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REGULAR PLANNING COMMISSION MEETING
NEW BRAUNFELS CITY HALL, CITY COUNCIL CHAMBERS
550 LANDA STREET
WEDNESDAY OCTOBER 3, 2018
at 6:00 P.M.
AGENDA

1) CALL TO ORDER
2) REQUEST ALL PHONES AND OTHER DEVICES BE TURNED OFF, EXCEPT
EMERGENCY ON-CALL PERSONNEL.
3) ROLL CALL: PLANNING TECHNICIAN
4) APPROVAL OF MINUTES
September 5, 2018 Drainage workshop
September 5, 2018 Regular Meeting
5) CITIZENS COMMUNICATION
This time is for citizens to address the Planning Commission on issues and items of concern not on this
agenda. There will be no Planning Commission action at this time.
6) CONSENT AGENDA
All items listed below are considered to be routine and non-controversial by the Planning Commission
and will be approved by one motion. There will be no separate discussion of these items unless Planning
Commissioner or citizen so requests, in which case the item will be removed from the consent agenda
and considered as part of the normal order of business.
a) PL-18-111 Approval of the final plat for Highland Grove Subdivision Unit 8.
(Applicant: KFW; Case Manager: M. Simmont) P 13
7) INDIVIDUAL ITEMS FOR CONSIDERATION
a) CS-18-030 Public hearing and recommendation to City Council regarding amendments to the Code
of Ordinances, Chapter 144, Zoning, Section 1.4 Definitions; and Section 5.3-2 Fences and Walls.
(Applicant: City of New Braunfels; Case Manager: M. Simmont) P 23
b) PZ-18-031 Public hearing and recommendation to City Council regarding the proposed rezoning
from “R-1” Single-Family District to “C-1B” General Business District on approximately 3.28 acres
consisting of Lot 1A, Block 2, Oak Grove Estates Subdivision Unit 2, located on the southeast
corner of the intersection of FM 306 and Oak Knot Drive.
(Applicant: Jerry Trbula; Case Manager: M. Simmont) P 47
c) PZ-18-035 Public hearing and recommendation to City Council regarding the proposed rezoning
from “R-1” Single-Family District to “C-1B” General Business District on approximately 2.53 acres
consisting of Lot 1A, Block 1, Oak Grove Estates Subdivision Unit 2, located on the northeast
corner of the intersection of FM 306 and Oak Knot Drive.
(Applicant: Steve Hall; Case Manager: M. Simmont) P 87
d) PL-18-069 Public Hearing and consideration of the replat of Lot 1, Block 6, Town Creek Subdivision
Phase 1, establishing Lots 1R1 through 1R11, with a waiver.
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(Applicant: Third Generation; H. Mullins) P 125
Waiver:
1. To allow lots with no street frontage
e) PL-18-091 Discuss and consider the master plan for Glendale Subdivision, with a waiver.
(Applicant: KFW; H. Mullins) P 153
Waiver:
1. To not require proposed street projection
f)

PL-18-092 Discuss and consider the preliminary plat for Glendale Subdivision.
(Applicant: KFW; Case Manager: H. Mullins) P 163

g) PL-18-095 Discuss and consider the master plan for Lily Springs Subdivision.
(Applicant: KFW; H. Mullins) P 171
h) PL-18-102 Discuss and consider the master plan for Travelstead Subdivision.
(Applicant: Moeller; Case Manager: M. Simmont) P 177
i)

PL-18-105 Discuss and consider the master plan for Dunlap Village Estates Subdivision, with a
waiver.
(Applicant: HMT; Case Manager: H. Mullins) P 185
Waiver:
1. To not require proposed street projection

j)

PL-18-112 Discuss and consider the preliminary plat for Heatherfield Subdivision, Unit 1, with a
waiver.
(Applicant: HMT; Case Manager: M. Greene) P 193
Waiver:
1. Temporary turnaround

k) PL-18-113 Discuss and consider the preliminary plat for Heatherfield Subdivision, Unit 2.
(Applicant: HMT; Case Manager: M. Greene) P 203

CERTIFICATION
I hereby certify that the above Notice of Meeting was posted on the bulletin board at
New Braunfels Municipal Building, New Braunfels, Texas, on this 26th day of
September 2018 at _____ p.m.

Patrick Aten, City Secretary
NOTE:

Persons with disabilities who plan to attend this meeting and who may need auxiliary aids or services such as interpreters
for persons who are deaf or hearing impaired, readers, or large print, are requested to contact the City Secretary's Office
at 830-221-4010 at least two (2) work days prior to the meeting so that appropriate arrangements can be made. The
Planning Commission reserves the right to retire into executive session concerning any of the items listed on this Agenda
whenever it is considered necessary and legally justified under the Open Meetings Act.

\\chfs-1\Departments\Planning\Planning Commission\Agendas\2018\Agenda 10-3-2018 (wed -nno).docx
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PLANNING COMMISSION
Drainage Workshop Minutes
September 5, 2018
MEMBERS PRESENT
Chair Lee Edwards
Shaun Gibson
Stanley Laskowski
John Mathis (arrived at 5:05 p.m.)
Thomas Meyer
Chad Nolte
Ron Reaves
Creighton Tubb

STAFF PRESENT
Bryan Woods, Assistant City Manager
Stacy Snell, Planning & Community Development Assistant Director
Greg Malatek, Public Works Director
Garry Ford , City Engineer
Melissa Reynolds, Assistant City Engineer
Nathan Brown, Assistant City Attorney
Mark Enders, Watershed Program Manager
Holly Mullins, Senior Planner
Matt Greene, Planner
Matthew Simmont, Planner
Maddison O'Kelley, Planning Technician

MEMBERS ABSENT
Vice Chair Jerry Sonier
The above meeting was called to order by Chair Edwards at 5:03 p.m. in the New Braunfels Council
Chambers.
ROLL CALL
Roll was called, and a quorum declared.
PRESENTATION AND DISCUSSION
Presentation and discussion regarding a general overview of development drainage and drainage
easement requirements.
(Presenter: Garry Ford, City Engineer; Requestor: Tom Meyer, Commissioner)
Commissioner Meyer shared his opening remarks regarding his concerns with the current maintenance
and enforcement of drainage systems and his hopes to amend these issues in the code with Staff's
assistance.
Garry Ford presented the development drainage overview.
Commissioner Reaves inquired how master drainage plans are produced and when physical review or
inspection of drainage systems takes place.
Mr. Ford answered master drainage plans are made by the developer's engineers and physically reviewed
by Staff during site construction inspection.
Commissioner Reaves stated he was concerned with a lack of enforcement regarding field inspections and
physical review of drainage systems. He further stated he believes there should be enforcement regarding
developer's communication with Homeowners Associations to ensure better maintenance of easements.
Mr. Ford described the inspection and site review process.
Discussion then followed regarding the two-year warranty on public infrastructure.
Chair Edwards asked if the warranty typically covers an entire subdivision or each plat.
Mr. Ford stated a different warranty typically covers each unit of a subdivision .
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Chair Edwards stated that two years is an insufficient amount of time given subsequent units using these
drainage systems because the warranty will be long over before HOAs have control.
Discussion followed.
Chair Edwards asked if there was a current factor for excess detention from development.
Mr. Ford stated cu rrentl y post-development flows must equal pre-development flows at a minimum.
Mrs. Reynolds described situations in which development has already exceeded detention requirements
and noted freeboard requirements.
Discussion followed regarding excess detention.
Commissioner Meyer expressed concern regarding Staff's policy on cita ti ons for failure to maintain drainage
systems. He asked what it would take to require drainage review of the entire subdivision .
Mrs. Reynolds stated that in spection is done with construction plan review.
Discussion followed .
Commissioner Reaves asked if there is a mechanism to require a bond for the entire subdivision.
Mr. Ford stated it cou ld be achieved th rough amendment to the Ordinance.
Commissioner Reaves then asked how Staff can ensure HOAs are notified of their maintenance
responsibilities.
Mr. Ford stated a forma l maintenance schedule could be facilitated and passed by City Council as a code
amendment.
Discussion followed .
Commissioner Laskowski asked who conducts the storm water calculations for drainage design.
Mr. Ford stated the developer's engineers.
Commissioner Laskowski expressed concerns regarding variables in development, such as the square
footage of homes, that can affect runoff and storm water drainage.
Mr. Ford stated variables are taken into consideration when reviewing drainage plans.
Discussion then followed regarding constructi on plans as related to final plats.
Chair Edwards requested staff investigate and present back to Planning Commission the following: 1.
Current status of complaints, 2. Recommended maintenance plans and transfer of maintenance
responsibilities between developer, owner, builder and HOA, 3. Additional detention requirements, and 4.
Add itional bonding requirements for entire the subdivision drainage system .
ADJOURNMENT
There being no further business, the Chair adjourned the training at 5:54 p.m .

Chair

Date
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PLANNING COMMISSION
Regular Meeting Minutes
September 5, 2018
MEMBERS PRESENT
Chair Lee Edwards
Shaun Gibson
Stanley Laskowski
John Mathis
Thomas Meyer
Chad Nolte
Ron Reaves
Creighton Tubb

STAFF PRESENT
Stacy Snell, Assistant Director
Nathan Brown, Assistant City Attorney
Melissa Reynolds, Assistant City Engineer
Holly Mullins, Senior Planner
Matt Greene , Planner
Matthew Simmont, Planner
Maddison O'Kelley, Planning Technician

