28
.0

5'

88
.4

4'

70
.0

0'

70
.0

0'

70
.0

0'

40
.0

4'

89
.0

9'

70
.0

0'

70
.0

0'

93
.3

2'

70
.0

0'

70
.0

0'

70
.0

0'

11
3.

44
'

25.21'
70.00'

70.00'

50.00'

105.00'

105.00'

143.91'

37.36'

N42°40'09"E  244.41'

N35°30'44"E  298.02'

N40°28'15"E  369.93'

S4
9°

56
'4

3"
E  

48
8.

95
'

S8
0°

35
'3

5"
E 

 4
97

.0
1'

S09°24'25"W  591.41'

S49°42'57"W  478.63'

N44
°4

9'1
8"

W  7
91

.99
'

N6
3°

01
'1

4"
W

  2
80

.0
0'

S26°58'46"W  250.46'

N6
3°

01
'1

4"
W

  2
04

.4
2'

L1

L2

L9

C6

C7

C8

C9

C11
C12

C13

C14

C15

C1
6

C17

C18

C1
9

C2
0

C2
1

C22

C23C24

C25

C26
C27

C28

C29

C30C3
1

C32

L10

L11

L12

L13

L14

N6
3°

 3
2'

 3
7"

W
75

.8
9'

N36° 2
2' 2

8"W
93.17'

L15
L16

L17

L1
8

L1
9

L20

L2
1

L2
2

L23

N
80

° 3
5'

 3
5"

W
65

.6
4'

N
77

° 5
7'

 0
3"

W
84

.3
8'

N7
2°

 5
3'

 4
1"

W

93
.7

1'L2
4

10.26'

5.49'

63
.1

9'

46.2 4'
32.10'

6.40'

14.62'

56.86'

52 .36'

52.36'
64.8

3'

14.78'

11.04'

65.7 4'

52.3 6'

52.36' 59.68'

9.53'

11.50'

46.32'

36.4 5'

4 5.70'

3.71'

41.13'

52.3
6'

41.25'
8.57'

64
.9

1'

66
.0

6'
42

.5
3 '

14.75'

12
3.

8 7
'

8.18'

1.22'

12.55'17.19'

0.47'

24.40'

23.00'

17.95'

N45° 00' 18"E
70.27'

10.00'

15.14'

L25C33
L27

24
.9

2'
79

.4
9'

99
.7

9'

70
.0

0'

70
.0

0'

64
.0

9'

LOT 903
BLK 27
PERMEABLE
OPEN SPACE

(2.550 Ac.)

LOT 903
BLK 27
PERMEABLE
OPEN SPACE

(2.550 Ac.)

LOT 904
BLK. 27

PERMEABLE OPEN SPACE
(1.556 Ac.)

LOT 916
BLK 18
PERMEABLE
OPEN SPACE

(4.995 Ac.)

LOT 917
BLK 18
VAR. WIDTH
DRN.  ESM'T

(0.821 Ac.)

175.74'

121.63'

10
5.

00
'

198.85'

294.75'
(OVERALL)

N50
°0

0'
27

"W
  1

41
.7

5'

BR
IS

TO
W

 P
AR

K

DAP
LY

N P
AR

K

LYTHAM PARK

 GIFFORD PARK

1326

1324

1328

1334

1336

1336

1338

1338

1334

1332

1330

1328

1326

1324

1322

1316 1314

1312

1310

1306

1304

1302

1300

1298

1296

1302

1304

20
' P

.U
.E

.
& B

.S
.L.

20
' P

.U
.E

.
& B

.S
.L.

20
' P

.U
.E

.
& B

.S
.L.

20
' P

.U
.E

.
& B

.S
.L.

20
' P

.U
.E

.
& 

B.
S.

L.

20' P.U.E.& B.S.L.

20' P.U.E.& B.S.L.

56
(0.167 Ac.)

63
(0.178 Ac.)

55
(0.161 Ac.)

54
(0.183 Ac.)

53
(0.188 Ac.)

(0.165 Ac.)
46

(0.165 Ac.)

47
(0.165 Ac.)

48
(0.165 Ac.)

49
(0.165 Ac.)

50
(0.165 Ac.)

51
(0.168 Ac.)

52
(0.278 Ac.)

7

8

9

10

11

12

13

14

15

16

17

18

19

68
(0.165 Ac.)

67
(0.165 Ac.)

65(0.151 Ac.)

64
(0.246 Ac.)

66(0.181 Ac.)

20
21

27
(0.215 Ac.)

28(0.373 Ac.)

29
30

31
32

33

34

35

36
(0.251 Ac.)

7
(0

.2
09

 A
c.

)
8

9
(0

.33
3 A

c.)

28

LO
T 9

01
BLK

.27

BL
K 

16

EX
. 2

0'
 P

.U
.E

.
& 

B.
S.

L.

20' P.U.E.

LOT 901 BLK. 27

OPEN SPACE

(1.467 Ac.)

PROPOSED PARK VILLAGE
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PARK VILLAGE SUBDIVISION, UNIT 5

DOC. NO. 202006034162

(O.P.R.C.C.T.)

EX. 20' P.U.E.

15' P.U.E.

VENTANA II, LLC
DOC. NO. 201906046860

(O.P.R.C.C.T.)

21' SAN. SEW. ESM'T.

DOC. NO. 202106011104
(O.P.R.C.C.T.)
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67.77'

302.16'

10' P.U.E.

10' P.U.E.

M.W. CUDE ENGINEERS, L.L.C.
4122 POND HILL RD. ● S-101
SAN ANTONIO, TEXAS 78231

T:210.681.2951 ● F:210.523.7112
WWW.CUDEENGINEERS.COM

TBPLS #10048500 ● TBPE FIRM #455
MWC: JEFFREY A. MCKINNIE

PRELIMINARY PLAT
ESTABLISHING

PARK VILLAGE SUBDIVISION, UNIT 7
A SUBDIVISION PLAT ESTABLISHING 54 RESIDENTIAL LOTS AND 3 OPEN
SPACE LOTS, CONTAINING 29.305 ACRES; SAID TRACT IS A PORTION OF
THE TRACT CONTAINING 277.39 ACRES DESCRIBED IN THE DEED FROM
BELLE OAKS RANCH, LTD. TO TWO SEVENTY SEVEN PARK VILLAGE, LTD.

RECORDED UNDER DOCUMENT, 200506038360, O.P.R.C.C.T., SITUATED IN
THE H. WHITE SURVEY NO. 430, ABSTRACT 658, COMAL COUNTY, TEXAS.

SCALE: 1"=100'

100 2000

EASEMENT STATEMENT

PROPERTY OWNERS ARE ADVISED THAT THEY ARE RESPONSIBLE FOR
MAINTENANCE OF DEDICATED EASEMENTS ON THEIR PROPERTY AND MAY NOT
UTILIZE THESE EASEMENTS FOR ANY PURPOSE DETRIMENTAL TO THEIR INTENDED
USE (I.E. NO STRUCTURES, SEPTIC TANK FIELDS, ETC.) GRANTEES OF SAID
DEDICATED EASEMENTS RESERVE THE RIGHT OF ACCESS TO SUCH EASEMENTS.

GUADALUPE-BLANCO RIVER AUTHORITY NOTES:

 1.  THE GUADALUPE-BLANCO RIVER AUTHORITY (GBRA) IS HEREBY DEDICATED THE EASEMENTS AND
RIGHTS-OF-WAY IN THE AREAS DESIGNATED ON THIS PLAT AS "SANITARY SEWER" FOR THE
PURPOSE OF INSTALLING, CONSTRUCTING, RECONSTRUCTING, OPERATING, MAINTAINING,
INSPECTING, REPAIRING, REMOVING, AND RELOCATING BURIED AND/OR EXPOSED SANITARY
SEWER FACILITIES AND APPURTENANCES.

2.  TOGETHER WITH THE RIGHT OF INGRESS AND EGRESS, GBRA SHALL HAVE THE RIGHT TO REMOVE
SAID LANDS OF ALL TREES OR PARTS THEREOF, OR ANY OTHER OBSTRUCTIONS WHICH MAY
ENDANGER, OR INTERFERE WITH MAINTENANCE OF, THE FACILITIES AND APPURTENANCES.

3.  OTHER UTILITIES, STRUCTURES, GRADING, DRAINAGE, DETENTION/RETENTION PONDS,
LANDSCAPING, TREES, ROADS, PARKING LOTS, FENCES, WALLS, CONSTRUCTION OF ANY TYPE, OR
ANY OTHER IMPROVEMENTS OR OBSTRUCTIONS, ARE NOT ALLOWED WITHIN GBRA EASEMENTS
OR WITHIN 10 FEET OF GBRA UTILITIES, WHICHEVER IS GREATER.

4.  DESIGNS FOR ANY PROPOSED ALTERATIONS OR CROSSINGS OF GBRA EASEMENTS OR GBRA
UTILITIES MUST BE APPROVED IN WRITING BY GBRA AND THE INSTALLATION OF SUCH MUST BE
INSPECTED AND APPROVED BY GBRA.

5.  MAINTENANCE OF EASEMENTS IS THE RESPONSIBILITY OF THE PROPERTY OWNER.

6.  THE PROPERTY OWNER MUST INSTALL 16 FOOT GATES IN ANY FENCES THAT CROSS GBRA
UTILITIES; GATES MUST BE CENTERED ACROSS GBRA UTILITIES.

7.  CUSTOMER SANITARY SEWER SERVICES SHALL NOT BE INSTALLED WITHIN FENCED AREAS.

STATE OF TEXAS
COUNTY OF COMAL

I HEREBY CERTIFY THAT PROPER ENGINEERING CONSIDERATION HAS BEEN GIVEN THIS PLAT TO THE
MATTERS OF STREETS, LOTS, AND DRAINAGE LAYOUT.  TO THE BEST OF MY KNOWLEDGE THIS PLAT
CONFORMS TO ALL REQUIREMENTS OF COMAL COUNTY.

M.W. CUDE ENGINEERS, L.L.C.
JEFFREY A. MCKINNIE, P.E.

                        LICENSED PROFESSIONAL ENGINEER NO. 89393

STATE OF TEXAS
COUNTY OF COMAL

I, , COUNTY CLERK OF COMAL COUNTY, DO HEREBY CERTIFY

THAT THIS PLAT WAS FILED FOR RECORD IN MY OFFICE ON THE   DAY OF               

A.D.  AT  M. AND DULY RECORDED THE         DAY OF       

A.D.  AT M. IN THE RECORDS OF MAPS AND PLATS IN SAID OFFICE, OF SAID

COUNTY, IN DOCUMENT NUMBER  IN TESTIMONY WHEREOF, WITNESS MY HAND

AND OFFICIAL SEAL OF OFFICE, THIS  DAY OF  A.D. .

    

BY: ,

COUNTY CLERK, COMAL COUNTY, TEXAS

June 2, 2021  SHEET 1 OF 2

STATE OF TEXAS
COUNTY OF COMAL

BEFORE ME, THE UNDERSIGNED AUTHORITY ON THIS DAY PERSONALLY APPEARED

 KNOWN TO ME TO BE THE PERSON WHOSE
NAME IS SUBSCRIBED TO THE FOREGOING INSTRUMENT, AND ACKNOWLEDGED TO ME THAT HE
EXECUTED THE SAME FOR THE PURPOSES AND CONSIDERATIONS THEREIN EXPRESSED AND IN THE
CAPACITY THEREIN STATED.

GIVEN UNDER MY HAND AND SEAL OF OFFICE THIS  DAY OF                 ,

                  .

                                                                       
       PRINT NOTARY'S NAME NOTARY PUBLIC IN AND FOR THE STATE OF TEXAS

STATE OF TEXAS
COUNTY OF COMAL
KNOW ALL MEN BY THESE PRESENTS:

THE OWNER OF THE LAND SHOWN ON THIS PLAT WHOSE NAME IS SUBSCRIBED HERETO, AND IN
PERSON OR THROUGH A DULY AUTHORIZED AGENT, HEREBY DEDICATES TO THE USE OF THE PUBLIC
FOREVER ALL STREETS, PARKS, WATER COURSES, DRAINS, EASEMENTS, AND PUBLIC PLACES THEREON
SHOWN FOR THE PURPOSE AND CONSIDERATIONS THEREIN EXPRESSED.

                                                                                                                                            OWNER'S NAME

OWNER/DEVELOPER
TWO SEVENTY SEVEN LTD.

8023 VANTAGE DRIVE, SUITE 1200
SAN ANTONIO, TEXAS 78230
PHONE: (210) 524-4000
CONTACT PERSON: TODD A. GOLD

STATE OF TEXAS
COUNTY OF COMAL

I HEREBY CERTIFY THAT THIS PLAT IS TRUE AND CORRECT AND WAS PREPARED FROM AN ACTUAL
SURVEY OF THE PROPERTY MADE UNDER MY SUPERVISION ON THE GROUND.

M.W. CUDE ENGINEERS, L.L.C.
JAMES W. RUSSELL, R.P.L.S.

                REGISTERED PROFESSIONAL LAND SURVEYOR
                R.P.L.S. #4230

THIS PLAT OF           PARK VILLAGE SUBDIVISION, UNIT 7          HAS BEEN SUBMITTED TO AND CONSIDERED
BY THE CITY OF BULVERDE PLANNING AND ZONING COMMISSION, COMAL COUNTY, TEXAS AND IS
HEREBY APPROVED FOR THE FILING BY SAID COMMISSION ON                                       2021, DATED THIS
DAY OF                                          A.D., 2021.

BY:                                                                                   
CHAIRMAN
CITY OF BULVERDE
PLANING AND ZONING COMMISSION

PRJ. NO.: 03021.012

SEE SHEET
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LEGEND
Ac. = ACRES
B.S.L. = BUILDING SETBACK LINE
C1 = CURVE NUMBER
DOC. = DOCUMENT
D.P.R. = DEED PLOT REFERENCE
DRN. = DRAINAGE
ELEC. = ELECTRIC
ESM'T. = EASEMENT
EX. = EXISTING
GBRA = GUADALUPE-BLANCO RIVER AUTHORITY
G.P.M. = GALLONS PER MINUTE
F.I.R. = FOUND IRON ROD
L1 = LINE NUMBER
LTD. = LIMITED
MSL = MEAN SEA LEVEL
N.A.D. = NORTH AMERICAN DATUM
NO. = NUMBER
N.T.S. = NOT TO SCALE
O.P.R.C.C.T. = OFFICIAL PUBLIC RECORDS OF COMAL COUNTY, TEXAS
PERM. =PERMEABLE
PG. = PAGE
PGS. = PAGES
P.U.E. = PUBLIC UTILITY EASEMENT
R.O.W. = RIGHT-OF-WAY
SAN. SEW. = SANITARY SEWER
VAR. = VARIABLE
WAT. = WATER
WID. = WIDTH
W.W.T.P. = WASTE WATER TREATMENT PLANT

= STREET CENTERLINE
= CITY LIMIT LINE
= EXISTING GROUND MAJOR CONTOUR
= EXISTING GROUND MINOR CONTOUR
= 1/2 " IRON ROD SET WITH PLASTIC CAP STAMPED "CUDE"

TYPICAL UTILITY EASEMENTS
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LOCATION MAP
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ALLINGTON PARK

GENERAL PLATTING NOTES

1.  5 8" IRON RODS SET AT LOT CORNERS.

2.  ALL COORDINATES SHOWN ARE TEXAS STATE PLANE COORDINATE SYSTEM SOUTH CENTRAL ZONE 4204.
ALL DISTANCE GIVEN HERON ARE SURFACE. TO CONVERT TO GRID, APPLY SCALE FACTOR OF 0.99987. TO
CONVERT GRID COORDINATES TO SURFACE, SCALE 1.00013. COORDINATES SHOWN HEREON ARE
SURFACE COORDINATES.  (CONTOURS ESTABLISHED USING VERTICAL DATUM NAVD 88.)

3.  THIS PROPERTY LIES WITHIN AN EXTRATERRITORIAL JURISDICTION OF THE CITY OF BULVERDE.

4.  THIS PROPERTY WILL BE SERVED BY A STATE CERTIFIED PUBLIC WATER SUPPLY SYSTEM. MINIMUM
WATER PRESSURE REQUIREMENTS BASED ON TCEQ CURRENT STANDARDS CAN BE MET AT THE
PROPOSED METER LOCATION FOR ALL LOTS. ADEQUATE PRESSURE FOR NORMAL DOMESTIC USE AT
ELEVATIONS GREATER THAN 1120 FT. MSL CANNOT BE GUARANTEED. PRIVATE BOOSTER SYSTEM MAY
BE REQUIRED.