MEMBERS ABSENT
Vice Chair Jerry Sonier
The above meeting was called to order by Chair Edwards at 6:06 p.m. in the New Braunfels Council
Chambers.
ROLL CALL
Roll was called, and a quorum declared .
ELECTION OF OFFICERS
Motion by Commissioner Tubb, seconded by Commissioner Meyer, to re-elect Chair Edwards as Chair.
The motion carried (8-0-0).
Motion by Commissioner Meyer, seconded by Commissioner Tubb, to elect Commissioner Reaves as Vice
Chair.
Motion by Comm issioner Laskowski, seconded by Commissioner Gibson , to re-elect Vice Chair Sonier as
Vice Cha ir.
Roll was called , Commissioner Reaves was elected as Vice Chair wi th four votes and Commissioners
Sonier receiving three.
APPROVAL OF MINUTES
Motion by Commissioner Meyer, second ed by Commissioner Laskowski, to approve the amended regu lar
meeting minutes of August 7, 2018. Motion carried (8-0-0).
CITIZENS COMMUNICATION
None.
CONSENT AGENDA
PL-18-099 Approval of the amending master plan for the Heatherfield Subdivision.
(Applicant: HMT; Case Manager: M. Greene)
PL-18-079 Approval of the final plat for Titan Industrial NB Park, Unit 2.
(Applicant: Cude; Case Manager: M. Greene)
PL-18-0104 Approval of the final plat for Titan Industrial NB Park, Unit 3.
(Applicant: Cude; Case Manager: M. Greene)
Motion by Commissioner Laskowski, seconded by Commissioner Mathis, to approve the consent agenda
with Staff recommendations. Motion carried (8-0-0).
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ITEMS FOR CONSIDERATION
Chair Edwards announced item PZ-18-027 has been withdrawn and postponed and invited the applicant
to make a statement per their request.
Akhil Momin, 3050 Tamarron Blvd , stated he chose to withdraw his application due to inconsistency with
the Comprehensive Plan . He stated he will revisit his plans for the property and choose a use that
benefits the neighborhood and its residents.
Chair Edwards recused himself at 6:15 p.m.
PZ-18-025 Public hearing and recommendation to City Council regarding the proposed rezoning of
1 acre out of the L. Salinas Survey-458 , Abstract 531, Comal County, Texas, addressed at 318 FM
1863, from " APD" Agricultural/Pre-Development District to "C-1 B" General Business District.
(Applicant: Carlton Henk; Case Manager: M. Greene)
Mr. Greene presented the Staff report and recommended approval.
Vice Chair Reaves asked if anyone wished to speak in favor.
No one spoke.
Vice Chair Reaves asked if anyone wished to speak in opposition.
Derek Graham, 917 Koolabah Avenue, wished to speak in opposition. He stated he was representing the
New Braunfels Christian Academy adjacent to the subject property. He said had concerns regarding the
permitted uses in the "C-1 Boo General Business District and how several of them could affectlhe well-being
of the ch ildren attending the school.
Motion by Commissioner Meyer, seconded by Commissioner Laskowski, to close the public hearing .
Commissioner Mathis stated he was concern ed because the intended use of the property was not being
specified .
Vice Chair Reaves stated he was also concerned regarding the broad range of uses permitted in the "C1BOO General Business District.
Discussion fol lowed.
Commissioner Gibson, seconded by Commissioner Meyer, motioned to approve the proposed rezoning ,
however, to change the requested zoning district to the "C-1A" Neighborhood Business District.
Commissioner Meyer asked why the "C-1A" zoning district was chosen.
Commissioner Gibson explained the "C-1 A" zoning designation would allow the property to conform with
the adjacent properties and would limit the more intense uses permitted in the "C-1BOO zon ing district.
Discussion followed.
The Commission invited the applicant to speak and explain the request.
Carlton Henk, the applican t, stated he does not have an intended use for the property. He stated the
requested zone change was intended to make it easier to sell the property.
Discussion followed.
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Motion by Commissioner Gibson, seconded by Commissioner Meyer, to recommend approval to City Council
regarding the proposed rezoning of 1 acre out of the L. Salinas Survey-458 , Abstract 531, Comal Cou nty, Texas,
addressed at 318 FM 1863, from "APD" Agricu ltu ral/Pre-Development District to "C-1A" Neighborhood Business
District. Motion carried (6-2-0) with Commissioner Mathis and Comm issioner Nolte in opposition .
Chair Edwards returned to the dais at 6:32 p.m.
PZ-18-026 Public hearing and recommendation to City Council regarding the proposed rezoning to
apply a Special Use Permit to allow the short-term rental of a single-family residence in the "C-3"
Commercial District addressed at 730 S. Mesquite Avenue.
(Applicant: Robert Hudson; Case Manager: H. Mullins)
Mrs. Mullins presented the Staff report and recommended approva l with the following conditions:
1. The applicant will complete construction of the paved driveway on Mesqu ite Avenue.
2. The residential character of the property must be maintained .
3. The property will remain in compliance with the approved site plan. Any significant changes to the
site plan will require a revision to the SUP.
Chair Edwards invited the applicant to speak.
Rob Hudson, 730 S. Mesquite, stated he was the applicant. He said he believes a short-term rental facility
would be the best use of the property and described how he would comply with the City's short-term rental
policy.
Chair Edwards asked if anyone wished to speak in favor.
Tracy Ford , 1464 Hillview Avenue, stated she was in favor.
Chair Edwards asked if anyone wished to speak in opposition.
No one spoke.
Motion by Commissioner Laskowski, seconded by Commissioner Meyer, to close the public hearing.
Discussion followed regarding the regulati on of short-term rental facilities.
Motion by Comm issioner Meyer, seconded by Commissioner Gibson, to recommend approval to City Cou ncil
regarding the proposed rezoning to apply a Special Use Permit to allow the short-term rental of a single-fam ily
residence in the "C-3" Commercial District addressed at 730 S. Mesquite Avenue. Motion carried (8-0-0).
PZ-18-029 Public hearing and recommendation to City Council regarding the proposed rezoning to
apply a Special Use Permit to allow the short-term rental of a single-family residence in the " C-1 "
Local Business District addressed at 132 East South North Street.
(Applicant: East North Properties LLC; Case Manager: M. Greene)
Mr. Greene presented the Staff report and recommended approval with the following conditions:
1. The existing residential character and appearance of the building must be maintained .
2. The SUP will be in compliance with the approved site plan . Any significant changes to the site plan
will require a revision to the SU P.
Discussion followed regarding the alley access, parking and the existing gravel driveway.
Commissioner Meyer and Commissioner Gibson expressed concern regard ing the permitted occupancy of 10
people considering the size of the home.
Discussion followed.
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Commissioner Laskowski requested a workshop to be scheduled to discuss revising the current short-term rental
ordinance.
Chair Edwards invited the applicant to speak.
Chris Snider, 160 E. North St, stated he was the applicant. He provided a history of the property and stated he
believed the best use of the property would be a short-term rental facility. He informed the Commission he lives in
the home immediately adjacent to the property and would therefore be able to maintain it and enforce the City's
policies.
Chair Edwards asked Mr. Snider if he would accept limiting the occupancy to 6.
Mr. Snider said yes.
Chair Edwards asked if anyone wished to speak in favor.
Rex Ledbetter, 436 and 412 Union, wished to speak in favor. He stated he believed short-term rentals would
benefit the neighborhood. He then stated he hoped to open a short-term rental facility in the area in the future.
Chair Edwards asked if anyone wished to speak in opposition .
Karen Boyd , 189 Camp St, wished to speak in opposition . She stated she believes a short-term rental facility would
disturb the existing residents of the neighborhood.
Motion by Commissioner Meyer, seconded by Commissioner Nolte, to close the public hearing. Motion carried (80-0) .
Discussion followed regarding the existing and future land use map.
Motion by Commissioner Meyer, seconded by Commissioner Gibson, to recommend approval to City Council
regarding the proposed rezoning to apply a Special Use Permit to allow the short-term rental of a single-family
residence in the "C-1 " Local Business District addressed at 132 East South North Street, with a condition to limit
the maximum occupancy to 6, and with Staff recommendations. Motion carried (8-0-0).
PZ-18-030 Public hearing and recommendation to City Council regarding the proposed rezoning to
apply a Special Use Permit to allow the short-term rental of a single-family residence in the "R-3"
Multifamily District addressed at 274 N. Liberty Avenue.
(Applicant: Meadows Investment; Case Manager: H. Mullins)
Mrs. Mullins presented the Staff report and recommended approval with the following conditions:
1. The applicant will obtain building permits and complete necessary repairs to make the structure safe to
occupy.
2. The residential character of the property must be maintained .
3. The property will remain in compliance with the approved site plan . Any significant changes to the site plan
will require a revision to the SUP.
Discussion followed regarding the enforcement of the three conditions.
Chair Edwards invited the applicant to speak.
Terry Adams, 274 N. Liberty Avenue, stated she was the applicant. She described her intentions to renovate the
existing structure and stated short-term rentals will be a temporary use.
Commissioner Laskowski asked the applicant if she was opposed to limiting the short-term rental occupancy.
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Ms. Adams said no, but it was not her preference.
Chair Edwards asked if anyone wished to speak in favor.
James Griffith, 242 N. Liberty Avenue, wished to speak in favor. He gave a brief history of the property and stated
he is pleased the applicant is willing to renovate the property.
Chair Edwards asked if anyone wished to speak in opposition .
No one spoke.
Motion by Commissioner Laskowski, seconded by Commissioner Tubb, to close the public hearing. Motion carried
(8-0-0).
Discussion followed regarding the permitted occupancy.
Commissioner Laskowski expressed concerns regarding occupancy and the number of bathrooms provided .
Discussion followed.
Motion by Commissioner Meyer, seconded by Commissioner Tubb, to recommend approval to City Council
regarding the proposed rezoning to apply a Special Use Permit to allow the short-term rental of a single-family
residence in the "R-3" Multifamily District addressed at 274 N. Liberty Avenue with Staff recommendations. Motion
carried (7-1-0) with Commissioner Laskowski in opposition .
PZ-18-032 Public hearing and recommendation to City Council regarding the proposed rezoning of
approximately 40.9 acres out of the A M Esnaurizar Survey, Abstract 20, located on the northwest
corner of the intersection of State Highway 46 South and Saengerhalle Road from "APD"
Agricultural/Pre-Development District and "R-2" Single-Family and Two-Family District to "C-1B"
General Business District and "ZH-A" Zero Lot Line Home District.
(Applicant: Craig Hollmig; Case Manager: M. Simmont)
Mr. Simmont presented the Staff report and recommended approval.
Vice Chair Reaves stated he was concerned regarding drainage and the density of ZH-A lot sizes.
Mr. Simmont stated the ZH-A zoning designation is still considered low-density residential despite the small
lot size requirement.
Chair Edwards invited the applicant to speak.
Thor Thornhill, a representative of the applicant, stated the ZH-A zoning deSignation was chosen because it would
allow for the developer to sell the homes at an affordable rate. He informed the Commission a large portion of the
property falls within a drainage easement and will therefore limit the buildable area of the property.
Discussion followed regarding the drainage easement.
Commissioner Meyer asked how many units were being proposed .
Mr. Thornhill said approximately 104 units.
Chair Edwards asked if anyone wished to speak in favor.
No one spoke.
Chair Edwards asked if anyone wished to speak in opposition .
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Denise Smith, 365 Copper Path , wished to speak in opposition . She stated the intersection of Saengerhalle Road
and State Highway 46 is already too congested . She also informed the Commission there is Texas Historical
Cemetery on the property which she hopes will be preserved .
Peter James, 1398 Fall Cover, wished to speak in opposition . He stated he was concerned with the impact the
development wi ll have on traffic in the area . He further stated he does not believe the lots will address the need for
affordable housing.
Louis Cavallaro, 1342 Jericho Ridge, wished to speak in opposition . He expressed concerns regarding traffic
congestion and safety. He further described the issue of limited visibi lity when turning on to State Highway 46.
Judy McCarthy, 1340 Copper Path , wished to speak in opposition. She stated he she had concerns regarding
traffic safety, drainage, and the impact the development will have on her property's value.
Mr. Thornhill clarified the cemetery will be protected because the existing drainage easement will development
near it.
Discussion then followed regarding the affordability of the lots.
Shawn Gabbard, 1380 Copper Path, wished to speak in opposition. He expressed concerns regarding the impact
on traffic. He stated he does not believe a stop light will be installed on Saengerhalle and Highway 46. He further
detailed the frequency of traffic accidents in the area.
Motion by Commissioner Laskowski, seconded by Vice Chair Reaves, to close the public hearing . Motion carried
(8-0-0).
Discussion followed regarding workforce housing.
Motion by Commissioner Gibson, seconded by Commissioner Meyer, to recommend approval to City Council
regarding the proposed rezoning of approximately 40 .9 acres out of the A M Esnaurizar Survey, Abstract 20 ,
located on the northwest corner of the intersection of State Highway 46 South and Saengerhalle Road from "APD"
Agricultural/Pre-Development District and "R-2" Single-Family and Two-Family District to "C-1 B" General Business
District and "ZH-A" Zero Lot Line Home District. Motion carried (8-0-0).
PL-18-096 Discuss and consider the master plan for The Casinas at Gruene Subdivision.
(Applicant: KFW; Case Manager: M. Simmont)
Mr. Simmont presented the Staff report and recommended approval with the following reccommendation:
1. The location of the proposed western intersection wi th Hanz Drive may require adjustment to meet
City standards as part of the preliminary plat review.
Vice Chair Reaves expressed concern regarding emergency access.
Discussion fo llowed.
Mrs. Reynolds clarified emergency access will be reviewed and required by the Fire Marshal with the subm ittal of
public infrastructure permits.
Commissioner Tubb stated he had concerns regarding upholding a standard of high connectivity.
Chair Edwards invi ted the applicant to speak.
Nick Reynolds, KFW engineers, stated the type of development will affect the need for right-of-way access.
Chad Johaneson, 1251 Lakefield Canyon , stated there are existing intense uses adjacent to the property and the
intention was to have phased intensity to create a buffer for sing le-family residences.
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Commissioner Tubb stated development can still be phased and meet adequate access.
Commissioner Laskowski inquired what type of barriers will be used to limit through traffic.
Mr. Reynolds stated a gate had been discussed with the Fire Marshal.
Discussion followed regarding emergency access.
Motion by Commissioner Meyer, seconded by Commissioner Gibson, to approve the master plan for The Casinas
at Gruene Subdivision with Staff recommendations. The motion carried (8-0-0).
PL-18-098 Discuss and consider the final plat for the E&S Subdivision, with waivers.
(Applicant: Mawyer; Case Manager: H. Mul lins)
Waivers: 1. To not provide temporary turnarounds
2. To not provide sidewalks along perimeter streets
Mrs. Mu llins presented the Staff report and recommended approval with the waivers and with the following
recommendations:
1. Update sidewalk note on the plat to reflect when , where, and by whom 4-fooot sidewalks will be
constructed or the date of City Council approval of the sidewalk waiver if applicable .
2. Payment of park fees of $600.
Motion by Commissioner Meyer, seconded by Commissioner Mathis, to approve the final plat for the E&S
Subdivision with Staff recommendations. Motion carried (8-0-0).
DIRECTORS REPORT
Briefing on Envision New Braunfels Comprehensive Plan
(Stacy Snell , Planning and Community Development Assistant Director)
Mrs. Snell briefed the Commission on anticipated Staff projects resulting from the adoption of the Envision
NB Comp Plan .
Chair Edwards requested a workshop to be scheduled to address the concerns raised by the Commission
regarding short-term rental occupancy and the creation of an 'R-5' Residential District.
ADJOURNMENT
There being no further business, Chair Edwards adjourned the meeting at 8:10 p.m.

Chair
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Planning Commission Agenda Item Report
October 3, 2018
Agenda Item NO.~)
Presenter - Matthew Simmont, Planner
(830) 221-4058 - msimmont@nbtexas.org

Subject:

Approval of the revised final plat for Highland Grove Subdivision, Unit 8.

Plat information:
Case #:
Owner!
Applicant:

PL-18-111

Velma Development, LLC. (Gordon Hartman)
1202 Bitters, Bldg 1, Suite 1200
San Antonio, TX 78216

Engineer:

KFW Engineers (Burt Wellmann, P.E.)
162 West Mill Street
New Braunfels, TX 78130
(830) 220-6042

Description:

17.26 acres of residential development

Waivers:

None

Background:
The subject property is located in the "Highland Grove" Planned Development District
on the southeast side of Morningside Drive, south of the intersection with Rueckle
Road . Units 1, 2, 3, 4A, 4B, 5, 6 and 7A have been recorded and are under construction
or complete . Units 7B, 8 and 10 have been approved by the Planning Commission but
are not yet recorded.
The proposed revised final plat of Unit 8 is located adjacent to Units 4B, 5 and 9, and
consists of 74 single-family residential lots that are subject to the development
standards of the Highland Grove Planned Development District. The proposed plat
includes adjustments to the proposed residential and common lots resulting from
engineering and design of the subdivision that are consistent with the Concept Plan and
Master Plan.
Drainage:
The City's Engineering Division has reviewed preliminary drainage as required by
Section 118-51 .g of the Platting Ordinance and in accordance with the requirements of
Chapter 143 Municipal Drainage Utility Systems, and the Drainage and Erosion Control
and Design Manual. Final review will occur with construction plans that must be
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approved prior to plat recordation. No portion of the property is located within the 1%
chance annual flood zone.
Utilities:
Water, wastewater and electric service will be provided by New Braunfels Utilities . Utility
Easements have been provided as requested by New Braunfels Utilities . Utilities will be
extended as part of this plat and construction plans must be approved prior to plat
recordation.
Transportation:
Regional Transportation Plan
This plat is in compliance with the City's Regional Transportation Plan . There is a
proposed 60-foot Minor Collector that will be constructed with the extension of
Highland Vista as a part of this plat.
Hike and Bike:
This plat is in compliance with the City's Hike and Bike Trails Plan and no right-of-way
dedication or hike and bike trail construction is required as there are no proposed trails
within or adjacent to this subdivision.
Sidewalks:
Four-foot wide public sidewalks will be constructed per City standards 3 feet from the
back of the curb by the owner at the time of building permit along all streets. Sidewalks
will also be installed at the time of street construction along the street frontage of all
common lots.
Roadway Impact Fees:
The subject property is subject to Roadway Impact Fees and is hereby assessed the
fees for Service Area 5 with the approval of this plat. The Impact Fees will be collected
at time of building permit as indicated in the then current fee schedule for the intended
use.
Parkland Dedication And Development:
This development is subject to the 2006 Parkland Dedication and Development
Ordinance. The subdivision has satisfied the parkland requirements with development
of a 4.9 acre park and payment of fees. No additional parkland development or fees are
required.
Staff Recommendation:
Staff recommends approval of the plat as it is in compliance with the platting ordinance,
the Amended "Highland Grove" Planned Development District Concept Plan,
Development Standards and Master Plan with the following requirements prior to plat
recordation:
1. Subdivision construction plans for public improvements must be approved prior
to plat recordation.
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Attachments:
1.
Aerial and Regional Transportation Plan Map
2.
Application
3.
Reduced Plat (full size plat provided in packet)
4.
Photographs
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Receipt No.:
Case No:

Planning & Community Developm ent Department
550 Landa Street
New Braunfels, Texas 78130
(830) 221·4050
www.nbtexas.orq

Submittal dale

RECEIVED
2
AUG 2 2018
BY: .. K·.C.g.OIN.E.......

offlce use only

Final Plat Submittal Checldist
Applicant Name: Burt Wellmann, P.E.

* By signing this I am acknowledging I have read the Instruction s and all requ ired

uments are provided In this submittal

Plat name: Hig hland Grove Unit 8
INSTRUCTIONS:
1. Provide the submittal package to Planning Division Staff at t he department counter located In City Hall.
2, Submittals are due by 4:00 p,m, On the subdivisi on submittal date. See attached schedule,
3, The most current application is located on the City's website (Applications) for your reference.
4, Incomplete or late applications cannot be accepted forrevi ew.
5. Place a check mark on each line if you have complied with tha t Item . Indicat e w ith N/A if th e item does not apply
to your subdivision. If th ere are any questions regarding subd ivision regulations, the applicant shou ld cons ult the
source law, City ordinances can be obta ined from the City of New Braunfels at our website. Code of Ordinances
6, All required plans must be folded simply to 8 y," X 9" in size with plat name vis ible (no sma ller, no larger and no
accordion folds)
7. All PDFs must have a minimum resolution of 300 dpi
8, Items 1-8 are required with submittal AND grouped in th e orders shown with document tvpe label visible,
Applicant

_

L

1) 17 double-sided copies of completed & signed application/checklist (meetin g dates fill ed in)

lli8

2) City Engineer Public Infrast ructure Improvement Plans Approva l Letter

'- L

'- Z

L
L

V

lli8

/

3) Copy of deed showing cu rrent ownershi p
4) 17 copies af fin al plat-folded as specified in #6 above
5) 3 copies of survey showing existing Im provements/structu res on subject property
7) 6 copies of approved Preliminary Plat with approval letter (preliminary plat approved:
8) Base Application Fee: $1,250.00
. Complet eness Check)

0

Ves ONo)

+ 3% tech fee = $37 .00 (Additional Fees will be invoiced after

Additional Items:

.J.. /

6 copies of approved Master Plan with approval letter (master plan approved : I2'IVes 0 No)

_

3 copies of approved Development Agree ment (development agreement approved: OVes ONo)

lli8
/'

-I

~ .!

/ .L
lli8

PO development districtONol2'IVes = 1 copy of the PO development standards and concept/det ail plan
Residentia l Subdivision = 2 copies of parks proposa l letter (res id entia l subd ivisions), If the park plan has
been approved prior to this subm ission, submit copy of approved plan,
3 copies oITIA Worksh eet (TIA required:~ No

0

Ves:

0

Level l

0

Level 2

0

l evel 3)

TIA 1 hardcopy & 1 PDF on USB drive
Current deed restrictions fo r Townhouse/Ze ro Lot Li ne Subdivisions (City does not enforce deed restrictions)
3 copies of written justification for wa iver(s)
3 copies of all separate Instrum en ts shown on plat
List of approved street names

Final Plat Application and Submittal Checklist

(updated as of 8·7-1 8)
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r~~ New Braunfels
,' Cttyof

Final Plat Application & Checklist

Case No,: PL-18-_ _ _

1. Proposed Subdivision Plat Name: Highland Grove

Unit No.,--,,8_ __

Nearest Street Intersection: 0.4 mile S. of intersection of Morningside Dr, and Highland Vista
Acreage: 17.26
Quantity of proposed lots:

2.

Boundaries: City Limits:

74
~

_ _Com.

Res,

_ _Park

County: ~ Comal

In D Out

__ Drainage

_ _ Open Space

D Guadalupe

School District:DCISD ~ NBISD D Other_ _ _ __
Adjacent TxDOT Roadway:

D

Ill! No

Yes

Utility District: ~NBU D GVEC ~ AT&T
3.

Preliminary Plat:

~

D GBRA D Green Valley ~ Other Centerpoint Energy and Spectrum

Yes

D

Date approved: March 13, 2017

No

If yes, provide a copy of Preliminary Plat and verify conformance,
4,

Subdivision Master Plan:

~

0

Yes

No

Date approved: March 21, 2017

If yes, provide a copy of the Master Plan and verify conformance

5. Planned Development District:

D No

~

Yes

Date approved: March 13,2017

Ord. No, _ _ _ __

If yes, provide a copy of the POD development standards and concept/detail plan and verify conformance
6,

Public infrastructure proposed with subdivision. ~ Water
~ Stormwater

~

Wastewater

Construction plans approved?

0

Yes

Da

~

Streets (including private)

No

Construction plans approved/date and agency:_C"""u"'rr"'e"'n"-Uy'-"in-'--"-th-'>e'--'-P'-'ro"-'c"'e"'s"'s'--_ _ _ _ _ _ _ __ _ __
7,

Licensed Engineer/Surveyor: KFW Engineers & Surveying, Attn: Burt Wellmann, P.E,
Mailing Address: 162 West Mill St., New Braunfels, TX 78130
Telephone: (830) 220-6042

Email: BWelimann@KFWEngineers.com

8. Waiver(s) approved with the Master Plan or Preliminary Plat:__N=/A-'--_ _ _ _ _ _ _ _ _ _ _ _ __
If yes, provide copy of approval letter,

9. Waiver(s) requested ($150-$300 each):._ _-'-N"'/A'-'-_ _ _ _ _ _ _ _ __ _ _ _ _ _ _ _ __
Justification for waiver(s) in compliance with NBCO Sec, 118-11 must be attached in separate document.

10. Present use of the property:,"'A:..!9"'r"'ic"u"'lt"'u,.,re'--_ _ _ _ _ _ Current Zoning: .!P,-,D~D",-_ _ _ _ _ _ _ _ __
11. Proposed use(s) of the property: Single-Family Residential
12. Traffic Impact Analysis document required per NBCO Sec. 114-99, Sec. 118-46: Worksheet Attached
Worl<sheet (always)

TIA per worksheet:

~

None

D Levell

D Level 2

D Level 3

If previously approved, provide a copy of the Traffic Impact Analysis and verify conformance

13. Is the property subject to any liens, encumbrances, or judgments?

D Yes

Da

No

, If yes, provide details on a separate sheet. Permission from any lien holder(s) and/or removal of any
encumbrances or judgments will be necessa ry prior to filing of a plat with the County Clerk's office,

14. Is any part of the property in a regulatory floodway? D Yes

~ No

15. Is any part of the property in a regulatory floodplain? DVes

Da

No

IMPORTANT NOTES:
All staff comments must be addressed by the resubmittal date, It not, the plat will be rejected and will NOT be
forwarded to the Planning Commission,
•
For plats on TxDOT right-ot-way, it is highly recomm ended th at a permit be submitted to TxDOT prior to su bmitting
, th e plat application,
• All new plats must be reviewed by the Park Development Manager In the Parks and Recreation Department, (830)
•

221-4358,
Final Plat Application and Submittal Checklist

(updated as or 8-7-18)

Page 3 017

19

wi

..

'"

..

..

ATTACHMENT 3

20

I •

L"__ _
V.J.S/A amn9IH

,

21

Highland Vista entrance into the subd ivision

Typical condition of the subject property.
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r:~U.• New Braunfels
CityOf

"-

SUBJECT:

Planning Commission Agenda Item Report
October 3,2018
)
Agenda Item No. '1[0..
Presenter - Matthew Simmont, Planner
(830) 221-4058 - msimmont@nbtexas.org

Public hearing and recommendation to City Council regarding
amendments to the Code of Ordinances , Chapter 144, Zoning, Section
1.4 Definitions; and Section 5.3-2 Fences and Walls.

BACKGROUND / RATIONALE:
Case No.:
CS-18-030
Council District:

All

Applicant:

City of New Braunfels

Staff Contact:

Matthew Simmont
msimmont@nbtexas.org
(830) 221-4058

Background/rationale:
The Zoning Ordinance currently includes a provision subject to consideration for revision
with this proposal:
• Where a multifamily or non-residential development is adjacent to land used or
zoned only for single-family or two-family development, a six-foot tall (minimum) to
eight-foot tall (maximum) masonry wall must be installed and maintained by the
commercial/multifamily property owner/developer as a buffer between the
properties and must be consistent with any pre-existing masonry wall.
In 2012, the Zoning Ordinance was modified to require that a buffer between residential
and either multi-family or non-residential uses be provided to include shade trees and a
wall constructed of masonry. This was required for all parts of town with an intent to
protect the residential use from potential negative impacts of the non-residential/multifamily uses . At the time of adoption, fiber cement was an accepted "masonry" product as
part of the non-residential design standards. Therefore, fiber cement has been considered
an accepted finish material for these walls and some commercial projects have included
residential buffer walls constructed with a fiber cement board and/or panel finish.
Concern has since arisen from residential property owners who do not feel fiber cement
provides the quality and durability that was originally intended with the residential buffer
wall regulations. Their concerns include appearance, sound transmission, overall
durability, and quality of construction. In light of these concerns, City Council directed staff
to bring forward clarifying amendments.

Page 1 of 2
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The subject proposal is to provide a specified list of construction materials that may be
used for a residential buffer wall , excluding fiber cement.
ADDRESSES A NEEDIISSUE IN A CITY PLAN OR COUNCIL PRIORITY·
City PlanlCouncil
Pros:
" Yes
Priority:
Action
2.8:
Establish
or expand
Envision New Braunfels
architectural standards for quality of design
across the city. The proposed ordinance
Pros and Cons Based
seeks to improve the quality and aesthetics
on Policies Plan
of new construction within the City while
maintaining standards that protect the
health and safety of the citizenry, and
flexibility for a variety of types and costs of
materials.
Action 3.6: Pro actively provide a
regulatory environment that remains
business and resident friendly. The
proposed amendments to the current
regulations also include corrections and
clarification that will improve administration
of the code.
Cons:
N/A

FISCAL IMPACT:
N/A
STAFF RECOMMENDATION:
Staff recommends approval of the proposed code amendments as drafted in Attachment
1. The proposed changes will set a higher standard for residential buffers in the City,
improve clarity of intent and will help staff process permits more efficiently.
ATTACHMENTS:
1. Draft amendments to Sections 1.4 Definitions , and 5.3-2 Fences and Walls with
strikeouts (deletions) and underlines (additions) .
2. Chapter 144, Section 1.4
3. Chapter 144, Section 5.3-2
\\chfs-1\Departments\Plan ning\CCAge nda\Ordinance Amendments\Ch 144 Sec 5.3-2 Fences and Walls 2018\PC Staff Report.docx

Page 2 of 2
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Sec. 144-1.4. - Definitions.
For the purpose of this chapter, certain words and terms as used herein are defined as follows:
Words used in the present tense include the future; words in the singular number include the plural,
and vice versa; the word "building" includes the word "structure;" the word "shall" is mandatory and not
directory; the term "used for" includes the meaning "designed for" or "intended for."

*****

Fence. A tangible enclosure or barrier generally erected to provide a boundary or separation of
properties.

*****

Wall. A solid vertical structure of building material allowed by this chapter or other chapters of the
city code as applicable that forms the exterior of buildings, separates portions of buildings or separates
properties.

*****

Sec. 144-5.3. - Landscaping , tree preservation, public trees, screening , fences , buffering and lighting .

*****

5.3-2. Fences and walls.

(a)

Maximum height of fence or wall:
(1)

Non-residential, multifamily and park: Eight feet.

(2)

One- or two-family: Eight feet.

Ornamental features may be placed on top of the screening fence or wall so long as the
features obstruct less than 50 percent of the opening on top of the fence or wall.
(b)

No fence or wall shall be constructed in any required front yard, except fences and walls no
tal ler than 36 inches unless the fence is at least 50 percent open , in which case the fence may
be four and one-half feet tall.

ATTACHMENT 1
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(c)

If an existing, legally non-conforming building has less than the required setback, the front yard
shall be measured from the front building line.

(d)

A fence from the front or rear corners of a building may extend through the side yard at the
maximum height allowed.

(e)

Permit required . All fences and walls require building permits and must comply with all
permiUplan review submittal requirements including engineered foundation when necessarv.

(f)

Public easement. Fences within public easements. Fences within a public easement shall have
a gate or removable panel to allow for maintenance access to such easement. The entity
responsible for the public easement must approve the fence.

(g)
(h)

Fences are prohibited within drainage easements.
Residential buffer wall
Where a multifamily or non-residential development is adjacent to land used or zoned only for
single-family or two-family development, a six foot tall (minimum) to eight foot tall (maximum)
FAaS9Rry solid screen residential buffer wall must be installed and maintained by the
commercial/multifamily property owner/developer as a buffer between the properties. The wall
must be constructed of any of the following materials: aREI FA~st l3e G9RsisteRt witR aRY jlre
existiR9 FAaS9Rry wall.
.!

Brick .

.!

Stone .

.!

Cast stone

.!

Rock .

.!

Marble,

.!

Granite .

.!

Split-face concrete block,

.!

Poured-in place concrete, or

.!

Precast concrete .

In no instance shall any residential buffer wall be constructed of fiber cement, such as James
Hardie brand products or equivalent.
Any new buffer wall must be consistent with any pre-existing wall so lonq as it meets the
materials requirements above.

ill

Exemption.

(-1-)ill In the event that the owner(s) of the adjacent residential property intended to be
protected object to the FAaS9Rry residential buffer wall, they may submit their objection
in writing to the planning and community development department. Upon receipt of the
written objection, the planning and community development department will authorize
an exemption from the requirement that a FAaSoRry residential buffer wall be erected
for that single property line.
~illl

In order to maintain feAGewall design consistency in the event that multiple single- or
two-family residential properties abut the multifamily or non-residential development
along a single linear property line:
•

All owners of property adjoining a single linear property line of the exemption
request shall be notified.
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•

A two-thirds (2/3) majority of the adjoini ng property line (measured in length of
shared property line) must be represented by written opposition from the
adjoining property owners in order for the mas9Rf)' residential buffer wall
exemption to be ad ministrati vely auth orized along that lin ear pro perty lin e.

Example of Majibr4lY
Legend
~·:· ::·:I Commercial Property
~ ResldenUal Property in Favor of Masonry Wall

~ ResldenUal Property Objects to Ma"onrY:JJOIII

Example of Majority Objection
Legend
\,:,::,:1 Commercial Property
~ ~esldential Property in Favor of Buffer Wall

~

ResldenUal Property Objects to Buffer Wall

28

~iliil

Before a certificate of occupancy (C of 0) can be issued for any subsequent
commercial/multi-family
development,
any
previous
exemption
from
the
masonryresidential buffer wall requirement is voided and must be re-evaluated.
Maintenance. Any fence or wall erected by the commercial or multi-family development,
regardles s of material used, must be maintained by the commercial or multi-family
property owner/developer.

*****
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1.4 Definitions.
For the purpose of this Chapter, certa in words and terms as used herein are defined as follows:
Words used in the present tense include the future; words in the singu lar number include the plural,
and vice versa; the word "building" includes the word "structure;" the word "shall" is mandatory and
not directory; the term "used for" includes the meaning "designed for" or "intended for."
Accessory Dwelling means a separate, complete housekeeping unit with a separate entrance,
kitchen, sleeping area, and full bathroom facil ities, which is an attached or detached extension to
an existing single-family structure.
Accessory Structure or use means a subord inate bu ilding having a use customarily incident to
and located on the lot occupied by the main building; or a use customarily incident to the main use
of the property.
Alley means a minor public right-of-way, not intended to provide the primary means of access to
abutting lots, wh ich is used primarily for vehicular service access to th e back or sides of properties
otherwise abutting a street.
Alternative tower structure shall mean clock towers, bell steeples, light poles, and similar
alternati ve -design mounting structures .
Amusement devices/arcade (also video arcade) means any building , room, place or
establishment of any nature or kind, and by whatever name called, where more than ten percent
(10%) of the public floor area is devoted to four (4) or more amusement devices that are operated
for a profit, whether the same is operated in conjunction with any other business or not, including
but not limited to such Amusement devices as coin-operated pinball machines, video games,
electronic games, shuffle boards, pool tables or other similar Amusement devices. However, the
term "amusement device", as used herein, sha ll not include musical devices, billiard tab les which
are not coin-operated, machines that are designed exclusively for small children, and devices
designed to train persons in athletic skills or golf, tennis, baseball, archery or other similar sports.
Amusement services (indoors) means an am usement enterprise that is wholly enclosed within a
building which is treated acoustically so that noise generated by the enterprise is not perceptible at
the bounding property line, and that provides activities, services and instruction for the
entertainment of customers or members, but not includ ing amusement arcades. Uses may include,
but are not limited to, the following: bowling alley, ice skating rink, martial arts club , racquetbal l or
handball club, indoor tennis courts or club, indoor swimm ing pool or scuba divi ng facility, and other
similar types of uses.
Amusement services (outdoors) means a n amusement enterprise offering entertainment or
games of skill to the general public for a fee wherein any portion of the activity takes place outdoors
and including, but not limited to, a golf driving range, archery range, miniature golf course, batting
cages, go-cart tracks, amusement parks, and other similar types of uses.
Antenna shall mean any exterior apparatus designed for telephonic, radio, or television
communication through the sending andlor receiving of electromagnetic waves.
Apartment means a room or a suite of rooms within an apartment house arrang ed, intended , or
designed for a place of residence of a single fam ily, individual, or group of individuals.
Apartment house means same as "M ultifamily dwelling."
Artist studio means a work space for artists or artisans, including individuals practicing one of the
fine arts or skilled in an applied art or craft.