5. THIS PROPERTY IS SERVED BY A CENTRALIZED SEWER TREATMENT SYSTEM, COMAL COUNTY WCID NO. 6.

6.  THIS PROPERTY LIES WITHIN THE CONTRIBUTING ZONE TO THE EDWARDS AQUIFER.

7.  COMAL COUNTY REQUIRES A MINIMUM 20' BUILDING SETBACK LINE FROM ROAD FRONTAGE.

8.  54 LOTS, BEING 29.305 ACRES, 3 OPEN SPACES.

9. OPEN SPACE LOTS 902, 903 AND 905 ARE A SUBSTANDARD LOT AND DRAINAGE EASEMENT FOR STORM
WATER CONVEYANCE, DETENTION, AND TREATMENT. HABITABLE STRUCTURES ARE PROHIBITED.

10. ALL DEVELOPABLE LOTS TO HAVE A 20' FRONT SETBACK, 20' REAR SETBACK, 5' SIDE SETBACK AND 10'
SIDE SETBACK WHEN ADJACENT TO ROADWAY.

11. ROADWAY LENGTH = 3,960 LF.

12. ALL DEVELOPABLE LOTS TO HAVE A 20' FRONT P.U.E., 5' SIDE P.U.E., AND 10' SIDE P.U.E. WHEN
ADJACENT TO ROADWAY.
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THIS PLAT OF   PARK VILLAGE SUBDIVISION, UNIT 7  , WAS FILED WITH THE CITY OF BULVERDE,  TEXAS
ON THE                   DAY OF                                       , 20               . THE CITY COUNCIL OF THE CITY OF BULVERDE
FAILED TO ACT UPON SUCH PLAT WITHIN THE TIME PERIOD PRESCRIBED BY CHAPTER 214, TEXAS
LOCAL GOVERNMENT CODE.

DATED THE ______ DAY OF ____________________, 2021

BY: ___________________________________________________
            PLANNING DIRECTOR



CURVE TABLE

CURVE
C1

C2

C3

C3

C4

C5

C6

C7

C8

C9

C10

C11

C12

C13

C14

C15

C16

C17

C18

C19

RADIUS
200.00'

360.00'

264.43'

264.43'

240.00'

500.00'

453.00'

381.00'

25.00'

25.00'

300.00'

25.00'

25.00'

25.00'

25.00'

50.00'

25.00'

25.00'

50.00'

25.00'

DELTA
24°15'23"

31°03'00"

40°31'33"

40°31'33"

31°02'59"

31°15'56"

13°00'47"

13°00'47"

90°00'00"

90°00'00"

31°15'57"

90°00'00"

90°00'00"

90°00'00"

36°05'26"

162°10'51"

36°05'26"

48°11'23"

276°22'46"

48°11'23"

TANGENT
42.98'

100.01'

97.62'

97.62'

66.67'

139.91'

51.66'

43.45'

25.00'

25.00'

83.95'

25.00'

25.00'

25.00'

8.14'

318.95'

8.14'

11.18'

44.72'

11.18'

LENGTH
84.67'

195.09'

187.04'

187.04'

130.06'

272.84'

102.88'

86.53'

39.27'

39.27'

163.71'

39.27'

39.27'

39.27'

15.75'

141.53'

15.75'

21.03'

241.19'

21.03'

CHORD
84.04'

192.71'

183.16'

183.16'

128.48'

269.47'

102.66'

86.35'

35.36'

35.36'

161.68'

35.36'

35.36'

35.36'

15.49'

98.79'

15.49'

20.41'

66.67'

20.41'

CHORD BEARING
N33°22'09"E

N24°15'07"E

N69°16'07"E

N69°16'07"E

S24°15'07"W

S24°21'35"W

N33°29'10"E

N33°29'10"E

N84°59'33"E

N05°00'27"W

N24°21'35"E

N05°00'27"W

N84°59'33"E

N05°00'27"W

S58°02'16"W

S05°00'27"E

S68°03'10"E

S25°54'45"E

N39°59'33"E

N74°06'08"W

CURVE TABLE

CURVE
C20

C21

C22

C23

C24

C25

C26

C27

C28

C29

C30

C31

C32

C33

RADIUS
325.00'

275.00'

25.00'

50.00'

25.00'

425.00'

25.00'

375.00'

375.00'

425.00'

25.00'

50.00'

25.00'

235.00'

DELTA
30°35'08"

30°35'08"

36°59'52"

164°13'03"

35°37'11"

6°39'38"

91°11'44"

7°03'55"

11°09'28"

11°09'28"

48°11'23"

276°22'46"

48°11'23"

8°15'39"

TANGENT
88.87'

75.19'

8.36'

360.74'

8.03'

24.73'

25.53'

23.15'

36.63'

41.51'

11.18'

44.72'

11.18'

16.97'

LENGTH
173.49'

146.80'

16.14'

143.31'

15.54'

49.41'

39.79'

46.24'

73.03'

82.76'

21.03'

241.19'

21.03'

33.88'

CHORD
171.44'

145.06'

15.86'

99.05'

15.29'

49.38'

35.72'

46.21'

72.91'

82.63'

20.41'

66.67'

20.41'

33.85'
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S65°18'01"E

S65°18'01"E

N80°54'29"E

S35°28'55"E

S28°49'01"W

S14°20'15"W

S34°59'43"E

S14°08'06"W

S23°14'48"W

S23°14'48"W

S52°55'14"W

S61°10'28"E

N04°43'51"E

S13°32'15"W
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N43°06'45"W

N61°34'34"E

N21°14'27"E

N27°44'16"E

S72°13'49"E

N08°43'36"E

S50°13'23"E

S08°43'37"W

N63°01'14"W

S28°49'32"W

S28°49'32"W

S25°32'43"W

S28°49'32"W

S10°53'06"W

N17°16'45"E

N34°35'10"E

N28°49'32"E

N58°44'20"W

N42°15'42"W

N26°44'09"W

N59°28'55"W

N49°21'32"W

N25°41'36"W

LENGTH
76.17'

23.67'

90.73'

70.36'

109.13'

60.56'

120.00'

89.38'

72.00'

75.03'

75.03'

55.04'

86.08'

73.41'

54.17'

54.17'

40.05'

51.59'

51.59'

45.66'

70.97'

73.82'

73.82'
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N39°59'33"E  120.00'

N08°43'36"E  143.69'

N39° 59' 33"E

130.00' 70.00'70.00'

N39°59'33"E  603.69' (OVERALL)

N31°08'51"E  188.46'

N41°51'18"E  150.03'

N39°46'37"E  194.89'

S39°46'37"W  194.89'

S39°59'33"W  309.82'
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L8

C1
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C10
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LOT 917
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DRAIN ESM'T

(0.821 Ac.)
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SPACE

(4.995 Ac.)
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(OVERALL)

110.09'
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  184.09'
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13
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13
10
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08
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12' FORCE MAIN ESM'T.
DOC. NO. ____________

(OP.R.C.C.T.)

20' ELEC. ESM'T.
DOC. NO. 201506039714

(O.P.R.C.C.T.)

37
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38

39
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BLK 16

44
45 46
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EX. 10' P.U.E.

LEGEND
Ac. = ACRES
B.S.L. = BUILDING SETBACK LINE
C1 = CURVE NUMBER
DOC. = DOCUMENT
D.P.R. = DEED PLOT REFERENCE
DRN. = DRAINAGE
ELEC. = ELECTRIC
ESM'T. = EASEMENT
EX. = EXISTING
GBRA = GUADALUPE-BLANCO RIVER AUTHORITY
G.P.M. = GALLONS PER MINUTE
F.I.R. = FOUND IRON ROD
L1 = LINE NUMBER
LTD. = LIMITED
MSL = MEAN SEA LEVEL
N.A.D. = NORTH AMERICAN DATUM
NO. = NUMBER
N.T.S. = NOT TO SCALE
O.P.R.C.C.T. = OFFICIAL PUBLIC RECORDS OF COMAL COUNTY, TEXAS
PERM. =PERMEABLE
PG. = PAGE
PGS. = PAGES
P.U.E. = PUBLIC UTILITY EASEMENT
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PARK VILLAGE SUBDIVISION, UNIT 7
A SUBDIVISION PLAT ESTABLISHING 54 RESIDENTIAL LOTS AND 3 OPEN
SPACE LOTS, CONTAINING 29.305 ACRES; SAID TRACT IS A PORTION OF
THE TRACT CONTAINING 277.39 ACRES DESCRIBED IN THE DEED FROM
BELLE OAKS RANCH, LTD. TO TWO SEVENTY SEVEN PARK VILLAGE, LTD.

RECORDED UNDER DOCUMENT, 200506038360, O.P.R.C.C.T., SITUATED IN
THE H. WHITE SURVEY NO. 430, ABSTRACT 658, COMAL COUNTY, TEXAS.

LOT 907
OPEN SPACE
VAR. WID. DRN. ESM'T.

(13.851 Ac.)

PARK VILLAGE
SUBDIVISION UNIT 5

DOC. NO. 202006034162
(O.P.R.C.C.T.)

ARGYLL PARK

LOT 901
OPEN SPACE
VAR. WID. DRN. ESM'T.

(3.297 Ac.)

LOT 913
OPEN SPACE
VAR. WID. DRN. ESM'T.

(0.322 Ac.)

21' SAN. SEW. ESM'T.
DOC. NO. 202106011104

(O.P.R.C.C.T.)
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Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

REVIEW MEMORANDUM 
TO: Kyle M. Hudek, P.E. 
Cude Engineers 
4122 Pond Hill Rd, Ste. 101 
San Antonio, TX 78231 

 
FROM: Sam Edwards, PE 
sedwards@halff.com  
 

SUBJECT: Park Village Unit 7 

Preliminary Plat Acceptance 

PC-21-07 

DATE: June 3, 2021 

    

Halff Associates, on behalf of the City of Bulverde, has performed a review on the preliminary plat 

application and supporting documents for the Park Village Unit 7 development dated 6-2-2021. The 

review was conducted relative to the requirements established in the vested Subdivision Ordinance 258-

07-09-25 of the City of Bulverde, the City’s Drainage Design Manual (DDM) AND the Development 

Agreement dated July 31, 2014 with Two Seventy Seven, LTD.  The following items were reviewed, with 

resolved items noted in blue.  Based on our review of the referenced documents, Halff Associates has no 

further comments and recommends approval of the Park Village Unit 7 Preliminary Plat at the next 

available Planning & Zoning meeting. 
 
 

Plat specifications, Ordinance Section 1.05(b) 

1. Provide bearing and distance dimension from a corner of the subdivision to a corner of the 

original tract or survey. – comment resolved 

2. General Platting Note #11 says roadway length is 4,958 LF but it measures closer to 4,050 LF. – 

comment resolved 

3. General Platting Note #8 says 66 Lots, 23.69 acres…conflicts with legal description in upper right 

corner = 54 lots, 29.305 acres – comment resolved 

4. Include City and ETJ limits on Location Map. – comment resolved 

5. Review the wording on the Legal Description – applicant says it is correct. 

6. Review note No. 8. – comment resolved…note has been corrected. 

7. Add the Bulverde planning signature block. – comment resolved 

 

    Plat Supporting Documents, Ordinance Section 1.04(c) 

No comments 

 

General Design 2.03(c) 

No comments 

 

Streets 2.04(a) 

 No comments 

 

Drainage Analysis 

No comments.  Detention pond #1’s last expansion was shown with Unit 8 plans to include Unit 

7 development and full buildout. 
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PLANNING AND ZONING COMMISSION ITEM: 
PC-21-08 

FINAL PLAT 
SPRING BRANCH VET HOSPITAL 

MEETING DATE: June 10, 2021  
DEPARTMENT: Planning & Development 
PRESENTED BY: Eron Spencer, Planner I 

REQUEST:   
Consider the approval of a Final Plat for the Spring Branch Vet subdivision, generally located a 
quarter mile south of Flying R Ranch Rd., at 5090 US Highway 281 North. 

APPLICANT:  
INK Civil 
Attn: James Ingalls, P.E. 
2021 SH 46 W, Ste. 105 
New Braunfels, TX 78132 

PROPERTY INFORMATION: 
Owner:  MPH Real Estate, LLC., Attn: Megan Hughes 
Legal Description: BEING A 0.997 OF AN ACRE TRACT OF LAND OUT OF THE 
THEODORE HANZ SURVEY NO.725, ABSTRACT NO. 731, IN COMAL COUNTY, 
TEXAS, BEING THAT SAME CERTAIN CALLED 1.00 ACRE TRACTOF LAND, AS 
CONVEYED TO MPH REAL ESTATE, LLC, AND RECORDED IN DOCUMENT NO. 
201606027768, OF THE OFFICIAL PUBLIC RECORDS OF COMAL COUNTY, TEXAS, 
AND BEING A 1.00 ACRE TRACT OF LAND OUT OF THE AGAPITA NAVA SURVEY 
NO. 451, ABSTRACT NO. 32, IN COMAL COUNTY, TEXAS, BEING OUT OF A CALLED 
9.962 ACRE TRACT OF LAND, AS CONVEYED TO JLS STRUTHOFF HOLDINGS, LLC, 
AND RECORDED IN DOCUMENT NO. 201906036634, OF THE OFFICIAL PUBLIC 
RECORDS OF COMAL COUNTY, TEXAS. 
Size:   1.997 Acres; 1 Lot 
Existing Land Use: Commercial 
Existing Zoning: C-3, Commercial District 

SUMMARY: 
This is a proposed final plat for Spring Branch Veterinary Hospital. It falls under the City of 
Bulverde’s current plat submittal requirements. The purpose of this final plat is to expand the 
parking lot at the existing veterinarian office. 

The proposed final plat shows the new property boundary of the existing 0.99 acre-tract being 
combined with a newly purchased 1 acre lot out of the adjacent 9.962 acre-tract owned by JLS 
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Struthoff Holdings, LLC. As such, the proposed final plat would establish a 1.997-acre commercial 
lot. Since this is not part of a phased development, it does not require a preliminary plat.  
 
ANALYSIS: 
The proposed subdivision lies completely inside the City Limits. The lot is currently served by a 
private water well and on-site septic facilities. Utility certification letters were provided by 
Guadalupe Valley Telephone Cooperative, Inc. (GVTC), and Pedernales Electric Cooperative 
(PEC). 
 
STAFF RECOMMENDATION: 
Halff Associates and City staff have reviewed the proposed final plat and associated documents.  
Per the attached review memo, comments relating the platting of the remainder tract have not been 
resolved.  
 
Therefore, staff recommends DENIAL of this final plat. 
 
ATTACHMENTS:   

1. Application 
2. Final Plat 
3. Halff Review Memo 
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Fees: 

Final Plats 
 $1250.00 + $15.00 per lot single family; $30.00 per acre for non-single family. 