ATTACHMENT 2
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Assembly Hall means a building or portion of a building in wh ich facilities are provided for civic,
educational, political, relig ious, or socia l purposes.
Attic means the area between roof fram ing and the ceiling of the rooms below that is not habitable,
but may be reached by ladder and used for storage or mechanica l equipment. Improvement to
habitable status shall make it a story.
Auto Supply Store for New and Factory Rebuilt Parts means th e use of any building or other
premise for the primary inside display and sale of new or used parts for automobiles, panel trucks
or vans, trailers, or recreation veh icles.
Bar or Tavern means a commercial establishment, under license from the Texas Alcohol and
Beverage comm ission (TABe) , which is principally engaged in the retai l sale of alcoholic ·
beverages, with food only incidental to the sale of alcohol.
Base zoning district zoning district means the zoning district, or com bination of zoning districts,
which will be applied to the subject property contained in a PD . Except as specifically altered
throug h changes or modifications agreed to in the PO land use plan and development standards,
the regu lations applicable to the base zoning district will apply.
Basement means a story partly or wholly underground . For purposes of height measurement, a
basement shal l be counted as a story where more than one-half of its height is above the average
level of the adjoining ground .
Battery charging station means an electrical component assembly or cluster of component
assemblies designed specifi cally to charge batteries within electric vehicles, wh ich meet or exceed
any standards, codes, and regulation s set forth .
Bed and Breakfast Inn or Facility(s) means a dwelling or grouping of dwellings at which breakfast
is served and sleeping accommodations are provided/offered in rooms or unattached units (e.g .,
cabins) for transient guests for compensation.
Block means a piece or parcel of land entirely surrounded by public hig hways or streets, other than
Alleys. In cases where the platting is incomplete or disconnected, the Planning Director shall
determine the outline of the block.
Boardinghouse means a building other than a hotel, where lodging or meals are provided for five
or fewer persons for compensation, pu rsuant to previous arrangements, but not with rental or lease
peri ods less than one month.
Building means a structure enclosed within exterior walls, built, erected and framed of a
combination of materials, whether portable or fixed, having a roof, to form a structure for the shelter
of persons, animals, or property.
Bulk storage. Bu lk storage of fuel and fl ammable liquids (except liquefied petroleum gas) shall be
any aboveground tank for storage of subject liquids wh ich exceeds 500 gallons water capacity, or
any facility for which the total aggregate capacity of belowground storag e tan ks shall exceed 50,000
gallons. Bulk storage of liquefied petroleum gas shall be any facility for which the total aggregate
capacity of storage tanks (including truck and/or trailer tanks) exceeds 2,000 gallons water
capacity.
Cabin means a small one story house built and designed for temporary use.
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Cemetery means land used or intended to be used for the burial of the dead and dedicated for
cemetery purposes including columbarium's, mausoleums, and fun eral establishments, when
operated in conjunction with and within the boundary of such cemetery.
Child day care (business) means a commercial ch ild ren's nu rsery business or place designed for
the care or training of unrelated ch ildren for less than 24 hours a day.
Church/place of worship means a building for regular assembly for religious worship wh ich is
used primarily and designed for such purpose and those accessory activities which are customarily
associated therewith, and the place of residence for ministers, priests, nuns or rabbis on the
prem ises, that is tax exempt as defined by State law. For the purposes of this Chapter, Bible study
and other similar activities which occur in a person's primary residence shall not apply to this
definition.
Civic organization is a civic organization is a group of people who hold regula r meetings and work
towards a common goal. Examples of such civic org an izations include, but are not limited to,
women's and men 's clubs, Kiwanis (and other philanthropic groups), and business associations.
Clinic means a facility providing medical, psychiatric, or surgical service for sick or injured persons
exclusively on an out-patient basis, including emergency treatment, diagnostic services, training,
administration , and services to outpatients, employees, or visitors. The term "clinic" includes
immediate care facilities, where emergency treatment is the dominant form of care provided at the
facility.
Club Private means Buildings and facilities owned or operated by a corporation , association,
person, or perso ns for a social , ed ucational, or recreational purpose, but not primarily for profit
which inures to any individual and not primarily to render a service which is customarily done as a
business.
Common open space is private property under common ownership, designated as recreation
area, private park (for use of property owners within the subd ivision) , play lot are a, or ornamental
areas open to general view.
Community home means a place where not more than six (6) phys ically or mentally impaired or
handicapped persons are provided room and board, as well as supervised care and rehabilitation
by not more than two (2) persons as licensed by the Texas Department of Mental Health and Mental
Retardation (also see Chapter 123 of the Human Resources Code - Community homes for Disabled
persons Location Act). The limitation on the number of persons wi th disabilities applies regardless
of the legal relation ship of those persons to one another.
Condominium means a form of real property with portions of the real property designated for
separate ownership or occupancy, and the remainder of the real property designated for common
ownersh ip or occupancy solely by the owners of the portions. Real property is a condominium only
if one or more of the common elements are directly owned in undivided interests by the unit owners.
Real property is not a condominium if all of the common elements are owned by a legal entity
separate from the unit owners, such as a corporation, even if the separate legal entity is owned by
the unit owners.
Conforming means in compliance with the regulations of the pertinent zoning district.
Contractor's office/sales (with outside storage) means a building , part of a building, or land area
for the constru ction or storage of materials, equipment, tools, products, and veh icles.
Contractor's Shop means an establishment used for the indoor repair, maintenance, or storage
of a contractor's veh icles, eq uipment, or material s, and may include the contractor's business
office.
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Contractor's Storage Yard means an unenclosed portion of the lot or parcel upon which a
construction contractor maintains its principal office or a permanent business office. Designation of
the lot or parcel as a contractor's storage yard would allow this area to be used to store and maintain
construction equipment and other materials customarily used in the trade carried on by the
construction contractor. If permitted to be used in this manner, the entire lot or parcel would then
be classified as a "contractor's storage yard" and will be required to conform to all applicable zoning
district standards and other legislative regulations.
Convenience Store With (or Without) Fuel Sales means a retail establishment selling food for
off-premises consumption and a limited selection of groceries and sundries, including possibly fue l,
if pumps are provided . Does not include or offer any automobile repair services.
Corporation includes any officer, employee or agent of a corporation .
Country Club means land area and buildings containing golf courses, recreational facilities, a
clubhouse, and other customary accessory uses, which is open only to members and their guests.
Court means an open , unoccupied space, other than a yard , on the same lot with the building or
group of buildings and which is bounded on two or more sides by such building or buildings.
Coverage, building. Building coverage means the lot area that is covered by all buildings located
thereon, including the area covered by all overhanging roofs and canopies.
Coverage, lot. Lot coverage means the combined area of all yards on a given lot.
Crematorium (also known as a crematory) means a facility used for the purification and reduction
of bodies by fire .
Curb level means the elevation of the established curb in front of a building measured at the center
of such front.
Deck means a roofless platform, either freestanding or attached to a building that is supported by
pillars or posts.
Density means the number of dwelling units per gross acre of subdivision , excluding any areas
that are nonresidential in use.
Department means the department, division or personnel otherwise designated by the city
manager to administer or enforce any or all of the provisions of this Chapter.
Depth of rear yard means the horizontal distance between the rear line of the main building and
the rear lot line.
Developer means an individual , partnership, corporation or governmental entity undertaking the
subdivision or improvement of land and other activities covered by this Chapter, including the
preparation of a subdivision plat showing the layout of the land and the public improvements
involved therein. The term "developer'" is intended to include the term "subdivider", even though
personnel in successive stages of a project may vary.
Development means the construction of one or more new buildings or structures on one or more
building lots, the moving of an existing building to another lot, or the use of open land for a new
use. "To develop" shall mean to create development.
Distance Between Buildings means the shortest horizontal distance between the vertical walls of
two structures.
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Drip-line means a vertical line extending from the outermost portion of the tree canopy to the
ground .
Drive-through means an establishment that dispenses products or services to patrons who remain
in vehicles.
Duplex means a building designed as a single structure, containing two separate living units, each
of which is designed to be occupied as a separate permanent residence for one family or in two
separate structures on one lot.
Dwelling means a building or stru cture or portion thereof designed for occupancy by one family for
residential purposes as a single housekeeping un it. In no case shall a motor home, trailer coach,
automobile chassis, tent, or portable building be considered a dwelling.
FAA shall mean the Federal Aviation Administration.

Fafade means a side of a building or accessory structure which consists of a separate architectural
elevation as viewed horizontally from the ground , street or other nearby location. The area of a
facade is defined by the outer limits of all of its visible exterior elements. Separate faces of a building
oriented in the same direction or within 45 degrees of each other are considered part of the same
facade.
Family. Two or more persons who are related by blood, marriage, adoption or guardianship, living
together and occupying a single housekeeping unit with sing le kitchen facilities, or a group of not
more than five persons living together by joint agreement and occupying a sing le housekeeping
unit with single kitchen facilities, on a nonprofit, cost-sharing basis.
Family home (adult care in place of residence). A facility that regularly provides care in the
caretaker's own residen ce for not more than six adults at any given time. No outside employment
is allowed at the facility. This facility shall conform to Chapter 42 of the Human Resources Code of
the State of Texas, as amended, and in accordance with such standards as may be promulgated
by the Texas Department of Human Resources.
Family home (child care in place of residence). A facility that regularly provides care in the
caretaker's own residen ce for not more than six ch ildren under 14 years of age, excluding the
caretaker's own children, and that provides care after school hours for not more than six additional
elementary school siblings of the other children given care. However, the number of children,
including the caretaker's own , provided care at such faci lity shall not exceed 12 at any given time .
No outside employment is allowed at the facility. This facility shall conform to Chapter 42 of the
Human Resources Code of the State of Texas, as amended, and in accordance with such
standards as may be promulgated by the Texas Department of Human Resou rces.
FCC, shall mean the Federal Communications Commission .
Floodplain. An area of land that is subject to a one percent or greater chance of flooding in any
given year, based on developed conditions existing as of the date a development application is
accepted for filing , and not based on projected or anticipated future build-out for a watershed .
Food or Grocery Store. A store having 10,000 square feet or more of floor area devoted principally
to the sale of food and household goods which usually includes a bakery and meat market.
Frontage. Lineal distance measured along all abutting street rights-of-way.
Garage, detached. A private garage wholly separated and independent of the principal building .
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Garage, public. A building or portion thereof, designed or used for the storage, sale , hiring, care
or repair of motor vehicles, which is operated for commercial purposes.
Governing authority. sha ll mean the City Council of the City of New Braunfels, Texas.
Governmental agency means any department, agent, or employee of the City of New Braunfels,
Cou nty of Comal, State of Texas, United States Government as well as any public utility, school
district or other political subdivision of the State of Texas.
Gross floor area. The tota l area of a building measured by taking the ou tside dimensions of the
build ing at each floor level intended for occupancy or storage.
Group home. A group home means a place that provides care for ch ild ren in accord ance wi th
chapter 42 of the Texas Human Resources Code. For city regulatory purposes, the following
definitions from chapter 42 of the Texas Human Resources Code will be considered a group home.
Agency foster group home. An agency foster group home means a facility that provides
care for seven to 12 children for 24 hours a day, is used only by a licensed child-placing
agency, and meets department standards.
Foster group home. A foster group home means a child-care facility that provides care
for seven to 12 children for 24 hours a day.
Health Care Facility. Any facility, place, or building maintained and operated to provide medical
care. Health ca re faci lities include but are not limited to hospitals, nursing homes, intermediate care
facilities, clinics, and home health agencies, all of wh ich are licensed by the state department of
health services and defined in the Texas Health and Safety Code.
Heavy load vehicle. A self-propelled vehicle having a manufacturer's recommended Gross Vehicle
Weight (GVW) of greater than 16,000 pounds (including trai lers), such as large recreational
vehicles (orig inally manufactured as RVs, not converted), tractor-trailers , buses, vans, and other
similar vehicles. The term "truck" shall be construed to mean "heavy load vehicle" unless
specifically stated otherwise.
Heavy machinery sales and storage. A building or open area used for the display, sale, rental or
storage of heavy machinery, tractors or similar machines, or a group of machines which function
together as a unit.
Height. The vertical distance of a structure measured from the average elevation of the finished
grade surrounding the structure to the highest point of the structure.
Height, tower, shall mean, when referring to a tower or other structu re , the distance measured
from the natural ground level to the highest point on the tower or other stru cture, even if said hig hest
point is an anten na.
Heliport. An area of land or water or a structural surface that is used, or intended for use, for the
landing and taking off of helicopters, and any appurtenant areas that are used, or intended for use,
for heliport buildings and other heliport facilities.
Helistop. The same as a "Heliport", except that no fueling, defu eling, ma intenance, repairs, or
storage of helicopters is permitted .
Helistop, Hospital. A helistop limited to serving helicopters engaged in air ambulance.

35

Heritage tree means any tree attaining a circumference of one-half of the state record for that tree
species as defined by the Texas Forest Service or having a trunk circumference of 75 inches or
more (about 24 inches in diameter) measured four and one half feet (4 %') above the ground .
Home Occupation. An occupation carried on in a dwelling unit, or in an accessory building to a
dwelling unit, by a resident of the premises, which occupation is clearly incidental and secondary
to the use of the premises fo r residential purposes.
Hospital, general. An institution providing primary health services and medical or surgical care to
persons, primarily inpatients, suffering from illness, disease, injury, deformity, and other abnormal
physical or mental conditions and including , as an integral part of the institution , related facilities,
such as laboratories, outpatient facilities, training faci lities, medical offices, and staff residences.
Hospital, rehabilitation. An establishment that offers services, facilities, and beds for more than
24 hours for two or more unrelated individuals who are regularly admitted, treated, and discharged
and who require services more intensive than room, board , personal services, and general nursing
care; has clinical laboratory facilities, diagnostic x-ray facilities, treatment facilities , or other
definitive medical treatment; has a medical staff in regular attendance; and maintains records of
the clinical work performed for each patient.
Hotel. A facility offering transient lodging accommodations to the general public.
Household. Five or fewer people not a family or a family living together in a sing le dwelling unit,
with common access to and common use of all living and eating areas and all areas and facilities
for the preparation and serving of food within the dwelling unit. See also the definition of Family.
Industrial Use. The manufacture, fabrication, processing , or reduction of any article, substance,
or commodity or any other treatment thereof in such a manner as to change the form, character or
appearance thereof. In addition , it shall include trucking facilities, warehousing , storage facilities,
businesses serving primarily industry, and similar enterprises. Industrial Use shall not include miniwarehouselself storage.
Industry, heavy. Uses engaged in the basic processing and manufacturing of materials or products
predominately from extracted or raw materials, or a use engaged in storage of, or manufacturing
processes using flammable or explosive materials, or storage or manufacturing processes that
potentially involve hazardous conditions. "Heavy industry" shall also mean those uses engaged in
the operation , parking, and maintenance of vehicles, cleaning of equ ipment or work processes
involving solvents, solid waste or sanitary waste transfer stations, recycling establishments, truck
terminals, public works yards, and container storage.
Industry, light. A use that involves the manufacturing, production, processing, fabrication ,
assembly, treatment, repair, or packaging of finished products, predominantly from previously
prepared or refined materials (or from raw materials that do not need refining). Warehousing,
wholesaling , and distribution of the finished products produced at the site is allowed as part of this
use.
Industry, medium. Enterprises in which goods are generally mass produced from raw materials
on a large scale through use of an assembly line or similar process, usually for sale to wholesalers
or other industrial or manufacturing uses. Medium industry produces moderate external effects
such as smoke, noise, soot, dirt, vibration, odor, etc.
Junkyard or Automotive wrecking and salvage yard. An outdoor place where a person stores
three or more vehicles for the purpose of dismantling or wrecking the vehicles to remove parts for
sale or for use in automotive repair or rebuilding .
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Kennel. The boarding, breeding, raising, grooming, or training of two or more dogs, cats, or other
household pets of any age not owned by the owner or occupant of the premises, andlor for
commercial gain.
Kiosk (Providing a Service). A small, free-standing, one-story accessory structure having a
maximum floor area of one hundred (100) square feet and used for retail purposes, such as
automatic teller machines or the posting of temporary information or posters, notices and
announcements. If a kiosk is to be occupied, it shall have a minimum floor area of 50 square feet.
Kitchen. Any room or portion of a room within a building designed and intended to be used for the
cooking or preparation of food.
Laboratory, support. A facility for scientific laboratory analysis of natural resources, medical
resources, and manufactured materials. The' scientific analysis is generally performed for an
outside customer, to support the work of that customer. This category includes environ mental
laboratories for the analysis of air, water, and soil ; medical or veterinary laboratories for the analysis
of blood, tissue, or other human medical or animal products. Forensic laboratories for analysis of
evidence in support of law enforcement agencies would also be included in this category.
Landscaped area means the area of a lot wh ich is devoted to and consists of plant material
adaptable to this region , includ ing but not limited to trees, shrubs, grass, vines, ground cover, and
other plant materials, along wi th planters, brick, stone walkways, natural forms, wa ter forms, and
other landscape features, but not includ ing any paved area of smooth concrete or asphalt
Lot. A parcel of land occupied or to be occupied by one building, or group of bu ildings, a nd the
accessory buildings or uses customarily incident thereto, including such open spaces as are
required under thi s Chapter.
Lot, corner. A lot abutting upon two or more streets at their intersection. A corner lot shall be
deemed to front on that street on wh ich it has its least dimension.
Lot coverage. See Coverage, Lol.
Lot depth. The length of a line connecting the midpoints of the front and rear lot lines.
Lot, double frontage. Any lot, not a corner lot, with frontage on two streets that are parallel to each
other or within 45 degrees of being parallel to each other.
Lot frontage. The length of street frontage between property lines.
Lot, interior. A lot whose side lines do not abut upon any street.
Lot lines. The lines bounding a lot as defined herein .
Lot line, front. The boundary between a lot and the street on which it fron ts.
Lot line, rear. The boundary line which is opposite and most distant from front street line ; except
that in the case of uncertai nty the Planning Director shall determine the rear line.
Lot line, side. Any lot boundary line not a front or rear line thereof. A side line may be a part lot
line, a line bordering on an alley or place or a side street line .
Lot, through. An interior lot having frontage on two streets.
Lot width. The horizontal distance between side lines, measured at the front building line, as
established by the minimum front yard requirement of this Chapter.
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Figure 1 - Types of lots
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Maunfacture home community. A unified development of home spaces restricted to HUD-code
manufactured home use, wi th community facilities and permitted permanent buildings; this
development bein g located on a single tract of land under one ownership and meeting the
requirements of all applicable Chapters .
Manufactured home HUD-code. A structure constructed on or after June 15, 1976 according to
the rules of the Un ited States Department of Housing and Urban development, transportable in one
or more sections , which , in trave ling mode, is eight body feet or more in width or 40 body feet or
more in length, or, when erected on-site is 320 or more square feet, and wh ich is built on a
permanent chassis and designed to be used as a single dwelling wi th or without a perman ent
found ation when con nected to the requ ired utilities, and includes the plumbing, heating , air
condition ing , and electrical systems.
Manufactured home subdivision. Any parcel of land changed, resubdivided or rea rran ged into
two or more parts, for the purpose of accommodating the location of HUD-code manufactured
homes thereon.
Manufacturing, light. The manufacture, predominantly from previously pre pared materials, of
finish ed products or parts, including processing, fabrication , assembly, treatment and packaging of
such produ cts, and incidental storage, sales, and distribution of such products, but excluding basic
industrial processing and custom manufacturing.
Medical facilities :
Medical clinic or office. A facility or group of offi ces for one or more physicians for the
exam ination and treatment of ill and afflicted human outpatients provided that patients are
not kept overnight except under emergen cy cond itions.
Dental office or doctor's office. Same as medical cl inic.
Hospital. (see definitions of Hospital, general and Hospital, rehabilitation .
Sanitarium. An institution providing health facilities for inpatien t medical treatment or
treatment and recuperation making use of natural therapeutic agents.
Mini-warehousel self-storage. Small individu al storage units for rent or lease, restricted solely to
the storage of items. The cond uct of sales, business or any other activity within the individual
storage units, other than storage, shall be prohibited.
Mobile home. A structure that was constructed before June 15, 1976, transportable in one or more
sections, which, in the traveling mode, is eight body feet or more in width or 40 body feet or more
in length , or, when erected on-site is 320 or more square feet, and which is built on a permanent
chassis designed to be used as a single dwelling with or without a permanent foundati on when
connected to the requ ired utilities, and includes the plu mbing, heating , air conditioning, and
electrical systems.
Microbrewery. A facility for the production and packaging of malt beverages of low alcoholic
content for distribution, retail, or wholesale, on or off premise, with a capacity of not more than
15,000 barrels per year. The development may include other uses such as a standard restaurant,
bar or live entertainment as otherwise permitted in the zoning district.
Multifamily dwelling. A building or portion thereof, arranged, intended, or designed for occupancy
by three or more families, being separate quarters and living independently of each other.
Multifamily also means three or more dwelling units on a single lot or parcel, whether attached or
detached.
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Nonconforming use. A use, building or yard which does not, by reason of design , use, or
dimensions con form to the regulations of the district in which it is situated . It is a legal
nonconforming use if established prior to passage of this Chapter, and an illegal nonconforming
use if established after the passage of this Chapter and not otherwise approved as provided herein.
Oak wilt means a disease caused by the fungus Ophiostoma faga cearum (Ceratocystis
fagacearum) .
One family dwelling. A detached bui lding arranged , intended , or designed for occupancy by one
fami ly.
Owneris the person or entity having legal title to the property or a lessee, agent, employee or other
person acting on behalf of the title holder with authorization to do so .
Parking lot means a paved surface designed and ord inarily used for parking of employee and
customer passenger vehicles. The term does not include parking garages or any area used for the
sale, display or storage of motor vehicles or areas where vehicle dealerships park their inventory.
Parking space. Space for the parking or temporary storage of one motor vehicle, not on a public
street or alley, having a driveway connecting the parking space with a street or al ley permitting free
ingress and eg ress without encroachment on the street or alley.
Pavement, permeable. A pavement system with traditional strength characteristics, but which
allows rainfall to percolate through it rather than running off. A permeable pavement system utilizes
either porous asphalt, pervious concrete, or plastic pavers interlaid in a running bond pattern and
either pinned or interlocked in place . Porous asphalt consists of an open graded coarse aggregate
held together by asphalt with sufficient interconnected voids to provide a high rate of permeability.
Pervious concrete is a discontinuous mixture of Portland cement, coarse aggregate, admixtures,
and water which allow for passage of runoff and air.
Pawn shop. An establishment where money is loaned on the security of personal property pledged
in the keeping of the owners. The retail sale of primarily used items is also allowed , provided that
the sale of such items complies with local, State and Federal regulations.
Person. The word "person" when used in this Chapter shall , for the purpose of this Chapter, mean
every natural person, firm , partnership, association, corporation or society, and the term "person"
shall include both singular and plural, and the masculine shall embrace the feminine gender.
Place. An open, unoccupied space other than a street or alley permanently established or
dedicated as the principal means of access to property abutting thereon.
Planning Director means the Director of Planning and Community Development or his/her
designee.
Porch A one-story, usually covered entrance to a building, with or withou t a separate roof, that is
not used for livable space and extends along the building.
Premises. A parcel or tract of land or one or more platted lots under the same ownership and use,
together with the build ings and structures located thereon .
Private club. An establishment providing social or dining facilities which may provide alcoholic
beverage service, to an association of persons, and otherwise falling within the definition of, and
permitted under the provisions of, that portion of Title 3, Chapter 32, Vernon's Texas Codes
Annotated, Alcoholic Beverage Code, as the same may be hereafter amended, and as it pertains
to the operation of private clubs.
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Protected tree is any tree, on the Approved Plant List (Append ix A), having a trun k circumference
of 25 inches or more (about eight inches in diameter) measured four and one half feet (4 1/2' )
above the ground. As used in the text of this Chapter, the term "protected tree" includes all heritage
trees.
Public property means all parks, esplanades, traffic islands, municipal and utility easements and
rights-of-way, and miscellaneous property owned by the city.
Public trees mean s all trees and shrubs having 50% or more of its diameter, measured at existing
grade, resting on public property.
Reconstruction. The rehabilitation or replacemen t of a structure which either has been damaged,
altered or removed or which is proposed to be altered or removed to an extent exceeding 50% of
the replacement cost of the structure at the time of the damage, alteration or removal.
Recreational vehicle. Any travel trailer, pickup camper, motor home, camping trailer, tent trailer,
or similar vehicle which is designed for human habitation.
Removal as applied to trees means uprooting, severing the main trunk of the tree or any act which
causes, or may reasonably be expected to cause the tree to die, including but not limited to,
damage inflicted upon the root system by machinery, storage of materials, or soil compaction :
substantially changing the natural grade above the root system or around the tru nk; excessive
pruning ; or paving with concrete, asphalt, or other impervious materials in a manner wh ich may
reasonably be expected to kill the tree.
Residential District means the following zoning districts: R-1 , R-1A-43.5, R-1A-12, R-1A-8, R-1A6.6, R-2, R-2A, B-1 , B-1A, TH , TH-A, ZH, ZH-A, SND-1, ADSD and WNSD. This includes all Special
and Plan ned Development Districts identified as Residential unless otherwise specified within the
Special District.
Restaurant. An eating establishment where customers are primarily served at tables or are selfserved, where food is consumed on the premises, and wh ich may include a drive-through
window(s).
Roof Pitch. The amount of slope of the roof in terms of angle or other numerical measure; one unit
of horizontal rise for three units of horizontal shelter is expressed as "1 in 3" or "4:12.
Screening. A method of visually shield ing or obscuring an abutting or nearby use or structure from
another by fencing , walls, berms, or densely planted vegetation.
Setback line. See Figure 2 (page 19).
Single-family industrialized home (also called modular prefabricated structure or modular
home). A structure or building module, as defined under the jurisd iction and control of the Texas
Department of Labor and Standards, that is transportable in one or more sections on a temporary
chassis or other conveyance device, and that is designed to be installed and used by a consumer
as a fixed residence on a permanent foundation system . The term includes the plumbing, heating,
air-conditioning and electrical systems contained in the structure. The term does not include mobile
homes or HUD-Code manufactured homes as defined in the Texas Manufactured Housing
Standards Act (Article 52211, VAC.S.), nor does it include a recreational veh icle as that term is
defined by this code. Industrialized homes must meet all applicable local codes and zoning
regulations that pertain to construction of traditional site constructed ("stick built") homes.
Site. A tract of property that is the subject of a development application .
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Site plan. A detailed plan showing the roads, parking , footprints of all buildings, existing trees,
proposed landsca ping , parkland, open space, grading and drainage , and similar features needed
to verify com pliance with the approved land use plan and development standards.
Special Event. A festival, celebration, or gathering that involves the reservation and temporary use
of a portion of a private property that includes one or more of the following: entertainment; dancing ;
music; dramatic productions; art or cultural exhibitions; the sale of merchandise, food , or
beverages. The term does not pertain to buildings or properties that are available to the general
public and/or that host events on a regular basis, such as: the Wurstfest grounds , the Comal County
Fairgrounds, the New Braunfels Civic/Convention Center, Heritage Village, Conservation Plaza,
school grounds, private event centers, home owners' association amenity centers/property, and
any other sim ilar facility or property.
Stable, private. An accessory building for the keeping of horses , ponies, or mules owned by
occupants of the premises, and not kept for remuneration , hire or sale.
Stable, riding. A structure in which horses, ponies, or mules, used exclusively for pleasure riding
or driving, are housed, boarded, or kept for hire.
Storage, Outdoor. The storage, collection or display for more than three consecutive days , or any
part of a day for three co nsecutive days, of any products, materials, equipment, appliances,
vehicles not in service, or personal property of any kind on an unenclosed, uncovered area.
Story. That part of a building included between the surface of one floor and the surface of the floor
next above, or if there be no floor above, that part of the building which is above the surface of the
highest floor thereof. A top story attic is a half story when the main line of the wall plates is not
above the middle of the interior height of such story. A basement that is no more than four feet
above average grade shall not be considered a story.
Street. A public maintained thoroughfare or privately maintained public access easement which
affords principal means of access to property abutting thereon, and normally consists of the road
surface, ditch or curbs, and sidewalk or parking areas.
Street line. The dividing line between the street right -of-way and the abutting property, normally
to the lot property line.
Street yard is the area of a lot that lies between the street right-of-way line and the actual front wall
line of a building, as such building wall line extends from the outward corners of the building, parallel
to the street, until such imaginary extensions of such front building wall intersect the side property
lines.
.
Structure. Anything constructed or erected, which requires location on the ground, or attached to
something having a location on the ground; including, but not limited to, advertising signs,
billboards, and poster panels, but exclusive of customary fences or boundary or retaining walls.
Structural alterations. Any change in the supporting members of a building, such as bearing walls,
columns, beams or girders.
Subdivider. Any person or any agent of the person dividing or proposing to divide land so as to
constitute a subdivision, as that term is defined in this section. In any event, the term "subdivider'''
is restricted to include only the owner, equ itable owner or authorized agent of the owner or equitable
owner of land to be subdivided.
Temporary field office or construction yard or office. A structure or shelter used in connection
with a development or building project for housing on the site of temporary administrative and
supervisory functions and for sheltering employees and equipment.
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Temporary outdoor retail sales. The display and sales of products outside of a building or
structure which is not an accessory use to the retail store on the tract on which the temporary sales
will be located .
Tower. Any structu re that is designed and constructed primarily for the purpose of supporting one
or more Antennas, including self-supporting lattice towers, guy towers, or monopole towers. The
term includes radio and television transmission towers, microwave towers, common-carrier towers,
cellu lar telephone towers, and the like.
Townhouse. A "townhouse" is a single-family dwelling unit on an individual lot which is one of a
series of dwelling units having one or two common side walls with the other units in the series.
Tree is a woody plant having a well defined stem, trunk, or multi-trunk and a more or less definitely
formed crown , usually attaining a mature height of at least eight feet. For purposes of this article,
the following publications may be used as a reference in defining which plants may be classified
as trees:
(1) Texas Trees, A Friendly Guide, by Paul W. Cox and Patty Leslie, Corona Publishing.