Traffic Impact Analysis (TIA) Review 
 $1250.00 - Minor TIA 
 $2500.00 - Major TIA  

Drainage Analysis Review Tier 1 
 $750 

Drainage Analysis Review Tier 2 single family residential 
 $1500 – (0-5 acres)  
 $2500 + $10/lot – (5+ acres) 

Drainage Analysis Review Tier 2 Commercial/Industrial/Multi-Family 
 $1750 - (0-5 acres) 
 $2500 + $10/acre (5+ acres)  

Subdivision Improvement Construction Plan Review 
 $2500 

Subdivision Improvement Construction Inspection 
 $50 + $2.00/LF of each infrastructure improvement to be inspected 

Subdivision Improvement Construction Deposit for Multiple Inspections 
 $50 + $2.00/LF of each infrastructure improvement to be inspected 

 
SUBMITTAL DATES: OCTOBER 2019 – DECEMBER 2020 

Planning & Zoning Meeting City Council Meeting Submittal Date 

OCTOBER 10, 2019 NOVEMBER 12, 2019 SEPTEMBER 12, 2019 

NOVEMBER 14, 2019 DECEMBER 10, 2019 OCTOBER 15, 2019 

DECEMBER 12, 2019 JANUARY 14, 2020 NOVEMBER 13, 2019 

JANUARY 16, 2020 FEBRUARY 11, 2020 DECEMBER 17, 2019 

FEBRUARY 13, 2020 MARCH 10, 2020 JANUARY 15, 2020 

MARCH 12, 2020 APRIL 14, 2020 FEBRUARY 11, 2020 

APRIL 16, 2020 MAY 12, 2020 MARCH 17, 2020 

MAY 14, 2020 JUNE 9, 2020 APRIL 14, 2020 

JUNE 11, 2020 JULY 14, 2020 MAY 12, 2020 

JULY 16, 2020 AUGUST 11, 2020 JUNE 16, 2020 

AUGUST 13, 2020 SEPTEMBER 8, 2020 JULY 14, 2020 

SEPTEMBER 10, 2020 OCTOBER 13, 2020 AUGUST 11, 2020 

OCTOBER 15, 2020 NOVEMBER 10, 2020 SEPTEMBER 15, 2020 

NOVEMBER 12, 2020 DECEMBER 8. 2020 OCTOBER 13, 2020 

DECEMBER 10, 2020 JANUARY 12, 2021 NOVEMBER 10. 2020 
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Planning and Development 
 

 
 

Final Plat Application Checklist 

ALL SUBMITTALS MUST FOLLOW THE FOLLOWING REQUIREMENTS TO BE 
ACCEPTED BY THE CITY OF BULVERDE FOR INITIAL REVIEW 

 2 Copies of the Final Plat 
 One electronic copy of each document required below and plat drawing(s) in PDF format.  
 A check or money order for the platting fee, review fee and other required fees. 

o Plat Application & Review Fee 
o SWMP Review Fee 
o TIA Fee 
o SICP Fee 

 2 copies of the Final Utility Layout showing all proposed utilities and easements 
 2 copies of the Final Traffic Impact Analysis 
 2 copies of construction cost projections for improvements required herein. Cost projections 

prepared without complete and approved construction plans shall include at a minimum a 10% 
design phase contingency and a 15% construction contingency. 

 1 copy of the approved Floodplain Development Permit from Comal County if subdivision 
includes property within the ETJ. 

 2 copies of the Final Drainage Study 
 1 copy of the recorded deed 
 1 copy of each letter approving the Final Plat reviewed by all utilities that will provide service to 

the proposed subdivision and all entities with regulatory authority pertaining to the proposed 
subdivision including but not limited to the following. 

o Electric Utility 
o Gas Utility 
o Public Water System 
o Telephone Utility 
o Cable TV Utility 
o TxDOT 
o TCEQ 
o Other agencies or entities having jurisdiction 

 Variance Requests (if any) 
 Original Tax Certificates 

o City 
o County 
o School 

 Letter of Agent or other power of attorney authorizing signature of Owner on plat 
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 Other applicable legal documents including deed restrictions, homeowner’s association 
documents, etc. 

 Verification of closure of the outer boundary of the plat 
 For plats in the ETJ, provide a copy of an approved PIPROW permit from Comal County for any 

utilities, landscaping, street lighting, or other private features located in the public right-of-way 
 If utility services must be extended beyond the outer boundary of the proposed subdivision across 

privately owned land to provide service to the lots in the proposed subdivision, then those utility 
service extensions must be contained in easements. Copies of the recorded easements for said 
utility extensions must be provided along with a map view showing the extensions from the outer 
boundary of the proposed subdivision to their ultimate connection points to be able to provide 
service. 

 Lienholder’s acknowledgement (if applicable) 
 Utility certification required under Section 3.303(a) pertaining to the area within the Final Plat. 

ADDITIONAL COMMENTS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
FOR OFFICE USE ONLY: 
 Approved (Assign Case Number) 
 Returned (Provide Comments) 

 



 

Form Date: 08.27.2019                                                  Submittal Format:   5 
  
**Plat submittals must follow format outlined in Pages 3 and 4 of this application. 
 

Reviewed by:                                                              Date:                        Case Number: 
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Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

REVIEW MEMORANDUM 
 

TO: James Ingalls, P.E. 
Ink Civil 
2021 SH 46W, Ste. 105 
New Braunfels, TX 78132 
plats@ma-tx.com 
 

FROM: Sam Edwards, PE, CFM 
sedwards@halff.com  
 

SUBJECT: Spring Branch Vet Commercial 
Final Plat Review No.2 
PC-21-08 

DATE: June 2, 2021 

 

 
Halff Associates, on behalf of the City of Bulverde, has performed a review on the Spring Branch Vet 
Commercial Final Plat, dated March 16, 2021 and supporting documents.  The review was conducted 
relative to the requirements established in the current Subdivision Ordinance and Drainage Design 
Criteria Manual (DDCM, January 2019).  The following items were reviewed, with resolved items noted 
in blue and unresolved/new items noted in red to be addressed by the applicant before resubmittal.  
 
 
Plat specifications, Ordinance Section 1.05(b) 

1. Bearing and distance dimension from a corner of the subdivision to a corner of the original tract 
or original survey. – Comment resolved 

2. A minimum of two corners of the subdivision referenced to State Plane Grid Coordinates. – 
Comment resolved 

3. Contour lines showing existing elevations at a two-foot contour interval for slopes up to 10 
percent and at a five-foot contour interval for slopes greater than 10 percent. Contour lines shall 
be gray-scaled to avoid confusion with the subdivision lot lines, right-of-way boundaries, etc. – 
Comment resolved 

4. Label all easements with bearing and direction to a fixed location. – Comment resolved 
5. Provide bearing, direction and acreage of ROW “dedication”. – Comment resolved 
6. Missing setback lines and legend with abbreviations and line types (place front setback line 

behind the ROW dedication). – Comment resolved 
7. Plat does not close, see closure check below.  Make sure bearing & distance is directed in a 

clockwise direction around the perimeter for closure. – Comment resolved 
8. Remove the signature block for the City Engineer. – Comment resolved 

 
 
 
 
 

mailto:sbrown@jonescarter.com
mailto:sedwards@halff.com
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Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

9. The Planning Director’s signature block should read: – Comment resolved 

 
 

10. Remove note 6 regarding the proposed use of the subdivision. – Comment resolved 
11. Removed note 8 regarding elevations.  – Comment resolved 
12. Provide the name and address of the Lienholder. – Comment resolved 

 

Plat Supporting Documents, Ordinance Section 1.04(c) 
 

13. According to the Drainage Report, dated 3/16/21, proposed improvements are limited to just 
over 3,000 SF of additional parking area.  The existing lot already includes 30,000 SF of 
impervious cover from concrete driveway, parking lot and 4,000 SF building.  Runoff will follow 
existing grade to a well-defined drainage ditch along US-281 and drain north for 200 LF before 
entering an existing drop inlet.  Halff concurs that the additional runoff generated from this 
development should not adversely affect adjacent properties and is adequately safe from 
flooding. – no response required. 
 

Remainder Tracts, Ordinance Section 1.06(e) 
14. Any land left after platting or conveying a portion of a parent tract shall be considered a 

remainder tract. The owner of a remainder tract will need to obtain final approval of a 
subdivision plat or conveyance plat for the remainder tract as required by this Ordinance. In this 
case, the remainder tract is proposed to remain unplatted. However, a final plat may not be 
approved if it results in a remainder tract that cannot be legally platted under the terms of the 
Bulverde Code of Ordinances. – response says there should be no legal reason that the 
remaining 9.962 acres could not be platted independently, but this does not comply with 
Section 1.06(e)(i)(2) of the Subdivision Ordinance: A remainder tract shall not be considered in 
compliance with this Ordinance, unless: 

(A) the owner of such remainder tract has obtained final approval of a subdivision plat 
or conveyance plat for the remainder tract, as required by this Ordinance; or 

(B) The remainder tract is located within the development boundaries of an approved 
Master Development Plan (MPD). 

The remainder tract will need to be platted concurrently. 
 

 

THIS PLAT OF ___________________ WAS FILED WITH THE CITY OF BULVERDE, TEXAS ON THE 
_______ DAY OF ______________________, 20 _______. THE CITY COUNCIL OF THE CITY OF 
BULVERDE FAILED TO ACT UPON SUCH PLAT WITHIN THE TIME PERIOD PRESCRIBED BY CHAPTER 
214, TEXAS LOCAL GOVERNMENT CODE. 
 
DATED THE ______ DAY OF ____________________, 2021 
 
BY: ___________________________________________________ 
            PLANNING DIRECTOR 
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PLANNING AND ZONING COMMISSION ITEM:  
PC-21-09 

FINAL PLAT  
CIBOLO CLIFF RANCHES 

 

 

MEETING DATE: June 10, 2021  
DEPARTMENT: Planning & Development 
PRESENTED BY: Eron Spencer, Planner I 
 
REQUEST:   
Consider the approval of a Final Plat for Cibolo Cliff Ranches subdivision, generally located at 
7055 FM 1863. 
 
APPLICANT:  
INK Civil 
Attn: James Ingalls, P.E. 
2021 SH 46 W, Ste. 105 
New Braunfels, TX 78132 
 
PROPERTY INFORMATION: 
Owner:  A Z Family, L.P., Attn: Phil Zaccaria 
Legal Description: BEING ALL OF A 239.536 ACRE TRACT OF LAND SITUATED IN 
THE COMAL COUNTY, TEXAS, BEING OUT OF THE ALEJO MONTEZ SURVEY NO. 
413, ANNA DECKER SURVEY NO. 678, BEATY SEALE & FORWOOD SURVEY NO. 821, 
BEATY SEAL & FORWOOD SURVEY 01, BEATY-SEALE & FORWOOD SURVEY NO. 
799 AND THE E. CASA SURVEY NO. 347, AND BEING ALL OF A CALLED 187.7 ACRE 
TRACT OF LAND (TRACT ONE), A PORTION OF A  CALLED 83.287 ACRE TRACT OF 
LAND (TRACT TWO), AND ALL OF A CALLED 6.761 ACRE TRACT OF LAND (TRACT 
THREE), AS CONVEYED TO ATTILIO ZACCARIA, JR. FAMILY LIMITED 
PARTNERSHIP, LTD. AND RECORDED IN DOCUMENT NO. 201606338940, OF THE 
OFFICIAL PUBLIC RECORDS OF COMAL COUNTY, TEXAS. 
Size:   217 Acres; 22 lots 
Existing Land Use: Undeveloped 
Existing Zoning: Extraterritorial Jurisdiction (ETJ) 
Proposed Land-Use: Single Family Residential 
  
 
SUMMARY: 
This is a proposed final plat for Cibolo Cliff Ranches. It falls under the City of Bulverde’s current 
plat submittal requirements. 
 
The proposed final plat would establish 22 single-family residential lots. Since this is not part of a 
phased development, it does not require a Master Development Plan. 
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PREVIOUS ACTIONS: 
The preliminary plat was submitted concurrently with a request for a variance to the block length 
requirements (VR-19-17), and both items were approved by the Planning and Zoning Commission 
at its May 14, 2020 regular meeting. The associated variance request will also need to be approved 
by City Council. 
  
In addition, City Council approved Resolution No. 327 on May 11, 2021, granting an extension to 
the expiration of the preliminary plat for Cibolo Cliff Ranches subdivision. 
 
ANALYSIS: 
The proposed subdivision lies completely outside the City Limits. Groundwater wells would 
provide water to lots in the subdivision while on-site septic facilities would serve each lot. The 
proposed development is low-density residential and will be a private community with no public 
roadways. 
 
The Future Land Use Plan identifies the subject property under A – Agricultural and RL – Rural 
Living Place Types. A – Agricultural is characterized by very large tracts of undeveloped land 
used for agriculture uses and providing much of the open space character in the community. Its 
primary land use is agricultural with a secondary land use of single-family detached homes and 
supporting structures. RL – Rural Living is characterized by very large lots, abundant open space, 
and high degree of separation between buildings, with lots typically larger than 5 acres in size. Its 
primary land use is single-family detached homes with secondary uses as agricultural, open space, 
and limited amounts of supporting retail. 
 
STAFF RECOMMENDATION: 
Halff Associates and City staff have reviewed the proposed final plat and associated documents.  
Per the attached review memo, none of the comments relating to the drainage analysis have been 
resolved.  
 
Therefore, staff recommends DENIAL of this final plat. 
 
ATTACHMENTS:   

1. Application 
2. Final Plat 
3. Halff Review Memo 
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**Plat submittals must follow format outlined in Pages 3 and 4 of this application. 
 

Fees: 

Final Plats 
 $1250.00 + $15.00 per lot single family; $30.00 per acre for non-single family. 

Traffic Impact Analysis (TIA) Review 
 $1250.00 - Minor TIA 
 $2500.00 - Major TIA  

Drainage Analysis Review Tier 1 
 $750 

Drainage Analysis Review Tier 2 single family residential 
 $1500 – (0-5 acres)  
 $2500 + $10/lot – (5+ acres) 

Drainage Analysis Review Tier 2 Commercial/Industrial/Multi-Family 
 $1750 - (0-5 acres) 
 $2500 + $10/acre (5+ acres)  

Subdivision Improvement Construction Plan Review 
 $2500 

Subdivision Improvement Construction Inspection 
 $50 + $2.00/LF of each infrastructure improvement to be inspected 

Subdivision Improvement Construction Deposit for Multiple Inspections 
 $50 + $2.00/LF of each infrastructure improvement to be inspected 

 
SUBMITTAL DATES: OCTOBER 2019 – DECEMBER 2020 

Planning & Zoning Meeting City Council Meeting Submittal Date 

OCTOBER 10, 2019 NOVEMBER 12, 2019 SEPTEMBER 12, 2019 

NOVEMBER 14, 2019 DECEMBER 10, 2019 OCTOBER 15, 2019 

DECEMBER 12, 2019 JANUARY 14, 2020 NOVEMBER 13, 2019 

JANUARY 16, 2020 FEBRUARY 11, 2020 DECEMBER 17, 2019 

FEBRUARY 13, 2020 MARCH 10, 2020 JANUARY 15, 2020 

MARCH 12, 2020 APRIL 14, 2020 FEBRUARY 11, 2020 

APRIL 16, 2020 MAY 12, 2020 MARCH 17, 2020 

MAY 14, 2020 JUNE 9, 2020 APRIL 14, 2020 

JUNE 11, 2020 JULY 14, 2020 MAY 12, 2020 

JULY 16, 2020 AUGUST 11, 2020 JUNE 16, 2020 

AUGUST 13, 2020 SEPTEMBER 8, 2020 JULY 14, 2020 

SEPTEMBER 10, 2020 OCTOBER 13, 2020 AUGUST 11, 2020 

OCTOBER 15, 2020 NOVEMBER 10, 2020 SEPTEMBER 15, 2020 

NOVEMBER 12, 2020 DECEMBER 8. 2020 OCTOBER 13, 2020 

DECEMBER 10, 2020 JANUARY 12, 2021 NOVEMBER 10. 2020 
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Planning and Development 
 

 
 

Final Plat Application Checklist 

ALL SUBMITTALS MUST FOLLOW THE FOLLOWING REQUIREMENTS TO BE 
ACCEPTED BY THE CITY OF BULVERDE FOR INITIAL REVIEW 

 2 Copies of the Final Plat 
 One electronic copy of each document required below and plat drawing(s) in PDF format.  
 A check or money order for the platting fee, review fee and other required fees. 

o Plat Application & Review Fee 
o SWMP Review Fee 
o TIA Fee 
o SICP Fee 

 2 copies of the Final Utility Layout showing all proposed utilities and easements 
 2 copies of the Final Traffic Impact Analysis 
 2 copies of construction cost projections for improvements required herein. Cost projections 

prepared without complete and approved construction plans shall include at a minimum a 10% 
design phase contingency and a 15% construction contingency. 

 1 copy of the approved Floodplain Development Permit from Comal County if subdivision 
includes property within the ETJ. 

 2 copies of the Final Drainage Study 
 1 copy of the recorded deed 
 1 copy of each letter approving the Final Plat reviewed by all utilities that will provide service to 

the proposed subdivision and all entities with regulatory authority pertaining to the proposed 
subdivision including but not limited to the following. 

o Electric Utility 
o Gas Utility 
o Public Water System 
o Telephone Utility 
o Cable TV Utility 
o TxDOT 
o TCEQ 
o Other agencies or entities having jurisdiction 

 Variance Requests (if any) 
 Original Tax Certificates 

o City 
o County 
o School 

 Letter of Agent or other power of attorney authorizing signature of Owner on plat 

 (CPS Energy

(GVTC)
(GVTC)

(Block length, submitted with preliminary plat)
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 Other applicable legal documents including deed restrictions, homeowner’s association 
documents, etc. 