(2) A Field Guide to Te xas Trees , by Benny J. Simpson , Texas Monthly Press.
(3) Trees of Central Texas, by Robert A. Vines, University of Texas Press, Austin , 1984.
(4) Landa Park Arboretum, Harry Landa Self-Guiding Tree Trail and Growing Guide,

published by Landa Park, New Braunfels, Texas.
Tree canopy coverage includes the percentage of the parking lot area covered by the tree canopy.
The area of the tree canopy is the sum of the drip-line areas of all trees within the lot plus the
portion of the drip-line area that lies within the lot for trees on the perimeter of the lot.
Truck Stop. An establishment engaged primarily in the fueling, servicing , repair, or parking of
tractor trucks or similar heavy commercial vehicles, including the sale of accessories and
equipment for such vehicles. A truck stop may also include overnight accommodations, showers,
or restaurant facilities primarily for the use of truck crews. Truck stops may on ly be located outside
a two mile radius of another truck stop.
Trunk circumference is the distance around the trunk of a tree measured six inches (6") above
the ground for trees to be planted and four and one half feet (4 %') above the ground for existing
trees. In the case of multi-trunk trees, the trunk circumference of the tree as a whole is the sum of
the circumferences of the two largest individual trunks.
Use. The classification of the purpose or activity for which land or buildings are designated,
arranged, intended , occupied or maintained.
Vehicle Storage Facility (VSF). A garage, parking lot, or any facility owned or operated by a
person, other than a governmental entity, for storing or parking 10 or more vehicles per year,
without the consent of the owners of the vehicles. All VSFs must be licensed by the Texas
Department of Transportation's Motor Carrier Division .
Vending. Any activity by any person involving the display, sale, offering for sale, offering to give
away, or giving away of anything of value including any food , beverage, goods, wares,
merchandise, or services.
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Wrecking yard (junkyard or auto salvage). Any lot upon which two or more motor vehicles of any
kind, which are incapable of being operated due to condition or lack of license, have been placed
for the purpose of obtaining parts for recycling or resale.
Xeriscape is a set of garden design and landscape maintenance principles that promote good
horticultural practices, efficient use of water, and means water-conserving drought-tolerant
landscaping.
Yard. An open space between a building and the nearest lot line, un occupied and unobstructed by
any portion of a structure from the ground upward. In measuring a yard for the purpose of
determining the width of a side yard, the depth of a fron t yard or the depth of a rear yard, the least
horizontal distance between the lot line and the main building shall be used.
Yard, front. A yard across the full width of the lot extending from the front line of the main building
to the front line of the lot.
Yard, rear. A yard between the rear lot line and the rear line of the main building .
Yard, side. A yard between the main building and the adjacent side line of the lot, and extending
entirely from the front yard to the rear yard thereof.
Zero lot line home. A single-family dwelling that is built adjacent to one side property line.
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Chapter 144 Zoning
5.3. Landscaping , tree preservation, public trees, screening, fences, buffering and lighting.
5.3-2. Fences and Walls.

(a) Maximum height of fence or wall:
(1) Non-residential and multifamily: 8 feet.
(2) 1 or 2 family: 8 feet.
Ornamental features may be placed on top of the screening fence or wall so long as the
features obstruct less than 50% of the opening on top of the fence or wall.
(b) No fen ce or wall shall be constructed in any required front yard, except fences and walls no
taller than 36 inches unless the fence is at least 50% open, in which case the fen ce may be
4- Y, feet tall.
(c) If an existing, legally non-conforming building has less than the required setback, the front
yard shall be measured from the front building line.
(d) A fence from the front or rear corners of a building may extend through the side yard at the
maximum height allowed .
(e) Permit required . All fences and walls require building permits .
(f) Public easement. Fences within public easements. Fences within a public easement shall
have a gate or removable panel to allow for maintenance access to such easement. The
entity responsible for the public easement must approve the fence.
(g) Fences are prohibited within drainage easements.
(h) Where a multifamily or non-residential development is adjacent to land used or zoned only for
single-family or two-family development, a six-foot tall (minimum) to eight-foot tall (maximum)
masonry wall must be installed and maintained by the commercial/multifamily property
owner/developer as a buffer between the properties and must be consistent with any preexisting masonry wall.
Exemption.
1) In the event that the owner(s) of the adjacent residential property intended to be protected
object to the masonry wall, they may submit their objection in writing to the Planning and
Community Development Department. Upon receipt of the written objection, the Planning and
Community Development Department will authorize an exemption from the requirement that
a masonry wall be erected for that single property line.
2) In order to maintain fence design consistency in the event that multiple single- or twofamily residential properties abut the multifamily. or non-residential development along a
si ngle linear property line:
A majority of the adjoining property line (measured in length of shared property line) must
be represented by written opposition from the adjoining property owners in order for the
masonry wall exemption to be administratively authorized along that linear property line.

ATTACHMENT3
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Illustration 16 Example of Majority Objection

Example of Majority Objection
Legend

r:-::·: I Commercial Property
~ Residential Property in Favor of Masonry Wall

m

Residential Property Objects to Masonry Wall

(3)
Before a certificate of occupancy (C of 0) can be issued for any
subsequent commercial/multi-family development, any previous
exemption from the masonry wall requ irement is voided and must be reevaluated.
Maintenance. Any fence or wall erected by the commercial or multifamily development, regard less of material used, must be maintained by
the commercial or multi-family property owner/developer.
(i)

The front, side or rear yard of a park may include a fence or wall no taller than 36 inches
unless the fence or wall is at least 50 percent open. Solid walls in existence at th e time of the
adoption of this section (March 24 , 2014) are allowed to be reconstructed with in 12 months of
damage or removal. This does not preclude the construction of a solid fence or wall along the
shared property line of property used or zoned for sing le or two-family residences when the
residential property is with in 175 feet of an arterial roadway.
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Cityof

~~ New Braunfels

"

SUBJECT:

Planning Commission Agenda Item Report
October 3,2018
"
Agenda Item No, -, Lb../
Presenter - Matthew Simmont, Planner
(830) 221-4058 - msimmont@nbtexas.org

Public hearing and recommendation to City Council regarding the
proposed rezoning of approximately 3.28 acres consisting of Lot 1A, Block
2, Oak Grove Estates Subdivision Unit 2, located on the southeast corner
of the intersection of FM 306 and Oak Knot Drive from "R-1" Single-Family
District to "C-1 B" General Business District.

BACKGROUND / RATIONALE:
Case No.:
PZ-18-031
Council District:

4

Owner:

Gary Spitzer - Representative and Joint Owner
417 Williams Way
New Braunfels TX, 78130

Applicant:

Jeffrey Trbula
130 Regent Pass
New Braunfels TX, 78132

Staff Contact:

Matthew Simmont
(830) 221-4058
msimmont@nbtexas.org

Background/rationale:
The approximately 3.3 acre undeveloped subject property is located on the southeast
corner of the intersection of FM 306 and Oak Knot Road within the Hoffman Lane Sub
Area . The property has approximately 800 feet of frontage along FM 306 and 200 feet of
frontage along Oak Knot Road.
The applicant is requesting the property be rezoned from R-1 to C-1 B and has indicated
proposed shopping center use for the property at this time. Due to the size of the subject
property with a maximum depth of 200 feet , a small strip center or two/three free standing
buildings is all that may be accommodated.
C-1 B zoning is intended for a broad range of office and retail uses located along or at the
intersection of major collectors or arterials that can handle the anticipated traffic volumes.
The subject property fronts FM 306, a Principal Arterial, but is shallow and located at the
entrance into a residential subdivision. Per the Zoning Ordinance, non-residential and
multifamily development adjacent property zoned or used for single or two-family
development requires residential buffering.
Page 1 of 4
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General Information:
Size: 3.28 acres
Surrounding Zoning and Land Use:
North - Across Oak Knot Dr. , R-1 I Undeveloped
South -R-1 I Single-family residence
East - R-1 I Single-family residences
West - Across FM 306, R-1 I Undeveloped
Comprehensive Plan
Commercial
• Hoffman Lane Sub Area
• Transitional Mixed Use Corridor
Floodplain:
No portion of the subject property is located within the 1OO-year floodplain .
Regional Transportation Plan:
FM 306 is identified as a 150-foot wide Principal Arterial and the current right-of-way width
is approximately 120 feet.
Oak Knot Drive is identified as a 60-foot wide Minor Collector and the current right-of-way
width is approximately 60 feet.

Improvement(s):
None
Determination Factors:
In making a decision on zoning, the following factors are to be considered:
•
Whether the permitted uses will be appropriate in the immediate area and their
relationship to the area and to the City as a whole (The C-1B District is intended
to provide areas for a broad range of office and retail uses. The district should
generally consist of retail nodes located along or at the intersection of major
collectors or thoroughfares to accommodate high traffic volumes generated by
general retail uses. The subject property is located on FM 306, a Principal Arterial,
which is intended to carry large volumes of traffic. However, the intersection is
between a Residential Collector and a Principal Arterial. Protection measures are
in place to require a residential buffer between the neighboring single-family
residences and non-residential development.);
•
Whether the change is in accord with any existing or proposed public schools,
streets, water supply, sanitary sewers, and other utilities to the area (The proposed
zone change should not conflict with the existing and proposed water supply,
sanitary sewer and other utilities in the area. The adequacy of public facilities and
utilities to serve the additional demand is evaluated by each provider. CISD and
utility providers have been notified of the proposed rezoning. Traffic impact review
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•

•

•

will be required at the time of building permit and may require traffic mitigation
measures, depending on the proposed use ofthe property.);
How other areas designated for similar development will be affected (The
proposed zone change could introduce undesirable businesses within close
proximity of homes. The subject property is shallow, fronting on FM 306 rendering
it less than desirable for residential development, but also not necessarily
appropriate for intense commercial uses especially once the required buffers are
in place.);
Any other factors that will substantially affect the public health, safety, morals, or
general welfare . (There should be no other factors that will substantially affect the
public health, safety, morals, or general welfare. Drainage, utility and traffic impact
issues will be reviewed and addressed through the development process.) ; and
Whether the request is consistent with the Comprehensive Plan . (The
Comprehensive Plan identifies this site as being with a Transitional Mixed-Use
Corridor.)

ADDRESSES A NEEDIISSUE IN A CITY PLAN OR COUNCIL PRIORITY'
Yes
City Plan/Council
Pros:
Priority:
Action 3.3: Balance commercial centers with
stable neighborhoods. Commercial zoning
Envision New Braunfels
would provide opportunities for retail and
Pros and Cons Based
services for area residents.
on Policies Plan
Cons:
None

"

FISCAL IMPACT:
N/A
STAFF RECOMMENDATION:
Staff acknowledges the property is better suited for non-residential development but
believes C-1A may be more appropriate due to the characteristics of the subject property
and the proximity of the residential subdivision. A C-1A district also meets
Strategies/Actions of the City's Comprehensive Plan and is consistent with the Future
Land Use Designation of the property whereas C-1 B is more appropriate at intersections
of two arterials or higher.
Notification:
Public hearing notices were sent to 14 owners of property within 200 feet of the request.
The Planning Division has received seven responses (#1 , 3, 5-8 & 10) in objection to
the proposed zone change.
ATTACHMENTS:
1. Aerial and Regional Transportation Plan Map
2. Application
3. Land Use Maps (Zoning, Existing Land Use, 2006 Future Land Use Plan, Existing
Centers, Future Land Use)
Page 3 of 4
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4. Notification List, Notification Map and Notification Responses
5. Photographs
6. Ordinances:
Sec. 3.3-2 "R-1 " Single-Family District
Sec. 3.4-13 "C-1 B" General Business District
\\chfs-1 \Oepartments\Planning\z'oneChange-SUP-Rep lats\2018 cases\PZ-18-031 Trbula\PC Staff Report.docx
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CC/Cash/Check No. : C~((,(

City of

~-.. New Braunfels

Amount Reed. $
Receipt No.:

Case No. :

~~~O
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"r

PZ-18-0'& I

RECEIVED
AUG 0 1 2018

Planning & Community Development Department
Planning Division
550 Landa St. New Braunfe ls, TX 78130
(830) 221-4050 www.nbtexas.org
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Any application that is missing information will be considered incomplete and will not be processed.
1.

Applicant -If owner(s), so state; If agent or other type of relationship, a letter of authorization must be furnished
from owner(s) at the time submitted.

~FF~Y

Name:

Mailing Address:

I~D

WIP7

Telephone: ZIO 5(, 7
Email:

-rR.~\.A.LA
Ie ~""- t p~; 5

J

-rrb",,1o.. @

Property Address/Location : O",K

3.

legal Description:

Lot(s):

/-

D~

A

~

/"'- 0-. : \ •

2.

Name of Subdivision:

Fax: _ _ _ _ _ _ __ __ Mobile: _ __ __ __ __ __

U; r "oJ IL £:5+"'-+11. 2. . La + 1- II

Bloc.k 2.

I

/\ Olr,vL- b;.+....+-.l-S'

Block(s):_-=
z.=--_ _ _ _ __ _ __ Acreage:

4.

County: 0Comal

5.

Is the property located in the floodway or floodplain:

6.

EXisting Use of

7.

Zoning Change Request:

D

Gu adalup e

School District:

~ISD

DYES

D NBISD

:3 . '-8' 4

D OTHER: _ _--'_ __

0NO

property:_...:O~+ft.:...."'''~------------------------

Current Zoning:

_.:../Z_I______

Proposed zoning:_-"
C::..-----'I...:13
=-_ __

Is this a Planned Development? : D YES
8.

IiiNO

Proposed Use of Property and/or Reason for request (attach additional or supporting information if necessary): _

[. o"" .... v-c : ..... l

\)<.,~ \"e~uo-\-
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A survey and/or metes and bounds description of the property with an exhibit illustrating

property boundaries (if property is not platted)
Letter of Authorization for appointed agent (if applicable)
3 TlA worksheets and 2 Traffic Impact Analysis (if required, .contact the Engineering Division
at (830) 221-4020, orat Engineering@nbtexas.org.formoreinformation)
A map of the floodplain overlaying the property proposed for zoning or, at a minimum, a

copy of the proper FEMA flood map, with panel number (applicable if 'YES' was selected for
question #5 on page I)

ci
o

o
o

Map of property in relation to City limits/major roadways or surrounding area

Copy of deed showing current ownership.

Future Land Use Plan Update: $500 (if applicable, verify with the Planning Division)
{If submitting a DETAIL PLAN} 17 copies of the development standards on the detail plan
AND/OR provide the standards in a separate document as described in the Zoning
Ordinance, Section 3.5.

o
o

~

o

{If submitting a CONCEPT PLAN} 17 copies of the standards and Concept plan (1":200')

Application Fee: $_ _ _ __ _ __
Standard Zone Change: $1,000 + 1_ _ _ acres x 51001 = $, _ _ __ _ Imax. $3,0001
Detail Plan: $2,000 + 1_ _ _ acres x 51001= $_ _ _ _ _ Imax. $5,0001
Concept Plan: $1,000 + 1_ _ _ acres x 51001 = $_ _ __ _ Imax. $3,0001

o

o

Technology Fee: $_ _ _ _ _ _ __
3% of application fee -7 $_ _ _ _ _ (application feel x .03 = $. _ _ __

o
o

o
o

Newspaper Notice: $236 ($115 each for Planning Commission and City Council + 3% tech. feel
Public Hearing Mail Notifications and Signage

· Please note: The total will be calculated by Staff after application submittal and must be paid
when sign(sl are picked up by the applicant.

Please note: The signature indicates that the owner or an authorized agent has reviewed the requirements of this
application and attached checklist, and all items on this checklist have been addressed and complied with. The
owner/authorized agent understands that an incomplete application will not be accepted, and this application will
not be accepted after the 4 p.m. deadline on an application deadline date, as outlined on the calendar attached
to this application. The signature authorizes City of New Braunfels staff to visit and inspect the property for which
this application is being submitted.

The undersigned hereby requests rezoning of the above described property as indicated.

J'-I-I\i/ )

,

Date

....- 1
Signatl,A?e of O<Vnef(s /Agent

Print Name & Title

(
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Zoning Map
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2006 Future Land Use Plan Map
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The location of existing centers w as determined through the analysis of previous studies and background documents, wi ndshield surveys, and reviewed by
City staff, Steering Committee members, and Plan Element Advisory Group members during a public w orkshop.
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A Comprehensive Plan shall not constitute zoning regulations or establish zoning district boundaries. Preferred future growth scenario combines Scenarios A
and C per recommendations of the Envision New Braunfels Steering Committee (February 2018). Exact boundaries of sub areas, centers, and corridors may
be zoomed and view ed online.
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PLANNING COMMISSION - OCTOBER 3, 2018 - 6:00PM
New Braunfels City Hall Council Chambers
Applicant/Owner:

Jeffrey Trbula (Authorized Applicant)

Address/Location:

3.284 acres located on the southeast corner of the intersection of FM 306
and Oak Knot Drive - Lot 1A, Block 2, Oak Grove Estates Subdivision Unit
2.
PROPOSED ZONE CHANGE - CASE #PZ-18-031

The circled numbers on the map correspond to the property owners listed below. All information is
from the Appraisal District Records. The property under consideration is marked as "Subject
Property".

1 SCHILLING DEAN W & BETTY A
2

BENCH THOMAS R & JANINE A

3

BAKER RICHARD S & CYNTHIA W

4 SCHUMANN FLORENCE E
5
6
7

DIETERT GARY R & DOROTHY S

8
9
10

GERTH JERALD W & NANCY C
MACHALEC PAUL G & ELIZABETH
BRADY CHAD & AMANDA

11 OAK GROVE PROPERTY OWNERS
HAAS RICHARD M

JEAN ERIC L & CARRIE L

12
13

KARAS JAMES A & CHRISTINE A

14 AN ITEI DOROTHEA T E IRREVOCABLE TRUST #2

ENGELHARDT SUSAN E IRRVCBL TRST ET AL

SEE MAP

ATTACHMENT 4
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YOUR OPINION MATTERS - DETACH AND RETURN
Case: #PZ-18-031 (Trbula) (ms)

Name:[)cd/v'

Wi

~

B'E--r7"7 11.

;~:~:~::~~~on:~qm;n1

(\

J.'aUlLll Nt)

Qql b7~mJ
'=!
?

I favor _ _ __
I object

-

-rX=+--

(State reason for objection)
Comments: (Use addition al sheets if necessary)
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DEAN W SCHILLING
1531 Flaming Oak Drive
New Braunfels, Texas 78132-4173
TEL (830) 832-9893
E-Mail: trumppetter@gmail.com
26SEP18

Oak Grove Estates Unit Two Lot Sales
My wife and I have attempted to compete in the bidding process through their
realtor, and purchase at least the 2.5 acre parcel, in order to sustain the greenspace natural habitat behind our house, but we were shut out, and not allowed
to enter a competitive bid. There were a number of other adjacent-lot owners
who were met by the same response. In fact, no one in this subdivision was
notified of this commercial business, thus denying any of us an opportunity to
work something out!
Oak Grove Property Owners et ai, have demonstrated extreme temerity and
coyness concerning their plans for these two lots.
I want to strongly emphasize, that this effects everyone of us in this subdivision.
Here's why:
1) The number one problem is 40 Water is operating at near 100% capacity
(per conversations with Art Garza, owner). It has become necessary for him
to purchase additional acre-feet of water from the Edwards Aquifer, even at
the present time.
His signs are a testament, since we are already at Stage Two.
What I'm trying to say is, 40 Water Co will be forced to buy additional acrefeet of water, and our rates will go up, and we will see significantly higher
water bills, as a result. Higher water usage consequently results in higher
cost-per-gallon of water used. Also, fire protection becomes an issue.
It is also questionable whether 4-0 Water can legally supply water to these
properties, since there are no connections, and will Texas PUC allow it?
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Alternatively, I enquired with NBU, which has a water line connection near
Bretsky Lane, and they would not hesitate to charge us roughly $1 .3 Million
to bring a water line up here (which is not an option in my opinion).

2) If you think the traffic congestion on Oak Knot Drive is bad now, wait till
these 2 properties turn C1 commercial.
It is doubtful that the County Road Engineers will allow additional driveways
directly from these frontage properties to FM306, because of highway
congestion being what it is, and, of course, safety concerns for those of us
who traverse Oak Knot Drive, and are attempting to access FM306, which is
al/ of us.
We would then be faced not only with the usual FM306 problem, plus NOW
we will be dealing with the cross-traffic exiting and entering the two frontage
properties, and crossing Oak Knot Drive. Another exasperation we don't need .
The original intent of the sellers (co-owners) was to preserve these two
parcels as "green-space". However, the parcels are currently zoned R1 . Now
that most of the original owners no longer live in Oak Grove Estates, this
intent has now been completely turned into a facade.
Not satisfied with the existing R1 zone, they not only have completely
contradicted the original intent, but since they are no longer here or don't plan
to stick around, the rest of us are being sabataged by this egregious C1 zone
situation!
I hope you take this seriously, because the future of Oak Grove Estates is
really in your hands.
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YOUR OPINION MATTERS - DETACH AND RETURN

Case: #PZ-18-031 (Trbula) (ms)
Name
Address \

E{'\. c...

:S-~Cl...n; Lo.IC",," i.e. &"''''

33 \ ~\ (). IN\·l{\~ 00.."- '\:)<

Property number on map:_--'<'O"IJ-_ _ _ _ _ __

I favor: _ _ _ _ __

.
I object:

--J.X-"- - _

(State reason fo r objection)
Comments: (Use additional sheets if necessary)

SEP 2 i 2018
BY:
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Case: #PZ-18-031 (Trbula) (ms)

Opposed to the rezoning of3 .284 acres located on the southeast corner of the
intersection ofFM 306 and Oak Knot Drive - Lot lA, Block 2,Oak Grove Estates
for the following reasons:
When home was purchased, it was understood that property behind our house was
not to be used for commercial purposes. This was a selling point. Commercial
zoning would violate our Fundamental Architectural Regulations as outlined Oak
Grove Estate Deed of Restrictions.
Value of property would be greatly reduced when businesses are built in such a
narrow space leaving little to no room behind houses on Flaming Oale.
Safety of ourselves and neighbors with businesses being 200 feet from backyard.
As our neighborhood operates on a well, our water company would be forced to
purchase additional acreage to provide a water source for business that will lower
house values This would increase our water bills significantly.
Increased traffic congestion and hazards on an already precarious turn in and turn
out of subdivision entrance.
Property behind our house was not offered for sale to any Oak Grove Estates
homeowners. Attempts to purchase land by homeowners to keep the green space
was denied.

Submitted by,
Can-ie and Eric Jean
1331 Flaming Oak Drive
Property number 6
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YOUR OPINION MATTERS - DETACH AND RETURN
Case: #PZ-1 8-031 (Trbu la) (ms)
Name:

J a/11-es

Address:

/~ /'f{..J'

I favor: _ _ _ __

(35'S F/t:l@~ OakJJr.,ifr.

Property number on map:_ _

7~___~-=-___

Sig nat~u!J'
r 0'-h.~~~~~~~==-__

I obj ect:

_-L.X
~,-·__

SEP 26 2018
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Print

Sign

Address
Is 'I!
/ .:r 'I

~

J~} ft!q-n"h 0111\

CD
'JCD

1/1.[ (~AI"lJjh {}}tJ{
f./,

trSD flMtrM

f)l/1& " g'(J ).---'"
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on .
the above described properties, from the current R1, to C1:
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2 .
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1 , to C1:
. '.

Print

--

Sign

Address
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:
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. Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Address · _ __
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Print

Address
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Print

Sign

Address
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Print
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1 , to C1 :
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Notice of Protest Petition
Regarding Oak Grove Estates
.Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1 , to C1:

Address
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Subject Property from Oak Knot Dr.

Subject Property from FM 306

~, City of

~-..
..... New Braunfels

ATTACHMENT 5
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3.3-1 "R-1 " single-family district. The following regulations shall apply in all "R-1" districts:
(a) Authorized uses. Uses permitted by right shall be those set forth in the Land
Use Matrix in Section 4 of this Chapter. The allowed uses in the district, which
are intended to be identical with those listed in the Land Use Matrix, are as
follows:
(1) Uses permitted by right:

Residential uses:
Accessory building/structure
Accessory dwelling (one accessory dwelling per lot, no kitchen)
Community home (see definition)
Family home adult care
Family home child care
Home Occupation (see Sec. 5.5)
One family dwelling, detached
Sing le family industrialized home (see Sec. 5.8)
Non-residential uses :
Barns and farm equipment storage (related to agricultu ral uses)
Cemetery and/or mausoleum
Church/place of religious assembly
Community building (associated with residential uses)
Contractor's temporary on-site construction office (only with
permit from Building Official ; see Sec. 5.10)
Country club (private)
Farms, general (crops) (see Chapter 6, Municipal Code and Sec.
5.9)
Farms, general (livestock/ranch) (see Chapter 6, Municipal Code
and Sec. 5.9)
Golf course, public and private
Governmental building or use with no outside storage
Park and/or playground (private and public)
Plant nursery (growing for commercial purposes but no retail
sales on site
Public recreation/services building for public park/playground
areas

Recreation buildings (public)
School, K-12 (public or private)
Stables (as a business) (see Chapter 6, Municipal Code)
Stables (private, accessory use) (see Chapter 6, Municipal
Code)
Water storage (surface, underground or overhead), water wells
and pumping stations that are part of a public or municipal
system
(2) Conflict. In the event of conflict between the uses listed in the Land
Use Matrix and those listed in Subsection (1), the uses listed in this
subsection shall be deemed those authorized in the district.
(b) Maximum height, minimum area and setback requirements:

(1)

Residential Uses.
(i)

Height. 35 feet.

ATTACHMENT 6

80

(ii) Front building setback. 25 feet.
(iii) Side building setback. There shall be a side building setback
on each side of a building not less than five feet in width .
Buildings on corner lots shall have 15-foot side building setbacks
adjacent to the street where the rear lot lines of the corner lots
coincide with the rear lot lines of the adjacent lots. Buildings on
corner lots shall have 25-foot side building setbacks adjacent to
the street where the rear lot lines of the corner lots coincide with
the side lot lines of the adjacent lots.
(iv) Garage setback. Where a driveway is located in front of a
garage, the garage shall be set back at least 20 feet from the
right-of-way or the driveway to the garage shall be at least 20
feet long to provide enough space for a vehicle to park without
overhanging into the right-of-way, if the garage door is closed.
(See Illustration 8 in Sec. 5.1-1)
(v) Rear building setback. 20 feet.

(vi) Width of lot. Interior lots 60 feet. Corner lots 70 feet. Where a
lot has less width than herein required, and such lot was in
separate ownership prior to September 25, 1967, this
requirement will not prohibit the erection of a one-family dwelling.
(vii) Lot area per family. Every single-family dwelling hereafter
erected or altered shall provide a lot area of not less than 6,600
square feet per dwelling for interior lots, and 7,000 square feet
per dwelling for corner lots, provided that where a lot has less
area than herein required and such lot was in separate
ownership prior to September 25, 1967, this requirement will not
prohibit the erection of a one-family dwelling. Where public or
community sewer is not available and in use, for the disposal of
all sanitary sewage, each lot shall provide not less than one half
acre per single-family residence or one acre on the Edwards
Aquifer Recharge Zone.
(viii) Lot depth. 100 feet.
(ix) Parking. Two off-street parking spaces shall be provided for
each one-family detached dwelling. See Section 5.1 for other
permitted uses' parking.
(2) Non-Residential uses.
(i) Height. 35 feet.
(ii) Front building setback. 25 feet.
(iii) Side building setback. There shall be a side building setback
on each side of a building not less than five feet in width. Where
any building abuts a property with a one or two family use, the
setback from the one or two family property line shall be at least
20 feet plus one foot for each foot of building height over 20 feet.
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(iv) Corner lots. Buildings on corner lots shall have 15-foot side
building setbacks adjacent to the street where the rear lot lines of
the corner lots coincide with the rear lot lines of the adjacent lots.
Buildings on corner lots shall have 25-foot side building setbacks