 Verification of closure of the outer boundary of the plat 
 For plats in the ETJ, provide a copy of an approved PIPROW permit from Comal County for any 

utilities, landscaping, street lighting, or other private features located in the public right-of-way 
 If utility services must be extended beyond the outer boundary of the proposed subdivision across 

privately owned land to provide service to the lots in the proposed subdivision, then those utility 
service extensions must be contained in easements. Copies of the recorded easements for said 
utility extensions must be provided along with a map view showing the extensions from the outer 
boundary of the proposed subdivision to their ultimate connection points to be able to provide 
service. 

 Lienholder’s acknowledgement (if applicable) 
 Utility certification required under Section 3.303(a) pertaining to the area within the Final Plat. 

ADDITIONAL COMMENTS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
FOR OFFICE USE ONLY: 
 Approved (Assign Case Number) 
 Returned (Provide Comments) 
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Reviewed by:                                                              Date:                        Case Number: 
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Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

REVIEW MEMORANDUM 
 

TO: James Ingalls, P.E. 
Moeller & Associates 
2021 SH 46W, Ste. 105 
New Braunfels, TX 78132 
jamesingalls@ma-tx.com 
 

FROM: Sam Edwards, PE, CFM 
sedwards@halff.com  
 

SUBJECT: Cibolo Cliff Ranches Subdivision 
Final Plat Review No.2 
(PC-21-09) 

DATE: June 2, 2021 

 

 
Halff Associates, on behalf of the City of Bulverde, has performed a review on the Cibolo Cliff Ranches 
Final Plat, prepared 4/15/21 and supporting documents.  The review was conducted relative to the 
requirements established in the current Subdivision Ordinance and Drainage Design Criteria Manual 
(DDCM, January 2019).  The following items were reviewed, with resolved items noted in blue and 
unresolved/new items noted in red to be addressed by the applicant before resubmittal. 
 
 
Plat specifications, Ordinance Section 1.05(b) 
 

1. “Prepared Dates” on each sheet should be the same based on last revision date. – Comment not 
resolved…some sheets have “May 1, 2020”, others have “June 1, 2021”. 
 

2. Access easements at the platting/subdividing stage should not cut through lots.  The applicant 
stated during the preliminary plat that these easements were added as alternative driveway 
paths between lots should residents find access off the street frontages too steep.  This appears 
to have been done to minimize the length of public street access, but Halff believes the street 
and lot layout at the platting/development stage should account for access to such lots, so these 
additional “access easements” should be removed from the plat. – Comment resolved…access 
easements removed. 
 

3. Missing setback lines. – Comment resolved…setback lines added. 
 

4. Remove the signature block for City Engineer. – Comment resolved 
 

5. Planning Director’s signature block. – Comment resolved 
 

6. Relocate “Cibolo Cliff Rd.” on pg. 6 to be inside the match line. – Comment resolved 
 

6.a – Should the plat have Moeller & Associates new name “Ink Civil”? 
 

mailto:sedwards@halff.com
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Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

 
Plat Supporting Documents, Ordinance Section 1.04(c) 
 

7. Riparian buffer exhibit & slope map missing but has not changed since preliminary plat submittal 
– no response necessary.   

 
 
Drainage Report – comments not addressed.  Applicant states these comments will be addressed with 
revised Cibolo Cliff Ranch Civil Plans and Drainage Report.  Detailed designs and revised drainage 
analysis will be checked against the drainage easements on this final plat to ensure they are adequately 
sized. 
 

8. Time of Concentration (Tc) values are much lower for existing conditions than proposed.  For 
example, A1’s existing Tc=34 min and proposed Tc=74 min and A2 changes from 26 to 45 
minutes.  Tc values are not expected to change at all since their flow paths are not being altered.  
Changing the Tc’s to match between existing & proposed conditions is expected to change the 
runoff and hydraulic analysis, so additional review will be needed.  The proposed Tc values 
appear appropriate.  Existing & Proposed CN values also look appropriate. 
 

9. The detention ponds don’t appear to be detaining.  For example, Culvert A1 inflow = 229.51 cfs 
and outflow = 229.27 cfs for 2-yr storm.  For 100-YR, inflow = 1242.12 cfs (Hyd.No.4) and 
outflow = 1238.59 cfs.  The lower Tc values for existing conditions as described earlier, most 
likely artificially raised the existing flows as compared to post-development.  These ponds will 
need to be re-examined with changes in hydrology. 
 

10. Provide H&H analysis of Cibolo Creek proving no rise in floodplain that could be submitted as a 
Conditional Letter of Map Revision.  [44 CFR 60.3(d)(3): Prohibit encroachments, including fill, 
new construction, substantial improvements and other development within the adopted 
improvements, and other development within the adopted regulatory floodway unless it has 
been demonstrated through hydrologic and hydraulic analyses performed in accordance with 
standard engineering practice that the proposed encroachment would not result in any increase 
in flood levels within the community during the occurrence of the base flood discharge.]  This is 
also stated on page 23 of the Comal County Flood Damage Prevention Order, Section E.1. 
 
The provided analysis is not detailed enough, and results don’t make sense (Attachment H of the 
drainage report dated 3/3/21).  Proposed discharges are lower than existing conditions for 
Cibolo Creek, when they should probably be the same.  No comparison was made with respect 
to the grading of the roadway.  Acquire the FEMA effective RAS model or recreate from results 
in the FIS and create a corrected effective model with minimum 4 cross sections through 
development as suggested in the image below.  Please provide HEC-RAS model and description 
of analysis in report (provide for onsite analysis too).  Reference effective Flood Insurance Study. 
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Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

 
 
 
Almost 3’ of fill shown in floodway from design plans dated 3/3/21: 
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PLANNING AND ZONING COMMISSION ITEM: 
VR-21-02 

VARIANCE 
QuikTrip 

 

 

MEETING DATE: June 10, 2021 
DEPARTMENT: Planning & Development 
PRESENTED BY: Susana Huerta Ramos, AICP, Planning Director 
 
REQUEST:   
Consider a request by QuikTrip Corporation for a variance to Chapter 17, Section 17.06.009, 
related to Tree Removal and Mitigation, of the City of Bulverde Code of Ordinances, on an 
approximately 9.74-acre tract of land, generally located at the southwest corner of State Highway 
46 and Stahl Lane. 
 
OWNER:  
Mandel Aaron Family Trust 
11503 NW Military Highway 
San Antonio, TX

APPLICANT: 
QuikTrip Corporation 
742 NW Loop 410, Suite 102 
San Antonio, TX 78216 
 
PROPERTY INFORMATION: 
Address:  Southwest corner of State Highway 46 and Stahl Lane 
Legal Description: A-384 SUR-323 T MILLER, ACRES 9.7236 
Owner:  Mandel Aaron Family Trust 
Existing Land Use: Undeveloped 
Existing Zoning: C-2, Commercial District
  

 
SUMMARY: 
The applicant, QuikTrip Corporation, intends to develop a 9.74-acre tract of land into a 4,993-
square-foot convenience store with gasoline sales at the southwest corner of State Highway 46 
and Stahl Lane, within the City Limits of the City of Bulverde. 
 
The City of Bulverde has advised the applicant of the requirements that must be adhered to 
during the development and construction process, including Chapter 10 (Subdivision Ordinance) 
and Chapter 17 (Environmental Protection Ordinance). 
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As shown in the attached site plan exhibit, the proposed development has moved further west 
since the applicant’s last submittal in order to preserve the riparian buffer on the property. 
However, the applicant has decided to move forward with the following variance request: 
 

Tree Removal and Mitigation.  The applicant is requesting a variance to exceed 60% of 
the total caliper width of specimen trees allowed to be removed on site. Altogether, fifty 
(50) protected trees, three (3) specimen trees, and two (2) majestic trees are proposed to 
be removed on the subject property. To mitigate the proposed removal of 954 caliper 
inches of trees, the applicant requests to plant 492 caliper inches of trees and pay 
$92,400 in lieu of planting the remaining 462 caliper inches of trees.  

 
The applicant has submitted a written statement for each variance request, which is attached to 
this staff report. The applicant shall present their case to the Planning & Zoning Commission for 
consideration during the meeting. 
 
THE GRANTING OF THIS REQUESTED VARIANCE DOES NOT CONSTITUTE 
APPROVAL OF ANY OTHER VARIANCES WHICH MAY BE DEPICTED IN THE 
EXHIBITS ATTACHED TO THIS APPLICATION AND REPORT. ANY AND ALL 
OTHER VARIANCES FROM THE BULVERDE CODE OF ORDINANCES THAT DO 
NOT INCLUDE THIS REQUESTED VARIANCE WILL BE REQUESTED IN A 
SEPARATE APPLICATION AND APPROVAL PROCESS. 
 
PREVIOUS ACTION: 
At its January 12, 2021 regular meeting, City Council disapproved the applicant’s requested 
variances to exceed 60% of the total caliper width of specimen trees allowed to be removed on 
site, and payment of a fee in lieu of half of the mitigation on the subject property.  
 
However, a modified variance to Section 17.06.009 of the Bulverde Code of Ordinances, was 
granted only to the extent to allow the removal of two majestic trees identified as Numbers 2241 
and 2185 in the application under Ordinance No. 629 (VR-20-06).  
 
ANALYSIS: 
Under Section 17.06.009(c) of the Bulverde Code of Ordinances, total tree removal from the site 
cannot exceed 60% of the total caliper width of protected, specimen, majestic, or historic trees 
on site. However, the proposed removal of three specimen trees—a 31-inch Live Oak, 27-
inch Live Oak, and 25-inch Live Oak—does not comply with the current ordinance 
because they account for 73% of the total caliper width of specimen trees on the subject 
property.  
 
Under Section 17.06.009(d)(7) of the Bulverde Code of Ordinances, If insufficient land area 
exists to plant the required total caliper width of replacement trees as defined in this section, 
then the cash in lieu amount can be applied up to 50% of the required replacement tree caliper. 
At the sole cost of the permittee, a certified arborist shall make a written determination of the 
maximum total caliper width of replacement trees that may be planted on the site. According to 
the attached tree plan and tree table, fifty-five (55) trees are proposed to be removed and 
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seventy-four (74) trees would be preserved. The applicant noted that due to the detention 
pond, building footprint, and future TXDOT improvements on State Highway 46 and Stahl 
Lane, the site has insufficient land area to plant 954 caliper inches of trees. So, the 
applicant requests to plant 492 caliper inches of trees and pay $92,400 (462 caliper inches x 
$200.00) in lieu of planting the remaining 462 caliper inches of trees.  
 
As a result of Ordinance No. 645, which was recently passed by City Council, five trees within 
the proposed building footprint (protected trees numbered 2243, 2244, 2209, 2208, and 2238) are 
exempt from the City’s tree mitigation requirements.   
 
Halff Associates and City staff reviewed all documents submitted with this variance request. 
Review comments associated with the requested variance can be found in the attached review 
memo. 
 
AUTHORITY OF THE PLANNING & ZONING COMMISSION: 
Section 1.07 of the City of Bulverde Code of Ordinances states: 
a)     General. 

(i)     Variances to the requirements of this ordinance may be granted by the City 
Council for nonprocedural items provided the City Council determines that undue 
hardship will result from strict compliance with the ordinance. A variance may be 
granted only when in harmony with the general purpose and intent of this ordinance 
so that the public health, safety and welfare may be secured and substantial justice 
done. In granting a variance, the City Council shall prescribe only conditions that it 
deems necessary to or desirable in the public interest. 
(ii)     In making the findings required herein, the City Council shall take into account 
the nature of the proposed land use, existing uses of land in the vicinity, the number of 
persons who will reside or work in the proposed subdivision, and the probable effect 
of such variance upon traffic conditions and upon the public health, safety, convenience 
and welfare in the vicinity. No variance shall be granted unless the City Council makes 
affirmative findings as to all of the following: 

1)     That there are special circumstances or conditions affecting the land 
involved such that strict application of the provisions of this ordinance would 
deprive the applicant of the reasonable use of the land; 
2)     That the variance is necessary for the preservation and enjoyment of a 
substantial property right of the applicant; 
3)     That granting the variance will not be detrimental to the public health, safety 
or welfare, or injurious to other property in the area; and 
4)     That granting of the variance will not have the effect of preventing the 
orderly subdivision of other land in the area in accordance with the provisions of 
this ordinance. 

 
 
ATTACHMENTS:   

A. Application 
B. Letter of Authorization 
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C. Statement of Purpose 
D. Site Plan Exhibit  
E. Tree Preservation Plan Exhibits 
F. Executed Agreement – Between QT and Comal Trace HOA 
G. Halff Review Memo 



 

 

Application for Variance 
 

30360 Cougar Bend, Bulverde, TX 78163 

Telephone: 830-438-3612 - Fax. 830-438-4339 

www.ci.bulverde.tx.us 

 

Date: _______________                 Case No. __________________ 
 

Applicant Information: 
 

___________________________________________________________________________________________________________ 

Name     Phone    Fax    

______________________________________________________________________________________ 

Address         Email 
 

Property Owner Information: 
 

______________________________________________________________________________________ 

Name     Phone    Fax    

________________________________________________________________________ 
Address         Email 

 

* If property owner is not the applicant, a letter of authorization from the owner is required with application submittal. 
 

Property Identification: 
 

 Street Address: __________________________________________________________________________ 
 

 Legal Description: ________________________________________________________________________ 
 

 Zoning District Classification: ____________________________ 
 

Description of Request: 
 

1. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

 

2. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

 

3. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

 

4. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

 

5. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

The undersigned agrees to pay the non refundable application fee and any other applicable fees as outlined in the Planning 

and Development Fee Schedule and agrees to pay fees for any additional review requiring consultation with City Consultants, 

including involvement of a contract engineer in a predevelopment conference. To the extent possible, City Staff will provide 

the Owner/Applicant with an estimate of fees should outside consultation be required. The undersigned also acknowledges the 

City Staff may require additional appropriate information be submitted to aid in the review. 

 

_________________________________________________________ ______________________________ 

Signature of Owner/Applicant     Date 
  

Fees: 

Zoning and Plat Variance Review Fee - $750.00 (per Section/Provision of the Code) 

Variance Review Fee (all other Variances)- $500.00 (per Section/Provision of the Code) 
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___________________________________________________________________________ 

___________________________________________________________________________ 

___________________________________________________________________________ 

___________________________________________________________________________ 

 
 

VARIANCE CRITERIA EXPLANATION FORM 

(for Subdivision Code Variances Only) 

(This Form is required with submittal of a Variance Application. If more than one variance is 

requested in an application, a separate Variance Criteria Explanation Form shall be required 

  for each Variance.  Please include additional pages as necessary.) 

1) Describe the special circumstances or conditions affecting the land involved such that strict 

application of the provisions of this ordinance would deprive the reasonable use of the land. 

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________ 

2) Describe how the variance is necessary for the preservation and enjoyment of a substantial property 

right of the applicant. 

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________ 

3) Describe how granting the variance will not be detrimental to the public health, safety or welfare, 

or injurious to other property in the area. 

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________ 

4) What effect, if any, would the variance have on the orderly subdivision of other land in the area in 

accordance with the City of Bulverde Code of Ordinances?   

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________ 

*Note for the Board / Commission: 

The following responses were provided by the applicant and may not be consistent with the Department 

staff report. 
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FIELD NOTES FOR A 9.74 ACRE TRACT OF LAND 

 

A 9.74 acre tract of land, situated in the City of Bulverde, out of the Theodore Miller Survey No. 323, Abstract 384, 

Comal County, Texas and being the remaining portion of a called 10.10 acre tract of land as described in Document 

No. 201506013452 of the Official Public Records of Comal County, Texas. Said 9.74 acre tract being more 

particularly described by metes and bounds as follows: 

BEGINNING at a found Texas Department of Transportation (T.X.D.O.T.) Right-of-Way (R.O.W.) Monument, Type 

III, for the south end of a cutback in the south right-of-way line of State Highway 46, a variable width right-of-way, as 

shown on the T.X.D.O.T. Right-of-Way Map, RCSJ. No. 0215-01-045, in the west right-of-way line of Stahl Lane, a 

called 80’ right-of-way, as shown on Volume 11 Page 290 of the Map and Plat Records of Comal County, Texas, in the 

east line of said 10.10 acre tract, for the southeast corner of a called 0.3764 acre tract of land, Parcel 69, as described in 

Document No. 201806037370 of the Official Public Records of Comal County, Texas and for the northeast corner of the 

tract described herein; 

 

THENCE: With the westerly right-of-way line of Stahl Lane and the east line of said 10.10 acre tract, the following four 

(4) courses: 

1. S 01° 15’ 24” E, a distance of 75.93 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” for a point of curvature of the tract described herein, 

2. With a curve to the right having a radius of 660.00 feet, an arc length of 573.43 feet, a delta angle of 049° 46’ 

49” and a chord bears, S 23° 38’ 01” W, a distance of 555.56 feet to a found ½” iron rod for a point of tangency 

of the tract described herein, 

3. S 48° 31’ 26” W, a distance of 409.12 feet to a found ½” iron rod for a point of curvature of the tract described 

herein, and 

4. With a curve to the having a radius of 740.00 feet, an arc length of 337.58 feet, a delta angle of 026° 08’ 16” 

and a chord bears, S 35° 27’ 19” W, a distance of 334.66 feet to a found ½” iron rod at the intersection of the 

east right-of-way line of Stahl Lane, not in current use, and the west right-of-way line of said Stahl Lane, 80’ 

right-of-way, for the south corner of said 10.10 acre tract and the tract described herein; 

 

THENCE: With the easterly right-of-way of Stahl Lane and the westerly line of said 10.10 acre tract, the following six 

(6) courses: 

1. N 00° 12’ 22” W, a distance of 186.77 feet to a found ½” iron rod for an angle of the tract described herein, 

2. N 21° 25’ 05” E, a distance of 255.90 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” for an angle of the tract described herein, 

3. N 17° 40’ 11” E, a distance of 146.61 feet to a found ½” iron rod for an angle of the tract described herein, 

4. N 03° 27’ 38” E, a distance of 250.38 feet to a found 5” cedar post for an angle of the tract described herein, 

5. N 00° 27’ 47” E, a distance of 156.00 feet to a found 5” cedar post for an angle of the tract described herein, 

and 

6. N 06° 50’ 22” W, a distance of 168.18 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” at the south end of a cutback with the east right-of-way line of Stahl Lane, not in current use, 

the south right-of-way line of State Highway 46 and for the most westerly northwest corner of the tract described 

herein; 

 

THENCE: N 32° 07’ 27” E, with said cutback as shown on said T.X.D.O.T. Right-of-Way Map, RCSJ. No. 0215-01-

045, a distance of 75.90 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover Eng. & Survey” in the 

south right-of-way line of State Highway 46, for the most northerly northwest corner of said 10.10 acre tract and the tract 

described herein; 
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THENCE: N 88° 47’ 27” E, with the south right-of-way line of State Highway 46 and the north line of said 10.10 acre 

tract, a distance of 80.72 feet to a found T.X.D.O.T. R.O.W. Monument, Type III, for the west corner of said 0.3764 acre 

tract and an angle of the tract described herein; 

 

THENCE: With the south right-of-way line of State Highway 46 and the south line of said 0.3764 acre tract, the 

following three (3) courses: 

1. S 81° 30’ 23” E, a distance of 296.19 feet to a found T.X.D.O.T. R.O.W. Monument, Type III for an angle of 

the tract described herein, 

2. N 88° 46’ 29” E, a distance of 138.27 feet to a found T.X.D.O.T. R.O.W. Monument, Type III for an angle of 

the tract described herein, and 

3. S 46° 13’ 31” E, a distance of 49.64 feet to the POINT OF BEGINNING and containing 9.74 acres of land 

situated in the City of Bulverde, Comal County, Texas.  

 

Note:  The basis of bearing was established using the Trimble VRS Network, NAD (83), Texas State Plane Coordinate 

System, South Central Zone, 4204, US Survey Foot, Grid.  A survey plat was prepared by a separate document. Field 

work performed the week of September 3, 2019.  

  

    

 

         Job # 19-4089 QT 4028 – 9.74 Acres 

         Date: September 18, 2019 
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TREE MITIGATION CALCULATIONS (BULVERDE)

POINT NUMBER SPECIES TRUNK DIA (IN)

2109 LIVE OAK 11.5

2110 LIVE OAK 8.5

2139 LIVE OAK 17

2140 LIVE OAK 15

2141 LIVE OAK 8

2142 LIVE OAK 17

2143 LIVE OAK 8.5

2144 LIVE OAK 10.5

2145 LIVE OAK 10.5

2149 LIVE OAK 22

2164 LIVE OAK 12

2180 LIVE OAK 21

2183 LIVE OAK 19.5

2193 LIVE OAK 21

2195 AMERICAN ELM 7

2196 AMERICAN ELM 7

2200 LIVE OAK 8

2208 LIVE OAK 18

2209 LIVE OAK 16

2214 LIVE OAK 11

2215 LIVE OAK 24

2218 LIVE OAK 14

2234 LIVE OAK 12.5

2235 LIVE OAK 16.5

2238 LIVE OAK 18

2243 LIVE OAK 22

2244 LIVE OAK 21

2246 LIVE OAK 8.5

2254 LIVE OAK 21

2255 LIVE OAK 18

2256 LIVE OAK 18

2257 AMERICAN ELM 17

2258 AMERICAN ELM 10

2259 AMERICAN ELM 7

2260 AMERICAN ELM 18

2261 AMERICAN ELM 9

2262 LIVE OAK 12.5

2263 LIVE OAK 14

2264 LIVE OAK 6

2265 LIVE OAK 8

2268 LIVE OAK 12.5

2273 LIVE OAK 14.5

2275 LIVE OAK 24

2276 LIVE OAK 21

2277 LIVE OAK 16

2278 LIVE OAK 14

2279 LIVE OAK 22

2281 LIVE OAK 18

2287 LIVE OAK 10

2288 LIVE OAK 12

2293 LIVE OAK 16.5

2303 LIVE OAK 16

2305 LIVE OAK 12

2311 LIVE OAK 14.5

2315 AMERICAN ELM 12

2316 LIVE OAK 13

2317 LIVE OAK 11

2322 LIVE OAK 22

2324 LIVE OAK 13

2330 LIVE OAK 12

2332 LIVE OAK 17

2341 LIVE OAK 12

2343 LIVE OAK 16

2345 LIVE OAK 16

2346 LIVE OAK 12

2347 LIVE OAK 14

2349 LIVE OAK 15

2350 LIVE OAK 16

2351 LIVE OAK 17

2354 LIVE OAK 8

2359 LIVE OAK 21

2360 AMERICAN ELM 11

2361 LIVE OAK 13

2362 LIVE OAK 13

2368 LIVE OAK 8.5

2370 LIVE OAK 16.5

2371 LIVE OAK 8.5

2374 LIVE OAK 21

2377 LIVE OAK 22

2379 LIVE OAK 14

2388 LIVE OAK 10

2392 LIVE OAK 16

2393 LIVE OAK 16

2395 LIVE OAK 16.5

2396 LIVE OAK 16.5

2401 LIVE OAK 15

2402 LIVE OAK 10

2407 LIVE OAK 14

2408 LIVE OAK 19

2411 LIVE OAK 17

2413 LIVE OAK 16

2414 LIVE OAK 7.5

2416 LIVE OAK 6

2417 LIVE OAK 16

2419 LIVE OAK 18

2432 LIVE OAK 12

2433 LIVE OAK 16

2437 LIVE OAK 10

2441 LIVE OAK 9

2443 LIVE OAK 16.5

2450 LIVE OAK 17

2452 LIVE OAK 7.5

2459 LIVE OAK 9.5

2460 LIVE OAK 18.5

2464 LIVE OAK 22

2469 LIVE OAK 20.5

2470 LIVE OAK 10.5

2471 LIVE OAK 13

2475 LIVE OAK 24

2476 LIVE OAK 17

2477 LIVE OAK 19

2478 LIVE OAK 17

2479 LIVE OAK 21

2484 LIVE OAK 7

2485 LIVE OAK 13

2489 LIVE OAK 16

2490 LIVE OAK 13

2500 LIVE OAK 10

2501 LIVE OAK 10

6020 LIVE OAK 22

6033 LIVE OAK 23

6034 LIVE OAK 19

6035 LIVE OAK 16

6036 LIVE OAK 9

POINT NUMBER SPECIES TRUNK DIA (IN)

POINT NUMBER SPECIES TRUNK DIA (IN)

2150 LIVE OAK 38

2151 LIVE OAK 38

PROTECTED TREE TABLE

MAJESTIC TREE TABLE

TREE PRESERVATION NOTES (BULVERDE)

POINT NUMBER SPECIES TRUNK DIA (IN)

SPECIMEN TREE TABLE

2177 LIVE OAK 25

2184 LIVE OAK 31

2272 LIVE OAK 27

2474 LIVE OAK 30
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Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

REVIEW MEMORANDUM 
 
 
FROM: Sam Edwards, PE, CFM 
sedwards@halff.com  
 

SUBJECT: Traffic Impact Analysis and variance request 

QuikTrip at Hwy 46 & Stahl Lane 

DATE: May 27, 2021 

    

 

Halff Associates, on behalf of the City of Bulverde, has reviewed the Traffic Impact Analysis (TIA) report 

dated 3/9/21 and variance request dated 5/7/21 for the proposed QuikTrip gas station at the southwest 

corner of Hwy 46 and Stahl Lane.  The applicant is requesting a variance to the tree protection and 

cut/fill ordinance. 

 

The applicant provided plans that show the development moved further west since last presented to the 

City in order to preserve the riparian buffer.   

 

1. Their current grading still violates the cut & fill ordinance, with both cuts and fills exceeding 4 

feet (as high as 10 feet).  Retaining walls would be as high as 13 feet. 

 

2. Their current plan proposed to remove 2 majestic trees, 3 specimen trees and 50 protected 

trees.  The applicant is requesting to re-plant 50% of the removed caliper inches and pay for the 

remaining 50% into the City’s tree fund. 

 

3. Halff believes the TIA addressed the discussion from the last scoping meeting, and we concur 

with their process and conclusions.  Halff has no comments on the TIA. 

 

4. That said, the applicant should consider the future build-out of Stahl Road in their site layout.  

Our understanding is the County intends to widen Stahl to a Minor Arterial (as shown in 

Bulverde’s MTP) with an 86-ft ROW.  This widening seems likely to occur within a few years after 

the QT would open.  This would mean what is currently shown as a right turn lane into Driveway 

2 may become a through lane.  If so, a new right turn lane would be built.  it is also conceivable 

that the widening would occur to the opposite side.  Point being, the applicant needs to make 

sure there is adequate ROW to allow for the ultimate build-out, and if not, to dedicate/set back 

far enough to accommodate it (i.e. the culverts may need to push a little bit to the west to make 

room for a future curb return). 

 

Please keep these responses in mind as the City considers the variance request. 

 

 

 

 

_________________________________ 

Sam Edwards, PE, CFM 

Halff Associates, Inc. 
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PLANNING AND ZONING COMMISSION ITEM: 
VR-21-03 

VARIANCE 
QuikTrip 

 

 

MEETING DATE: June 10, 2021 
DEPARTMENT: Planning & Development 
PRESENTED BY: Susana Huerta Ramos, AICP, Planning Director 
 
REQUEST:   
Consider a request by QuikTrip Corporation for a variance to Section 17.04.003, related to Cuts, 
and Section 17.04.004, related to Fills, of the City of Bulverde Code of Ordinances, on an 
approximately 9.74-acre tract of land, generally located at the southwest corner of State Highway 
46 and Stahl Lane.  
 
OWNER:  
Mandel Aaron Family Trust 
11503 NW Military Highway 
San Antonio, TX

APPLICANT: 
QuikTrip Corporation 
742 NW Loop 410, Suite 102 
San Antonio, TX 78216 
 
PROPERTY INFORMATION: 
Address:  Southwest corner of State Highway 46 and Stahl Lane 
Legal Description: A-384 SUR-323 T MILLER, ACRES 9.7236 
Owner:  Mandel Aaron Family Trust 
Existing Land Use: Undeveloped 
Existing Zoning: C-2, Commercial District
  

 
SUMMARY: 
The applicant, QuikTrip Corporation, intends to develop a 9.74-acre tract of land into a 4,993-
square-foot convenience store with gasoline sales at the southwest corner of State Highway 46 
and Stahl Lane, within the City Limits of the City of Bulverde. 
 
The City of Bulverde has advised the applicant of the requirements that must be adhered to 
during the development and construction process, including Chapter 10 (Subdivision Ordinance) 
and Chapter 17 (Environmental Protection Ordinance). 
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As shown in the attached site plan exhibit, the proposed development has moved further west 
since the applicant’s last submittal in order to preserve the riparian buffer on the property. 
However, the applicant has decided to move forward with the following variance requests: 
 

Cuts.  The applicant is requesting a variance to the cut requirements in Chapter 17, 
Section 17.04.003 of the Bulverde Code of Ordinances. The proposed maximum depth 
of cut exceeds four (4) feet. 
 
Fills.  The applicant is requesting a variance to the fill requirements in Chapter 17, 
Section 17.04.004 of the Bulverde Code of Ordinances. The proposed maximum depth 
of fill exceeds (4) feet. 

 
The applicant has submitted a written statement for each variance request, which is attached to 
this staff report. The applicant shall present their case to the Planning & Zoning Commission for 
consideration during the meeting. 
 
THE GRANTING OF THIS REQUESTED VARIANCE DOES NOT CONSTITUTE 
APPROVAL OF ANY OTHER VARIANCES WHICH MAY BE DEPICTED IN THE 
EXHIBITS ATTACHED TO THIS APPLICATION AND REPORT. ANY AND ALL 
OTHER VARIANCES FROM THE BULVERDE CODE OF ORDINANCES THAT DO 
NOT INCLUDE THIS REQUESTED VARIANCE WILL BE REQUESTED IN A 
SEPARATE APPLICATION AND APPROVAL PROCESS. 
 
PREVIOUS ACTION: 
At its January 12, 2021 regular meeting, City Council disapproved the applicant’s requested 
variances to cuts and fills in excess of four feet on the subject property.  
 
However, a modified variance to Sections 17.04.003 and 17.04.004 of the Bulverde Code of 
Ordinances, was granted only to the extent to allow the construction of an entry driveway from 
State Highway 46 to be constructed provided that the grade of the portion of such driveway 
within the right-of-way does not exceed 2% and the grade of the remainder of such driveway 
does not exceed 5% under Ordinance No. 630 (VR-20-07).  
 
ANALYSIS: 
Cuts.  In order to develop the subject property, as shown in the attached exhibits, the 
applicant is proposing to cut areas of the site that exceed 4 feet in depth (as high as 10 feet). 
Section 17.04.003 of the City of Bulverde Code of Ordinances defines “cut” as: the removal of 
naturally occurring earth material for the purpose of creating a more level building area. Cuts 
or other excavation associated with the preparation of land for development of lots and public 
improvements may not exceed four (4) feet in depth.  
 
Fills.  According to the attached exhibits, the applicant is also proposing to fill areas of the 
site that exceed 4 feet in depth (as high as 10 feet). Pursuant to Section 17.04.004 of the City 
of Bulverde Code of Ordinances, fills associated with the preparation of land for development of 
lots and public improvements may not exceed four (4) feet in depth. 
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Halff Associates and City staff reviewed all documents submitted with this variance request. 
Review comments associated with the requested variance can be found in the attached review 
memo. 
 
Section 17.04.006, which pertains to relief from cut and fill requirements, provides a variance 
process in which a request for cuts or fills greater than eight (8) feet may be approved by the 
City Council in accordance with Section 1.07 of Chapter 10, Exhibit A, of the City of Bulverde 
Code of Ordinances.  
 
AUTHORITY OF THE PLANNING & ZONING COMMISSION: 
Section 1.07 of the City of Bulverde Code of Ordinances states: 
a)     General. 

(i)     Variances to the requirements of this ordinance may be granted by the City 
Council for nonprocedural items provided the City Council determines that undue 
hardship will result from strict compliance with the ordinance. A variance may be 
granted only when in harmony with the general purpose and intent of this ordinance 
so that the public health, safety and welfare may be secured and substantial justice 
done. In granting a variance, the City Council shall prescribe only conditions that it 
deems necessary to or desirable in the public interest. 
(ii)     In making the findings required herein, the City Council shall take into account 
the nature of the proposed land use, existing uses of land in the vicinity, the number of 
persons who will reside or work in the proposed subdivision, and the probable effect 
of such variance upon traffic conditions and upon the public health, safety, convenience 
and welfare in the vicinity. No variance shall be granted unless the City Council makes 
affirmative findings as to all of the following: 

1)     That there are special circumstances or conditions affecting the land 
involved such that strict application of the provisions of this ordinance would 
deprive the applicant of the reasonable use of the land; 
2)     That the variance is necessary for the preservation and enjoyment of a 
substantial property right of the applicant; 
3)     That granting the variance will not be detrimental to the public health, safety 
or welfare, or injurious to other property in the area; and 
4)     That granting of the variance will not have the effect of preventing the 
orderly subdivision of other land in the area in accordance with the provisions of 
this ordinance. 

 
 
ATTACHMENTS:   

A. Application 
B. Letter of Authorization 
C. Statement of Purpose 
D. Site Plan Exhibit 
E. Cut & Fill Exhibits 
F. Executed Agreement – Between QT and Comal Trace HOA 
G. Halff Review Memo 



 

 

Application for Variance 
 

30360 Cougar Bend, Bulverde, TX 78163 

Telephone: 830-438-3612 - Fax. 830-438-4339 

www.ci.bulverde.tx.us 

 

Date: _______________                 Case No. __________________ 
 

Applicant Information: 
 

___________________________________________________________________________________________________________ 

Name     Phone    Fax    

______________________________________________________________________________________ 

Address         Email 
 

Property Owner Information: 
 

______________________________________________________________________________________ 

Name     Phone    Fax    

________________________________________________________________________ 
Address         Email 

 

* If property owner is not the applicant, a letter of authorization from the owner is required with application submittal. 
 

Property Identification: 
 

 Street Address: __________________________________________________________________________ 
 

 Legal Description: ________________________________________________________________________ 
 

 Zoning District Classification: ____________________________ 
 

Description of Request: 
 

1. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

 

2. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

 

3. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

 

4. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

 

5. Variance to Section ___________________ of the City of Bulverde Code of Ordinances, which requires:   

____________________________________________________________ 
 

The undersigned agrees to pay the non refundable application fee and any other applicable fees as outlined in the Planning 

and Development Fee Schedule and agrees to pay fees for any additional review requiring consultation with City Consultants, 

including involvement of a contract engineer in a predevelopment conference. To the extent possible, City Staff will provide 

the Owner/Applicant with an estimate of fees should outside consultation be required. The undersigned also acknowledges the 

City Staff may require additional appropriate information be submitted to aid in the review. 

 

_________________________________________________________ ______________________________ 

Signature of Owner/Applicant     Date 
  

Fees: 

Zoning and Plat Variance Review Fee - $750.00 (per Section/Provision of the Code) 

Variance Review Fee (all other Variances)- $500.00 (per Section/Provision of the Code) 
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___________________________________________________________________________ 

___________________________________________________________________________ 

___________________________________________________________________________ 

___________________________________________________________________________ 

 
 

VARIANCE CRITERIA EXPLANATION FORM 

(for Subdivision Code Variances Only) 

(This Form is required with submittal of a Variance Application. If more than one variance is 

requested in an application, a separate Variance Criteria Explanation Form shall be required 

  for each Variance.  Please include additional pages as necessary.) 

1) Describe the special circumstances or conditions affecting the land involved such that strict 

application of the provisions of this ordinance would deprive the reasonable use of the land. 

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________ 

2) Describe how the variance is necessary for the preservation and enjoyment of a substantial property 

right of the applicant. 

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________ 

3) Describe how granting the variance will not be detrimental to the public health, safety or welfare, 

or injurious to other property in the area. 

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________ 

4) What effect, if any, would the variance have on the orderly subdivision of other land in the area in 

accordance with the City of Bulverde Code of Ordinances?   

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________

____________________________________________________________________ 

*Note for the Board / Commission: 

The following responses were provided by the applicant and may not be consistent with the Department 

staff report. 
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FIELD NOTES FOR A 9.74 ACRE TRACT OF LAND 

 

A 9.74 acre tract of land, situated in the City of Bulverde, out of the Theodore Miller Survey No. 323, Abstract 384, 

Comal County, Texas and being the remaining portion of a called 10.10 acre tract of land as described in Document 

No. 201506013452 of the Official Public Records of Comal County, Texas. Said 9.74 acre tract being more 

particularly described by metes and bounds as follows: 

BEGINNING at a found Texas Department of Transportation (T.X.D.O.T.) Right-of-Way (R.O.W.) Monument, Type 

III, for the south end of a cutback in the south right-of-way line of State Highway 46, a variable width right-of-way, as 

shown on the T.X.D.O.T. Right-of-Way Map, RCSJ. No. 0215-01-045, in the west right-of-way line of Stahl Lane, a 

called 80’ right-of-way, as shown on Volume 11 Page 290 of the Map and Plat Records of Comal County, Texas, in the 

east line of said 10.10 acre tract, for the southeast corner of a called 0.3764 acre tract of land, Parcel 69, as described in 

Document No. 201806037370 of the Official Public Records of Comal County, Texas and for the northeast corner of the 

tract described herein; 

 

THENCE: With the westerly right-of-way line of Stahl Lane and the east line of said 10.10 acre tract, the following four 

(4) courses: 

1. S 01° 15’ 24” E, a distance of 75.93 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” for a point of curvature of the tract described herein, 

2. With a curve to the right having a radius of 660.00 feet, an arc length of 573.43 feet, a delta angle of 049° 46’ 

49” and a chord bears, S 23° 38’ 01” W, a distance of 555.56 feet to a found ½” iron rod for a point of tangency 

of the tract described herein, 

3. S 48° 31’ 26” W, a distance of 409.12 feet to a found ½” iron rod for a point of curvature of the tract described 

herein, and 

4. With a curve to the having a radius of 740.00 feet, an arc length of 337.58 feet, a delta angle of 026° 08’ 16” 

and a chord bears, S 35° 27’ 19” W, a distance of 334.66 feet to a found ½” iron rod at the intersection of the 

east right-of-way line of Stahl Lane, not in current use, and the west right-of-way line of said Stahl Lane, 80’ 

right-of-way, for the south corner of said 10.10 acre tract and the tract described herein; 

 

THENCE: With the easterly right-of-way of Stahl Lane and the westerly line of said 10.10 acre tract, the following six 

(6) courses: 

1. N 00° 12’ 22” W, a distance of 186.77 feet to a found ½” iron rod for an angle of the tract described herein, 

2. N 21° 25’ 05” E, a distance of 255.90 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” for an angle of the tract described herein, 

3. N 17° 40’ 11” E, a distance of 146.61 feet to a found ½” iron rod for an angle of the tract described herein, 

4. N 03° 27’ 38” E, a distance of 250.38 feet to a found 5” cedar post for an angle of the tract described herein, 

5. N 00° 27’ 47” E, a distance of 156.00 feet to a found 5” cedar post for an angle of the tract described herein, 

and 

6. N 06° 50’ 22” W, a distance of 168.18 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” at the south end of a cutback with the east right-of-way line of Stahl Lane, not in current use, 

the south right-of-way line of State Highway 46 and for the most westerly northwest corner of the tract described 

herein; 

 

THENCE: N 32° 07’ 27” E, with said cutback as shown on said T.X.D.O.T. Right-of-Way Map, RCSJ. No. 0215-01-

045, a distance of 75.90 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover Eng. & Survey” in the 

south right-of-way line of State Highway 46, for the most northerly northwest corner of said 10.10 acre tract and the tract 

described herein; 
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THENCE: N 88° 47’ 27” E, with the south right-of-way line of State Highway 46 and the north line of said 10.10 acre 

tract, a distance of 80.72 feet to a found T.X.D.O.T. R.O.W. Monument, Type III, for the west corner of said 0.3764 acre 

tract and an angle of the tract described herein; 

 

THENCE: With the south right-of-way line of State Highway 46 and the south line of said 0.3764 acre tract, the 

following three (3) courses: 

1. S 81° 30’ 23” E, a distance of 296.19 feet to a found T.X.D.O.T. R.O.W. Monument, Type III for an angle of 

the tract described herein, 

2. N 88° 46’ 29” E, a distance of 138.27 feet to a found T.X.D.O.T. R.O.W. Monument, Type III for an angle of 

the tract described herein, and 

3. S 46° 13’ 31” E, a distance of 49.64 feet to the POINT OF BEGINNING and containing 9.74 acres of land 

situated in the City of Bulverde, Comal County, Texas.  

 

Note:  The basis of bearing was established using the Trimble VRS Network, NAD (83), Texas State Plane Coordinate 

System, South Central Zone, 4204, US Survey Foot, Grid.  A survey plat was prepared by a separate document. Field 

work performed the week of September 3, 2019.  

  

    

 

         Job # 19-4089 QT 4028 – 9.74 Acres 

         Date: September 18, 2019 
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Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

REVIEW MEMORANDUM 
 
 
FROM: Sam Edwards, PE, CFM 
sedwards@halff.com  
 

SUBJECT: Traffic Impact Analysis and variance request 

QuikTrip at Hwy 46 & Stahl Lane 

DATE: May 27, 2021 

    

 

Halff Associates, on behalf of the City of Bulverde, has reviewed the Traffic Impact Analysis (TIA) report 

dated 3/9/21 and variance request dated 5/7/21 for the proposed QuikTrip gas station at the southwest 

corner of Hwy 46 and Stahl Lane.  The applicant is requesting a variance to the tree protection and 

cut/fill ordinance. 

 

The applicant provided plans that show the development moved further west since last presented to the 

City in order to preserve the riparian buffer.   

 

1. Their current grading still violates the cut & fill ordinance, with both cuts and fills exceeding 4 

feet (as high as 10 feet).  Retaining walls would be as high as 13 feet. 

 

2. Their current plan proposed to remove 2 majestic trees, 3 specimen trees and 50 protected 

trees.  The applicant is requesting to re-plant 50% of the removed caliper inches and pay for the 

remaining 50% into the City’s tree fund. 

 

3. Halff believes the TIA addressed the discussion from the last scoping meeting, and we concur 

with their process and conclusions.  Halff has no comments on the TIA. 

 

4. That said, the applicant should consider the future build-out of Stahl Road in their site layout.  

Our understanding is the County intends to widen Stahl to a Minor Arterial (as shown in 

Bulverde’s MTP) with an 86-ft ROW.  This widening seems likely to occur within a few years after 

the QT would open.  This would mean what is currently shown as a right turn lane into Driveway 

2 may become a through lane.  If so, a new right turn lane would be built.  it is also conceivable 

that the widening would occur to the opposite side.  Point being, the applicant needs to make 

sure there is adequate ROW to allow for the ultimate build-out, and if not, to dedicate/set back 

far enough to accommodate it (i.e. the culverts may need to push a little bit to the west to make 

room for a future curb return). 

 

Please keep these responses in mind as the City considers the variance request. 

 

 

 

 

_________________________________ 

Sam Edwards, PE, CFM 

Halff Associates, Inc. 
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PLANNING AND ZONING COMMISSION ITEM: 
PDD-21-02 

ZONE CHANGE 
QuikTrip 

 

 

MEETING DATE: June 10, 2021 
DEPARTMENT: Planning & Development 
PRESENTED BY: Susana Huerta Ramos, AICP, Planning Director 
 
REQUEST:   
Hold a public hearing and consider a request by QuikTrip Corporation for the approval of a Zone 
Change from a C-2 Commercial District to a PDD Planned Development District, on an 
approximately 9.74-acre tract of land, generally located at the southwest corner of State Highway 
46 and Stahl Lane. 
 
OWNER:  
Mandel Aaron Family Trust 
11503 NW Military Highway 
San Antonio, TX

APPLICANT: 
QuikTrip Corporation 
742 NW Loop 410, Suite 102 
San Antonio, TX 78216 
 
PROPERTY INFORMATION: 
Address:  Southwest corner of State Highway 46 and Stahl Lane 
Legal Description: A-384 SUR-323 T MILLER, ACRES 9.7236 
Owner:  Mandel Aaron Family Trust 
Existing Land Use: Undeveloped 
Existing Zoning: C-2, Commercial District 
Proposed Zoning: PDD, Planned Development District 
 
NOTICE: 
Public Notice:  May 26, 2021 
Personal Notice: May 27, 2021 
 
Staff sent 9 Personal Notices to properties within a 200-foot buffer of the subject property. As of 
present, Staff received no letter of support or opposition out of those 9 properties that were 
individually notified. 
 
IN SUPPORT: 0 
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IN OPPOSITION: 0 
  
 
SUMMARY: 
The applicant, QuikTrip Corporation, intends to develop a 9.74-acre tract of land into a 4,993-
square-foot convenience store with gasoline sales at the southwest corner of State Highway 46 
and Stahl Lane, within the City Limits of the City of Bulverde. 
 
The property is currently zoned C-2 Commercial District. However, an annexation agreement for 
the subject property vested all but the first 240 feet of the property to C-3 Commercial zoning. 
The applicant is requesting a Zone Change from a C-2 Commercial District to a PDD Planned 
Development District on the entire 9.74-acre tract of land. 
 
Attached herein is the applicant’s written statement which provides more detail of their requested 
zone change. Also attached is an executed agreement between the applicant and Comal Trace 
HOA. The applicant shall present their case to the Planning & Zoning Commission for 
consideration during the meeting. 
 
THE GRANTING OF THIS REQUESTED ZONE CHANGE DOES NOT CONSTITUTE 
APPROVAL OF ANY VARIANCES WHICH MAY BE DEPICTED IN THE EXHIBITS 
ATTACHED TO THIS APPLICATION AND REPORT. ANY AND ALL VARIANCES 
FROM THE BULVERDE CODE OF ORDINANCES THAT DO NOT INCLUDE THIS 
REQUESTED ZONE CHANGE WILL BE REQUESTED IN A SEPARATE 
APPLICATION AND APPROVAL PROCESS. 
 
ANALYSIS: 
A Planned Development District (PDD) is established by ordinance and approved in the same 
manner as a zone change. A PDD provides site specific regulations based on a conceptual site 
plan and traffic impact analysis per Section 14.03.013 of the Bulverde Code of Ordinances. 
 
The typical key elements of a PDD application and ordinance are: 

1. Establishment of a base zoning district plus any additional uses requested; and 
2. Any modifications or enhancements to the development standards of the base zoning 

district that may be necessary. 
 
As shown in the attached site plan, the proposed convenience store with gasoline sales would be 
located within the first 240 feet of the property that is currently zoned C-2 Commercial District. 
For this reason, the applicant is requesting a PDD Planned Development District to allow the use 
of a convenience store with gasoline sales on the subject property. 
 
The attached zoning exhibit shows the subject property is bordered by R-2 Residential zoning to 
the east and west, C-2 Commercial zoning to the north, and all properties to the south being 
outside of the City Limits of the City of Bulverde with no zoning designation.  
 
The Future Land Use Plan of the City of Bulverde identifies the subject property as RAC – 
Regional Activity Center which includes “a variety of higher-density housing types, employment 
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opportunities, and commercial uses that serve on a regional scale.” Primary land uses in a 
Regional Activity Center consist of “retail, commercial, townhomes, workforce housing, offices, 
business park, hotels, entertainment centers, retail and personal service uses.” 
 
Per the attached written statement, the applicant is also requesting the following items be written 
into the PDD ordinance: 

“Any permits granted to QuikTrip by the City of Bulverde shall not expire and shall 
continue until the date that is thirty (30) days after TXDOT completes the planned 
roadwork at Stahl & Hwy 46; and 
 
QuikTrip’s development shall adhere to the City of Bulverde’s Ordinances as existed at 
the time of the PDD approval when QuikTrip was granted the permits for its 
development. Any changes to ordinances or newly adopted ordinances after the date of 
the PDD approval shall not apply to QuikTrip’s development of the 9.74 acres.” 
 

Halff Associates and City staff reviewed all documents submitted with the requested zone 
change application. Review comments associated with the conceptual site plan and traffic impact 
analysis can be found in the attached review memo. 
 
As part of the TIA requirement, Halff Associates noted the following in the attached review 
memo:  

“The applicant should consider the future build-out of Stahl Road in their site layout. 
Our understanding is the County intends to widen Stahl to a Minor Arterial (as shown in 
Bulverde’s MTP) with an 86-ft ROW. This widening seems likely to occur within a few 
years after the QT would open. This would mean what is currently shown as a right turn 
lane into Driveway 2 may become a through lane. If so, a new right turn lane would be 
built. It is also conceivable that the widening would occur to the opposite side. Point 
being, the applicant needs to make sure there is adequate ROW to allow for the 
ultimate build-out, and if not, to dedicate/set back far enough to accommodate it (i.e. 
the culverts may need to push a little bit to the west to make room for a future curb 
return).” 

 
ATTACHMENTS:   

A. Application 
B. Letter of Authorization 
C. Statement of Purpose 
D. Site Plan Exhibits 
E. Executed Agreement – Between QT and Comal Trace HOA 
F. Zoning Exhibit 
G. Halff Review Memo 



 

 

Application for Zoning Change 
 

30360 Cougar Bend, Bulverde, TX 78163 

Telephone: 830-438-3612 - Fax. 830-438-4339 

www.ci.bulverde.tx.us 

 

Date: _______________                 Case No. __________________ 
 

Applicant Information: 
 

___________________________________________________________________________________________________________ 

Name     Phone    Fax    

______________________________________________________________________________________ 

Address         Email 
 

Property Owner Information: 
 

______________________________________________________________________________________ 

Name     Phone    Fax    

________________________________________________________________________ 
Address         Email 

 

* If property owner is not the applicant, a letter of authorization from the owner is required with application submittal. 

 

Property Identification: 
 

 Street Address: _________________________________________________________________________ 
 

 Legal Description: ______________________________________________________________________ 
 

 Zoning District Classification: ____________________________ 

 

 Requested Zoning District Classification: ___________________ 
 

Purposes and Reasons: (may attach additional sheets if needed) 
 

 ____________________________________________________________________________________________________________ 

 

 ____________________________________________________________________________________________________________ 
 
 

The undersigned agrees to pay the non refundable application fee and any other applicable fees as outlined in the Planning 

and Development Fee Schedule and agrees to pay fees for any additional review requiring consultation with City Consultants, 

including involvement of a contract engineer in a predevelopment conference. To the extent possible, City Staff will provide 

the Owner/Applicant with an estimate of fees should outside consultation be required. The undersigned also acknowledges the 

City Staff may require additional appropriate information be submitted to aid in the review. 

 

 

_________________________________________________________ ______________________________ 

Signature of Owner/Applicant     Date 

 

Fees: 

Planned Development District Zone Change Review Fee - $2,000.00 + $100.00 per acre. 

Zone Change Review Fee (all other zoning categories) - $750.00 + $100.00 per acre. 
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FIELD NOTES FOR A 9.74 ACRE TRACT OF LAND 

 

A 9.74 acre tract of land, situated in the City of Bulverde, out of the Theodore Miller Survey No. 323, Abstract 384, 

Comal County, Texas and being the remaining portion of a called 10.10 acre tract of land as described in Document 

No. 201506013452 of the Official Public Records of Comal County, Texas. Said 9.74 acre tract being more 

particularly described by metes and bounds as follows: 

BEGINNING at a found Texas Department of Transportation (T.X.D.O.T.) Right-of-Way (R.O.W.) Monument, Type 

III, for the south end of a cutback in the south right-of-way line of State Highway 46, a variable width right-of-way, as 

shown on the T.X.D.O.T. Right-of-Way Map, RCSJ. No. 0215-01-045, in the west right-of-way line of Stahl Lane, a 

called 80’ right-of-way, as shown on Volume 11 Page 290 of the Map and Plat Records of Comal County, Texas, in the 

east line of said 10.10 acre tract, for the southeast corner of a called 0.3764 acre tract of land, Parcel 69, as described in 

Document No. 201806037370 of the Official Public Records of Comal County, Texas and for the northeast corner of the 

tract described herein; 

 

THENCE: With the westerly right-of-way line of Stahl Lane and the east line of said 10.10 acre tract, the following four 

(4) courses: 

1. S 01° 15’ 24” E, a distance of 75.93 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” for a point of curvature of the tract described herein, 

2. With a curve to the right having a radius of 660.00 feet, an arc length of 573.43 feet, a delta angle of 049° 46’ 

49” and a chord bears, S 23° 38’ 01” W, a distance of 555.56 feet to a found ½” iron rod for a point of tangency 

of the tract described herein, 

3. S 48° 31’ 26” W, a distance of 409.12 feet to a found ½” iron rod for a point of curvature of the tract described 

herein, and 

4. With a curve to the having a radius of 740.00 feet, an arc length of 337.58 feet, a delta angle of 026° 08’ 16” 

and a chord bears, S 35° 27’ 19” W, a distance of 334.66 feet to a found ½” iron rod at the intersection of the 

east right-of-way line of Stahl Lane, not in current use, and the west right-of-way line of said Stahl Lane, 80’ 

right-of-way, for the south corner of said 10.10 acre tract and the tract described herein; 

 

THENCE: With the easterly right-of-way of Stahl Lane and the westerly line of said 10.10 acre tract, the following six 

(6) courses: 

1. N 00° 12’ 22” W, a distance of 186.77 feet to a found ½” iron rod for an angle of the tract described herein, 

2. N 21° 25’ 05” E, a distance of 255.90 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” for an angle of the tract described herein, 

3. N 17° 40’ 11” E, a distance of 146.61 feet to a found ½” iron rod for an angle of the tract described herein, 

4. N 03° 27’ 38” E, a distance of 250.38 feet to a found 5” cedar post for an angle of the tract described herein, 

5. N 00° 27’ 47” E, a distance of 156.00 feet to a found 5” cedar post for an angle of the tract described herein, 

and 

6. N 06° 50’ 22” W, a distance of 168.18 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover 

Eng. & Survey” at the south end of a cutback with the east right-of-way line of Stahl Lane, not in current use, 

the south right-of-way line of State Highway 46 and for the most westerly northwest corner of the tract described 

herein; 

 

THENCE: N 32° 07’ 27” E, with said cutback as shown on said T.X.D.O.T. Right-of-Way Map, RCSJ. No. 0215-01-

045, a distance of 75.90 feet to a set ½” iron rod with a red plastic cap stamped “Matkin Hoover Eng. & Survey” in the 

south right-of-way line of State Highway 46, for the most northerly northwest corner of said 10.10 acre tract and the tract 

described herein; 

 

 

 

http://www.matkinhoover.com/
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THENCE: N 88° 47’ 27” E, with the south right-of-way line of State Highway 46 and the north line of said 10.10 acre 

tract, a distance of 80.72 feet to a found T.X.D.O.T. R.O.W. Monument, Type III, for the west corner of said 0.3764 acre 

tract and an angle of the tract described herein; 

 

THENCE: With the south right-of-way line of State Highway 46 and the south line of said 0.3764 acre tract, the 

following three (3) courses: 

1. S 81° 30’ 23” E, a distance of 296.19 feet to a found T.X.D.O.T. R.O.W. Monument, Type III for an angle of 

the tract described herein, 

2. N 88° 46’ 29” E, a distance of 138.27 feet to a found T.X.D.O.T. R.O.W. Monument, Type III for an angle of 

the tract described herein, and 

3. S 46° 13’ 31” E, a distance of 49.64 feet to the POINT OF BEGINNING and containing 9.74 acres of land 

situated in the City of Bulverde, Comal County, Texas.  

 

Note:  The basis of bearing was established using the Trimble VRS Network, NAD (83), Texas State Plane Coordinate 

System, South Central Zone, 4204, US Survey Foot, Grid.  A survey plat was prepared by a separate document. Field 

work performed the week of September 3, 2019.  

  

    

 

         Job # 19-4089 QT 4028 – 9.74 Acres 

         Date: September 18, 2019 

 

http://www.matkinhoover.com/
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TREE MITIGATION CALCULATIONS (BULVERDE)

POINT NUMBER SPECIES TRUNK DIA (IN)

2109 LIVE OAK 11.5

2110 LIVE OAK 8.5

2139 LIVE OAK 17

2140 LIVE OAK 15

2141 LIVE OAK 8

2142 LIVE OAK 17

2143 LIVE OAK 8.5

2144 LIVE OAK 10.5

2145 LIVE OAK 10.5

2149 LIVE OAK 22

2164 LIVE OAK 12

2180 LIVE OAK 21

2183 LIVE OAK 19.5

2193 LIVE OAK 21

2195 AMERICAN ELM 7

2196 AMERICAN ELM 7

2200 LIVE OAK 8

2208 LIVE OAK 18

2209 LIVE OAK 16

2214 LIVE OAK 11

2215 LIVE OAK 24

2218 LIVE OAK 14

2234 LIVE OAK 12.5

2235 LIVE OAK 16.5

2238 LIVE OAK 18

2243 LIVE OAK 22

2244 LIVE OAK 21

2246 LIVE OAK 8.5

2254 LIVE OAK 21

2255 LIVE OAK 18

2256 LIVE OAK 18

2257 AMERICAN ELM 17

2258 AMERICAN ELM 10

2259 AMERICAN ELM 7

2260 AMERICAN ELM 18

2261 AMERICAN ELM 9

2262 LIVE OAK 12.5

2263 LIVE OAK 14

2264 LIVE OAK 6

2265 LIVE OAK 8

2268 LIVE OAK 12.5

2273 LIVE OAK 14.5

2275 LIVE OAK 24

2276 LIVE OAK 21

2277 LIVE OAK 16

2278 LIVE OAK 14

2279 LIVE OAK 22

2281 LIVE OAK 18

2287 LIVE OAK 10

2288 LIVE OAK 12

2293 LIVE OAK 16.5

2303 LIVE OAK 16

2305 LIVE OAK 12

2311 LIVE OAK 14.5

2315 AMERICAN ELM 12

2316 LIVE OAK 13

2317 LIVE OAK 11

2322 LIVE OAK 22

2324 LIVE OAK 13

2330 LIVE OAK 12

2332 LIVE OAK 17

2341 LIVE OAK 12

2343 LIVE OAK 16

2345 LIVE OAK 16

2346 LIVE OAK 12

2347 LIVE OAK 14

2349 LIVE OAK 15

2350 LIVE OAK 16

2351 LIVE OAK 17

2354 LIVE OAK 8

2359 LIVE OAK 21

2360 AMERICAN ELM 11

2361 LIVE OAK 13

2362 LIVE OAK 13

2368 LIVE OAK 8.5

2370 LIVE OAK 16.5

2371 LIVE OAK 8.5

2374 LIVE OAK 21

2377 LIVE OAK 22

2379 LIVE OAK 14

2388 LIVE OAK 10

2392 LIVE OAK 16

2393 LIVE OAK 16

2395 LIVE OAK 16.5

2396 LIVE OAK 16.5

2401 LIVE OAK 15

2402 LIVE OAK 10

2407 LIVE OAK 14

2408 LIVE OAK 19

2411 LIVE OAK 17

2413 LIVE OAK 16

2414 LIVE OAK 7.5

2416 LIVE OAK 6

2417 LIVE OAK 16

2419 LIVE OAK 18

2432 LIVE OAK 12

2433 LIVE OAK 16

2437 LIVE OAK 10

2441 LIVE OAK 9

2443 LIVE OAK 16.5

2450 LIVE OAK 17

2452 LIVE OAK 7.5

2459 LIVE OAK 9.5

2460 LIVE OAK 18.5

2464 LIVE OAK 22

2469 LIVE OAK 20.5

2470 LIVE OAK 10.5

2471 LIVE OAK 13

2475 LIVE OAK 24

2476 LIVE OAK 17

2477 LIVE OAK 19

2478 LIVE OAK 17

2479 LIVE OAK 21

2484 LIVE OAK 7

2485 LIVE OAK 13

2489 LIVE OAK 16

2490 LIVE OAK 13

2500 LIVE OAK 10

2501 LIVE OAK 10

6020 LIVE OAK 22

6033 LIVE OAK 23

6034 LIVE OAK 19

6035 LIVE OAK 16

6036 LIVE OAK 9

POINT NUMBER SPECIES TRUNK DIA (IN)

POINT NUMBER SPECIES TRUNK DIA (IN)

2150 LIVE OAK 38

2151 LIVE OAK 38

PROTECTED TREE TABLE

MAJESTIC TREE TABLE

TREE PRESERVATION NOTES (BULVERDE)

POINT NUMBER SPECIES TRUNK DIA (IN)

SPECIMEN TREE TABLE

2177 LIVE OAK 25

2184 LIVE OAK 31

2272 LIVE OAK 27

2474 LIVE OAK 30



S0
1°

 1
5'

 2
4"

E
75

.9
3'

49.64'

S46° 13' 31"E
N88° 46' 29"E

138.27'
S81° 30' 23"E  296.19'

N88° 47' 27"E
80.72'

N3
2°

 0
7' 

27
"E

75
.9

0'
N

06
° 5

0'
 2

2"
W

16
8.

18
'

N
00

° 2
7'

 4
7"

E
15

6.
00

'

C1

ST
AH

L 
LA

N
E

80
' P

U
BL

IC
 R

.O
.W

.
(V

O
L.

 1
1 

PG
. 2

90
, M

.P
.R

.)

STATE HIGHWAY 46
VARIABLE WIDTH TxDOT R.O.W.

RCSJ NO. 0215-01-045
PRELIMINARY

ST
AH

L 
LA

N
E

R
.O

.W
. V

AR
IE

S

*N
O

T 
IN

 C
U

R
R

EN
T 

U
SE

*

G3S (P-104)
STORE NO.: 4028

4,993 S.F.
BLDG. HT.= 20'-0"

L100

LANDSCAPE PLAN

30 15 0 30 60

N

Qu
ikT

rip
 N

o.

A

SHEET TITLE:

SHEET NUMBER:

DIVISION:

DESIGNED BY:

1

©  COPYRIGHT QUIKTRIP CORPORATION 2011
ANY UNAUTHORIZED USE, REPRODUCTION,
PUBLICATION, DISTRIBUTION, OR SALE IN
WHOLE OR IN PART, IS STRICTLY FORBIDDEN.

OR
IG

IN
AL

 IS
SU

E 
DA

TE
:

PROTOTYPE:

VERSION:

PROJECT NO.:

DRAWN BY:
REVIEWED BY:

RE
V

DA
TE

DE
SC

RI
PT

IO
N

B

C

D

E

F

G

H

J

K

L

M

N

P

Q

A

B

C

D

E

F

G

H

J

K

L

M

N

P

Q

2 3 4 5 6 7 8 9 10 11 12 13 14 15

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

40
28

HW
Y.

 4
6 

& 
ST

AH
L 

LA
NE

BU
LV

ER
DE

,T
 E

XA
S

4028.01

P-102 (05/01/20)

001
JJV

GSC
JJV

Qu
ikT

rip
 N

o.

A

SHEET TITLE:

SHEET NUMBER:

DIVISION:

DESIGNED BY:

1

©  COPYRIGHT QUIKTRIP CORPORATION 2011
ANY UNAUTHORIZED USE, REPRODUCTION,
PUBLICATION, DISTRIBUTION, OR SALE IN
WHOLE OR IN PART, IS STRICTLY FORBIDDEN.

OR
IG

IN
AL

 IS
SU

E 
DA

TE
:

PROTOTYPE:

VERSION:

PROJECT NO.:

DRAWN BY:
REVIEWED BY:

RE
V

DA
TE

DE
SC

RI
PT

IO
N

B

C

D

E

F

G

H

J

K

L

M

N

P

Q

A

B

C

D

E

F

G

H

J

K

L

M

N

P

Q

2 3 4 5 6 7 8 9 10 11 12 13 14 15

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

E
N

G
IN

E
E

R
IN

G
&

 S
U

R
V

E
Y

IN
G

LANDSCAPE REQUIREMENTS

Landscape Schedule

HIST
E C

CT
TE

SA

ET

S
TA

I
RE

G

33

OF

4 2
ET

X

R

LD
RE

CAANDS EP A

DA
RC

Y  R  BRANDO
N

03/15/2021



SN: LD003A005NTS

SHRUB PLANTING SECTION A-A

SN: LD007A002NTS

TYPICAL LAWN SECTION
SN: LD006A004NTS

LANDSCAPE STEEL EDGING DETAIL

SN: LD008B006NTS

TREE PLANTING DETAIL - DUCKBILL

SECTION VIEW

TOP VIEW

SN: LD013A003NTS

ORNAMENTAL TREE GROUPING DETAIL

SN:NTS

NOT USED L500

LANDSCAPE DETAILS

L1 L6 L11

F1

A1

F11F6

A6

Qu
ikT

rip
 N

o.

A

SHEET TITLE:

SHEET NUMBER:

DIVISION:

DESIGNED BY:

1

©  COPYRIGHT QUIKTRIP CORPORATION 2011
ANY UNAUTHORIZED USE, REPRODUCTION,
PUBLICATION, DISTRIBUTION, OR SALE IN
WHOLE OR IN PART, IS STRICTLY FORBIDDEN.

OR
IG

IN
AL

 IS
SU

E 
DA

TE
:

PROTOTYPE:

VERSION:

PROJECT NO.:

DRAWN BY:
REVIEWED BY:

RE
V

DA
TE

DE
SC

RI
PT

IO
N

B

C

D

E

F

G

H

J

K

L

M

N

P

Q

A

B

C

D

E

F

G

H

J

K

L

M

N

P

Q

2 3 4 5 6 7 8 9 10 11 12 13 14 15

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

40
28

HW
Y.

 4
6 

& 
ST

AH
L 

LA
NE

BU
LV

ER
DE

,T
 E

XA
S

4028.01

P-102 (05/01/20)

001
JJV

GSC
JJV

Qu
ikT

rip
 N

o.

A

SHEET TITLE:

SHEET NUMBER:

DIVISION:

DESIGNED BY:

1

©  COPYRIGHT QUIKTRIP CORPORATION 2011
ANY UNAUTHORIZED USE, REPRODUCTION,
PUBLICATION, DISTRIBUTION, OR SALE IN
WHOLE OR IN PART, IS STRICTLY FORBIDDEN.

OR
IG

IN
AL

 IS
SU

E 
DA

TE
:

PROTOTYPE:

VERSION:

PROJECT NO.:

DRAWN BY:
REVIEWED BY:

RE
V

DA
TE

DE
SC

RI
PT

IO
N

B

C

D

E

F

G

H

J

K

L

M

N

P

Q

A

B

C

D

E

F

G

H

J

K

L

M

N

P

Q

2 3 4 5 6 7 8 9 10 11 12 13 14 15

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

E
N

G
IN

E
E

R
IN

G
&

 S
U

R
V

E
Y

IN
G

SN: LD001B005NTS

LANDSCAPE BED TYPE "A"

SN:NTS

NOT USED

SN:NTS

NOT USED

A11

HIST
E C

CT
TE

SA

ET

S
TA

I
RE

G

33

OF

4 2
ET

X

R

LDRE
CAANDS EP A

DA
RC

Y  R  BRANDO
N

03/15/2021



















PDD-21-02  Zoning Map Exhibit

PROPOSED
ZONING:
PDD



  
 
 
 

Page 1 of 1 

Halff Associates, Inc. 
100 NE Loop 410, Suite 200 

San Antonio, Texas 78216 
(210) 798-1895 

REVIEW MEMORANDUM 
 
 
FROM: Sam Edwards, PE, CFM 
sedwards@halff.com  
 

SUBJECT: Traffic Impact Analysis and variance request 

QuikTrip at Hwy 46 & Stahl Lane 

DATE: May 27, 2021 

    

 

Halff Associates, on behalf of the City of Bulverde, has reviewed the Traffic Impact Analysis (TIA) report 

dated 3/9/21 and variance request dated 5/7/21 for the proposed QuikTrip gas station at the southwest 

corner of Hwy 46 and Stahl Lane.  The applicant is requesting a variance to the tree protection and 

cut/fill ordinance. 

 

The applicant provided plans that show the development moved further west since last presented to the 

City in order to preserve the riparian buffer.   

 

1. Their current grading still violates the cut & fill ordinance, with both cuts and fills exceeding 4 

feet (as high as 10 feet).  Retaining walls would be as high as 13 feet. 

 

2. Their current plan proposed to remove 2 majestic trees, 3 specimen trees and 50 protected 

trees.  The applicant is requesting to re-plant 50% of the removed caliper inches and pay for the 

remaining 50% into the City’s tree fund. 

 

3. Halff believes the TIA addressed the discussion from the last scoping meeting, and we concur 

with their process and conclusions.  Halff has no comments on the TIA. 

 

4. That said, the applicant should consider the future build-out of Stahl Road in their site layout.  

Our understanding is the County intends to widen Stahl to a Minor Arterial (as shown in 

Bulverde’s MTP) with an 86-ft ROW.  This widening seems likely to occur within a few years after 

the QT would open.  This would mean what is currently shown as a right turn lane into Driveway 

2 may become a through lane.  If so, a new right turn lane would be built.  it is also conceivable 

that the widening would occur to the opposite side.  Point being, the applicant needs to make 

sure there is adequate ROW to allow for the ultimate build-out, and if not, to dedicate/set back 

far enough to accommodate it (i.e. the culverts may need to push a little bit to the west to make 

room for a future curb return). 

 

Please keep these responses in mind as the City considers the variance request. 

 

 

 

 

_________________________________ 

Sam Edwards, PE, CFM 

Halff Associates, Inc. 
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PLANNING AND ZONING COMMISSION ITEM: 
SUP-21-04 

SPECIAL USE PERMIT 
Church/Place of Worship 

 

 

MEETING DATE: June 10, 2021 
DEPARTMENT: Planning & Development 
PRESENTED BY: Susana Huerta Ramos, AICP, Planning Director 
 
REQUEST:   
Hold a public hearing and consider a request by Jeremy & Beth Wyndham, on behalf of St. 
Nicholas Episcopal Church, for the approval of a Special Use Permit to allow a Church/Place of 
Worship on an approximately 1.94-acre tract of land at 2265 Bulverde Road, Suite 102. 
 
OWNER: 
Green Hope Properties LLC 
c/o Sandra Johnson 
2265 Bulverde Road, Suite 102 
Bulverde, TX 78163 
 
APPLICANT:  
Jeremy & Beth Wyndham 
20540 State Highway 46, Suite 114 
Spring Branch, TX 78070 
 
PROPERTY INFORMATION: 
Address:  2265 Bulverde Road, Suite 102, Bulverde, TX 78163 
Legal Description: A-206 SUR-192 G HERRERA, ACRES 1.94 
Owner:  Green Hope Properties LLC 
Existing Land Use: Restaurant and Bar 
Existing Zoning: PDD, Planned Development District 

 
NOTICE: 
Public Notice:  May 26, 2021 
Personal Notice: May 27, 2021 
 
Staff sent 6 Personal Notices to properties within a 200-foot buffer of the subject property. As of 
present, Staff received no letters of support or opposition out of those 6 properties that were 
individually notified.  
 
IN SUPPORT: 0 
IN OPPOSITION: 0 
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SUMMARY: 
St. Nicholas Episcopal Church is a part of the Episcopal Diocese of West Texas. On behalf of the 
church, Jeremy & Beth Wyndham are requesting a Special Use Permit to operate a Church/Place 
of Worship on an approximately 1.94-acre tract of land that is currently being used as a 
restaurant and bar for Front Porch Bar and Grill at 2265 Bulverde Road.  
 
ANALYSIS: 
The proposed Church/Place of Worship falls under the definition of “Church or Other Place of 
Worship” in the City’s Zoning Ordinance. Church or Other Place of Worship is defined as: 

Church or Other Place of Worship. Any structure used principally for regular assembly 
for religious worship and those accessory uses or activities which are customarily 
associated therewith, such as a rectory or parsonage, but excluding a school or 
community athletic facility unless approved by special use permit. 

 
Per Section 14.01.019(b) of the Bulverde Code of Ordinances: Uses requiring a special use 
permit are listed in the table of permitted uses by zoning district. Those uses which are allowed 
by special use permit in certain districts in the table of permitted uses may be requested in those 
districts only and may not be requested in other zoning districts. In this case, the property 
currently has an overlay zoning of PDD Planned Development District and an underlying zoning 
of C-2 Commercial District. Under Section 14.04.002 of the Code, Church or Other Place of 
Worship is listed in the table of permitted uses as a use that is allowed in an C-2 Commercial 
zoning district with the approval of a special use permit. Therefore, a special use permit will be 
required for a Church/Place of Worship. 
 
The applicants written statement is attached herein. It mentions the proposed Church/Place of 
Worship for St. Nicholas Episcopal Church will hold Sunday worship services, Bible studies, 
weddings, funerals, and other similar church and community outreach events. In addition, the 
applicants are not proposing any construction, alterations, or remodeling work on the existing 
restaurant and bar for Front Porch Bar and Grill. 
 
Section 14.06.003, related to off-street parking for a Church or Other Place of Worship requires: 
One space for each 2.5 seats in the main worship area. Also attached are exhibits depicting the 
proposed worship area and existing parking spaces on the subject property. According to both 
exhibits, the proposed number of seats in the main worship area (110) would comply with the 
existing number of parking spaces (44) that are required by ordinance.  
 
SUGGESTED CONDITIONS: 
Staff typically does not make a recommendation, but respectfully requests that the following 
conditions be added if the request is granted: 

1. All applications submitted for this property are subject to the requirements of the 
Bulverde Code of Ordinances. 

2. The proposed Church/Place of Worship must comply with the attached site plan exhibits. 
3. The maximum number of occupants in the proposed Church/Place of Worship shall not 

exceed that allowed per the certificate of occupancy. 
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4. The proposed Church/Place of Worship shall not have a negative effect on the health, 
safety, or welfare of the public or surrounding properties. 

5. No other special uses are allowed under this special use permit.  
 
CONSIDERATIONS FOR EVALUATION: 
City Code provides direction to the Planning & Zoning Commission and City Council regarding 
the procedures and considerations involved in potentially granting any Special Use Permit. More 
specifically, Section 14.01.019(d) of the Code of Ordinances states:  
 

“Every special use permit granted under the provisions of this article shall be considered 
as an amendment to the zoning ordinance and zoning map as applicable to such 
property, and shall be adopted as a separate ordinance. In granting such permit, the city 
council may impose such conditions as may be necessary to promote and protect the 
public health, safety, order, morals, convenience, prosperity and general welfare. Said 
conditions shall be complied with by the grantee before a certificate of occupancy may be 
issued…” 

 
ATTACHMENTS:   

A. Application 
B. Letter of Authorization 
C. Statement of Purpose 
D. Aerial Map 
E. Conceptual Site Plan Exhibits 

  







St. Nicholas Episcopal Church 
Proposed Uses 
May 9, 2021 

 

St. Nicholas Episcopal Church is a church plant of the Episcopal Diocese of West Texas. We began on 
December 8, 2019. We have been renting space at Family Fitness on US 281 just north of SH 46 in Spring 
Branch.  

We are looking to rent, and possibly purchase, Front Porch Bar and Grill, located at 2265 Bulverde Road 
in Bulverde, TX. 

So that the current owner’s operations are not impacted due to our renting the property, we are 
requesting a new Special Use Permit (SUP) without deleting the existing SUP (Ordinance 302-10-03-09, 
dated 4/9/2010), to allow the proposed new uses without deleting any of the uses currently allowed. 
Our proposed additional uses for the space include the following: 

• Sunday Worship (times may vary) 
o 8:30 AM Outdoor Worship 
o 9:30 AM Indoor Worship 
o 5:30 PM Indoor Worship 
o Worship for special events and Christian holy days 
o Seating for up to 175 people per service 

• Sunday School Classes 
o After worship services 

• Bible Studies and Small Group meetings: 
o 3-5 per week 
o Class sizes of up to 12 people 

• Weddings, funerals, dinners, special worship events and other similar church events 
o Seating for up to 175 people per event 

• Community Outreach events and activities 
o Creative Spirituality Retreats/Workshops (cooking, art, music, writing etc.) with up to 50 

people per event 
o Flexible work space with free WiFi – seating for up to 25 people 
o Vacation Bible School, Children and Youth Group activities 
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PLANNING AND ZONING COMMISSION ITEM: 
ZC-21-02 

ZONE CHANGE 
383 Shadow Ridge 

MEETING DATE: June 10, 2021 
DEPARTMENT: Planning & Development 
PRESENTED BY: Susana Huerta Ramos, AICP, Planning Director 

REQUEST:   
Hold a public hearing and consider a request by Larry Gawlik for the approval of a Zone Change 
from a R-2 Residential Zoning District to a R-1 Residential Zoning District for Lot 11, Comal 
Trace Subdivision Unit 1, generally located at 383 Shadow Ridge. 

APPLICANT:  
Larry Gawlik 
383 Shadow Ridge 
Bulverde, TX 78163

PROPERTY INFORMATION: 
Legal Description: Lot 11, Comal Trace 1 
Owner: LWG3C LP c/o Larry Gawlik 
Existing Land Use: Single-Family Residential 
Existing Zoning: R-2, Residential District
Proposed Zoning: R-1, Residential District

NOTICE: 
Public Notice:  May 26, 2021 
Personal Notice: May 27, 2021 

Staff sent 13 Personal Notices to properties within a 200-foot buffer of the subject property. As 
of present, Staff received no letters of support or opposition out of those 13 properties that were 
individually notified.  

IN SUPPORT: 0 
IN OPPOSITION: 0 

SUMMARY: 
The applicant, Larry Gawlik, is requesting a Zone Change from a R-2 Residential Zoning 
District to a R-1 Residential Zoning District in order to allow the construction of a caretaker’s 
quarters on Lot 11, Comal Trace Subdivision Unit 1, generally located at 383 Shadow Ridge. 
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Attached herein is the applicant’s written statement which provides more detail of the requested 
zone change.  
 
ANALYSIS: 
The subject property is currently zoned R-2 Residential District. According to the table of 
permitted uses in Section 14.04.002 of the Bulverde Code of Ordinances, a caretaker’s quarters 
is not permitted in a R-2 Residential District but it is permitted in a R-1 Residential District.  
 
Under the City’s Zoning Ordinance, a caretaker’s quarters is defined as: 

Caretaker’s quarters. A dwelling unit located on the same lot as the main building or 
portion of the main building, used and occupied as living quarters for persons employed 
on a full-time basis by the occupant of the premises as domestic help, such as a maid, 
gardener, chauffeur, cook, [or] ranch hand, residing on the premises. Such quarters shall 
not be rented or otherwise used as a separate dwelling and shall not have separate utility 
connections. 

 
As shown in the attached zoning exhibit, the subject property is bordered by R-2 Residential 
zoning to the south, east, and west; and C-2 Commercial zoning to the north, on the opposite side 
of State Highway 46.  
 
Per Section 14.03.004 of the Bulverde Code of Ordinances: The intent of the R-2 district is to 
provide for the development of single-family homes on lots that are large by typical suburban 
standards but are not required to meet the minimum standards for the R-1 district. Standard lot 
size in R-2 Residential ranges from one (1) to 4.99 acres. 
 
Per Section 14.03.003 of the Bulverde Code of Ordinances: The intent of the R-1 district is to 
provide for the development of single-family homes on large lots. Standard lot size in R-1 
Residential are, at minimum, five (5) acres. 
 
The subject property is approximately 2.04 acres. Therefore, it does not meet the minimum lot 
size requirement for an R-1 Residential District.  
 
As an alternative, City staff suggested to the applicant that a zone change would not be required 
if he were proposing to construct an addition to the existing single-family residence. However, 
the applicant decided to move forward with this zone change request because he would prefer the 
proposed caretaker’s quarters to be a separate dwelling unit that is detached from the main 
residence.  
 
STAFF RECOMMENDATION: 
Since the subject property does not meet the minimum lot requirements for a R-1 Residential 
District, City staff respectfully recommends DENIAL of the requested zone change application.  
     
ATTACHMENTS:   

A. Application 
B. Statement of Purpose 
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C. Aerial Map 
D. Zoning Exhibit 
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