adjacent to the street where the rear lines of the corner lots
coincide with the side lot lines of the adjacent lots . Where a
minimum 25-foot setback is required, a canopy at least eight feet
in height, attached to the main building , may be built within 15
feet of the property line so long as such construction will not
obstruct the vision of vehicular or pedestrian traffic.
(v) Garage setback. Where a driveway is located in front of a
garage, the garage shall be setback 20 feet from the right-of-way
or the driveway to the garage shall be at least 20 feet long to
provide enough space for a vehicle to park without overhanging
into the right-of-way, if the garage door is closed. (See
Illustration 8 in Sec. 5.1-1)
(vi) Rear building setback. 20 fee!.
(vii) Width of lot. 60 fee!.
(viii) Lot depth. 100 fee!.
(ix) Parking. See Section 5.1 for permitted uses' parking.
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3.4-13. "C-1 B" general business district.
Purpose. The general business district is established to provide areas for a broad range of office and
retail uses. This district should generally consist of retail nodes located along or at the intersection of
major collectors or thoroughfares to accommodate hig h traffic volumes generated by general retail uses.
The fo llowing regulations shall apply in all "C-1B" districts:

(a) Authorized uses. Uses permitted by right shall be those set forth in the Land Use Matrix in Section 4
of this Chapter. The allowed uses in the district, which are intended to be identical with those listed in
the Land Use Matrix, are as follows
(1) Uses permitted by right:
Residential uses:
Accessory building/structure
Assisted living facility/retirement home
Bed and breakfast inn (see Sec. 5.6)
Community home (see definition)
Hospice
Non-residential uses:
Accounting , auditing, bookkeeping, and tax preparations
Adult day care (no overnight stay)
Adult day care (with overnight stay)
All terrain vehicle (ATV) dealer / sales
Ambulance service (private)
Amphitheater
Amusement devices/arcade (four or more devices)
Amusement services or venues (indoors)
Amusement services or venues (outdoors)
Animal grooming shop
Answering and message services
Antique shop
Appliance repair
Armed services recruiting center
Art dealer / gallery
Artist or artisan's studio
Assembly/exhibition hall or areas
Athletic fields
Auction sales (non-vehicle)
Auto body repair, garages (see Sec. 5.11)
Auto glass repair/tinting (see Sec. 5.11)
Auto interior shop / upholstery (see Sec. 5.11)
Auto leasing
Auto muffler shop (see Sec. 5.11)
Auto or trailer sales rooms or yards ((see Sec. 5.11)
Auto or truck sales rooms or yards - primarily New (see Sec. 5.12)
Auto paint shop (see Sec. 5.11)
Auto repair as an accessory use to retail sales (see Sec. 5.11 )
Auto repair garage (general) (see Sec. 5.11)
Auto supply store for new and factory rebuilt parts
Auto tire repair /sales (indoor)
Automobile driving school (including defensive driving)
Bakery (retail)
Bank, savings and loan, or credit
BarfTavern
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Barber/beauty college (barber or cosmetology school or college)
Barber/beauty shop, haircutting (non-college)
Barns and farm equipment storage (related to agricultural uses)
Battery charging station
Bicycle sales and/or repair
Billiard / pool facility
Bingo facility
Bio-medical faciliti es
Book binding
Book store
Bowling alley/center (see Sec. 5. 13)
Broadcast station (with tower) (see Sec. 5.7)
Bus barns or lots
Bus passenger stations
Cafeteria / cafe / delicatessen
Campers' supplies
Car wash (self service; automated)
Car wash, full service (detail shop)
Carpenter, cabinet, or pattern shops
Carpet cleaning establishments
Caterer
Cemetery and/or mausoleum
Check cashing service
Child day care/children's nursery (business)
Church/place of religious Assembly
Civic/conference cen ter and facilities
Cleaning, pressing and dyeing (non-explosive fluids used)
Clinic (dental)
Clinic (emergency care)
Clinic (medical)
Club (private)
Coffee shop
Commercial amusement concessions and facilities
Communication equipment - installation and/or repair
Computer and electronic sales
Computer repair
Confectionery store (retail)
Consignment shop
Contractor's temporary on-site construction office (only with permit from Building Official; see
Sec. 5.10)
Convenience store with or without fuel sales
Country club (private)
Credit agency
Curio shops
Custom work shops
Dance hall / dancing facility (see Sec. 5.13)
Day camp
Department store
Drapery shop / blind shop
Driving range
Drug sales/pharmacy
Electrical repair shop
Electrical substation
Exterminator service
Farmers market (produce market - wholesale)
Farms, general (crops) (see Chapter 6, Municipal Code and Sec. 5.9)
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Farms, general (livestock/ranch) (see Chapter 6, Municipal Code and Sec. 5.9)
Feed and grain store
Filling station (fuel tanks must be below the ground)
Florist
Food or grocery store with or without fuel sales
Fraternal organization/civic club (private club)
Frozen food storage for individual or family use
Funeral home/mortuary
Furniture sales (indoor)
Garden shops and greenhouses
Golf course (public or private)
Golf course (miniature)
Greenhouse
Handicraft shop
Hardware store
Health club (physical fitness ; indoors only)
Heavy load (farm) vehicle sales/repair (see Sec. 5.14)
Home repair and yard equipment retail and rental outlets
Hospital , general (acute care/chronic care)
Hospital, rehabilitation
Hotel/motel
Hotels/motels - extended stay (residence hotels)
Ice delivery stations (for storage and sale of ice at retail only)
Kiosk (providing a retail service)
Laundromat and laundry pickup stations
Laundry, commercial (w/o self serve)
Laundry/dry cleaning (drop off/pick up)
Laundry/washateria (self serve)
Lawnmower sales and/or repair
Limousine / taxi service
Locksmith
Maintenance/janitorial service
Major appliance sales (indoor)
Martial arts school
Medical supplies and equipment
Micro brewery (onsite manufacturing and / or sales)
Mini-warehouse/self storage units with outside boat and RV storage
Mini-warehouse/self storage units (no outside boat and RV storage permitted)
Motion picture .studio, commercial film
Motion picture theater (indoors)
Motion picture theater (outdoors, drive-in)
Motorcycle dealer (primarily new / repair)
Moving storage company
Museum
Needlework shop
Nursing/convalescent home/sanitarium
Offices , brokerage services
Offices, business or professional
Offices, computer programming and data processing
Offices, consulting
Offices, engineering, architecture, surveying or similar
Offices, health services
Offices, insurance agency
Offices, legal services - including court reporting
Offices, medical offices
Offices, real estate
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Offices, security/commodity brokers, dealers, exchanges and financial services
Park and/or playground (public or private)
Parking lots (for passenger car only) (not as incidental to the main use)
Parking structure / public garage
Pawn shop
Personal watercraft sales (primarily new / repair)
Pet shop / supplies (10,000 sq . ft. or less)
Pet store (more than 10,000 sq. ft.)
Photographic printing/duplicating/copy shop or printing shop
Photographic studio (no sale of cameras or supplies)
Photographic supply
Plant nursery
Plant nursery (retail sales / outdoor storage)
Plumbing shop
Portable building sales
Public recreation/services building for public park/playground areas
Publishing/printing company (e.g., newspaper)
Quick lube/oil change/minor Inspection
Radio/television shop, electronics, computer repair
Recreation buildings (private)
Recreation buildings (public)
Recycling kiosk
RefreshmenUbeverage stand
Research lab (non-hazardous)
Restaurant
RestauranUprepared food sales
Retail store and shopping center
Retirement home/home for the aged
RV park
RV/travel trailer sales
School, K-12 (public or private)
School, vocational (business/commercial trade)
Security monitoring company
Security systems installation company (with outside storage)
Shoe repair shops
Shooting gallery - indoor (see Sec. 5.13)
Shopping center
Sign manufacturing/painting plant
Specialty shops in support of project guests and tourists
Storage - exterior storage for boats and recreational vehicles
Studio for radio or television (without tower)
Studios (art, dance, music, drama, reducing, photo, interior decorating, etc.)
Tailor shop
Tattoo or body piercing studio
Taxidermist
Telemarketing agency
Telephone exchange buildings (office only)
Tennis court (commercial)
Theater (non-motion picture; live drama)
Tire sales (outdoors)
Tool rental
Travel agency
University or college (public or private)
Upholstery shop (non-auto)
Used or second hand merchandise/furniture store
Vacuum cleaner sales and repair
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Vehicle storage facility
Veterinary hospital (no outside animal runs or kennels)
Video rental I sa les
Waterfront amusement facilities - swimming I wading pools I bathhouses
Water storage (surface, underg round or overhead), water wells and pumping stations that are
part of a public or municipal system
Wholesale sales offices and sample rooms
Woodworking shop (ornamental)
Any comparable business or use not included in or excluded from any other district described
herein.

(2) Conflicl. In the event of conflict between the uses listed in the Land Use Matrix and those listed in
Subsection (1), the uses listed in this subsection shall be deemed those authorized in the district.
(b) Maximum height, minimum area and setback requirements:

(1) Height. 75 feet.
(2) Front building setback. 25 feet.
(3) Side building setback. No side building setback is required except that where a side line of a lot in
this district abuts upon the side line of a lot in any residential zone, a side building setback of not
less than six feet shall be provided.
(4) Comer lots. Buildings on corner lots shall have 15-foot side building setbacks adjacent to the
street where the rear lot lines of the corner lots coincide with the rear lot lines of the adjacent lots.
Buildings on corner lots shall have 25-foot side building setbacks adjacent to the street where the
rear lines of the corner lots coincide with the side lot lines of the adjacent lots. Where a minimum
25-foot setback is required, a canopy at least eight feet in height, attached to the main building,
may be built within 15 feet of the property line so long as such construction will not obstruct the
vision of vehicu lar or pedestrian traffic.
(5) Garage setback. Where a driveway is located in front of a garage, the garage shall be setback 20
feet from the right-of-way or the driveway to the garage shall be at least 20 feet long to provide
enough space for a vehicle to park without overhanging into the right-of-way, if the garage door is
closed . (See Illustration 8 in Sec. 5.1-1)
(6) Residential setback. Effective November 8, 2006, where any building abuts a one or two family
use or zoning district, the setback from the one or two family property line shall be at least 20 feet
plus one foot for each foot of building height over 20 feet.
(7) Rear building setback. 20 feet.
(8) Width of 101. 60 feet.
(9) Lot depth. 100 feet.
(10) Parking. See Section 5.1 for permitted uses' parking.
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Planning Commission Agenda Item Report
October 3,2018
)
Agenda Item No. :1 G
Presenter - Matthew Simmont, Planner
(830) 221-4058 - msimmont@nbtexas.org

C

SUBJECT:

Public hearing and recommendation to City Council regarding the
proposed rezoning of approximately 2.53 acres consisting of Lot 1A, Block
1, Oak Grove Estates Subdivision Unit 2, located on the northeast corner
of the intersection of FM 306 and Oak Knot Drive from "R-1 " Single-Family
District to "C-1 B" General Business District.

BACKGROUND / RATIONALE:
Case No.:
PZ-18-035
Council District:

4

Owner:

Gary Spitzer - Representative and Joint Owner
417 Williams Way
New Braunfels TX, 78130

Applicant:

Steve Hall
1407 Patterson Road
Austin TX, 78733

Staff Contact:

Matthew Simmont
(830) 221-4058
msimmont@nbtexas.org

Background/rationale:
The approximately 2.5 acre undeveloped subject property is located on the northeast
corner of the intersection of FM 306 and Oak Knot Road within the Hoffman Lane Sub
Area . The property has approximately 890 feet of frontage along FM 306 and 200 feet of
frontage along Oak Knot Road .
The applicant is requesting the property be rezoned from R-1 to C-1 B and has indicated
proposed general office use for the property at this time. Due to the size of the subject
property with a maximum depth of 200 feet, a small strip center or two/three free standing
buildings is all that may be accommodated .
C-1 B zoning is intended for a broad range of office and retail uses located along or at the
intersection of major collectors or arterials that can handle the anticipated traffic volumes.
The subject property fronts FM 306, a Principal Arterial, but is shallow and located at the
entrance into a residential subdivision. Per the Zoning Ordinance, non-residential and
multifamily development adjacent property zoned or used for single or two-family
development requires residential buffering.
Page 1 of4
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General Information:
Size: 2.533 acres
Surrounding Zoning and Land Use:
North - R-1 ! Water Utility
South -Across Oak Knot Dr. , R-1! Undeveloped
East - R-1! Single-family residences
West - Across FM 305, R-1 ! Undeveloped
Comprehensive Plan
Commercial
• Hoffman Lane Sub Area
• Transitional Mixed Use Corridor
Floodplain:
No portion of the subject property is located within the 1OO-year floodplain.
Regional Transportation Plan:
FM 305 is identified as a 150-foot wide Principal Arterial and the current right-of-way width
is approximately 120 feet.
Oak Knot Drive is identified as a 50-foot wide Minor Collector and the current right-of-way
width is approximately 50 feet.
Improvement(s):
None
Determination Factors:
In making a decision on zoning , the following factors are to be considered :
•
Whether the permitted uses will be appropriate in the immediate area and their
relationship to the area and to the City as a whole (The C-1B District is intended
to provide areas for a broad range of office and retail uses. The district should
generally consist of retail nodes located along or at the intersection of major
collectors or thoroughfares to accommodate high traffic volumes generated by
general retail uses. The subject property is located on FM 306, a Principal Arterial,
which is intended to carry large volumes of traffic. However, the intersection is
between a Residential Collector and a Principal Arterial. Protection measures are
in place to require a residential buffer between the neighboring single-family
residences and non-residential development.);
•
Whether the change is in accord with any existing or proposed public schools,
streets, water supply, sanitary sewers , and other utilities to the area (The proposed
zone change should not conflict with the existing and proposed water supply,
sanitary sewer and other utilities in the area. The adequacy of public facilities and
utilities to serve the additional demand is evaluated by each provider. CISD and
utility providers have been notified of the proposed rezoning. Traffic impact review
Pag e 2 of 4
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•

•

•

will be required at the time of building permit and may require traffic mitigation
measures, depending on the proposed use ofthe property.);
How other areas designated for similar development will be affected (The
proposed zone change could introduce undesirable businesses within close
proximity of homes. The subject property is shallow, fronting on FM 306 rendering
it less than desirable for residential development, but also not necessarily
appropriate for intense commercial uses especially once the required buffers are
in place.);
Any other factors that will substantially affect the public health , safety, morals, or
general welfare. (There should be no other factors that will substantially affect the
public health, safety, morals, or general welfare. Drainage, utility and traffic impact
issues will be reviewed and addressed through the development process.); and
Whether the request is consistent with the Comprehensive Plan. (The
Comprehensive Plan identifies this site as being with a Transitional Mixed-Use
Corridor.)

ADDRESSES A NEED/ISSUE IN A CITY PLAN OR COUNCIL PRIORITY'
..,j Yes
City Plan/Council
Pros:
Action 3.3: Balance commercial centers with
Priority:
Envision New Braunfels
stable neighborhoods. Commercial zoning
would provide opportunities for retail and
Pros and Cons Based
services for area residents.
on Policies Plan
Cons:
None
FISCAL IMPACT:
N/A
STAFF RECOMMENDATION:
Staff acknowledges the property is better suited for non-residential development but
believes C-1A may be more appropriate due to the characteristics of the subject property
and the proximity of the residential subdivision . A C-1A district also meets
Strategies/Actions of the City's Comprehensive Plan and is consistent with the Future
Land Use Designation of the property whereas C-1 B is more appropriate at intersections
of two arterials or higher.

Notification:
Public hearing notices were sent to 15 owners of property within 200 feet of the request.
The Planning Division has received five responses (#3, 6-8 and 10) in objection to the
proposed zone change.
ATTACHMENTS:
1. Aerial and Regional Transportation Plan Map
2. Application
3. Land Use Maps (Zoning , Existing Land Use, 2006 Future Land Use Plan, Existing
Centers, Future Land Use)
Page 3 of4
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4. Notification List, Notification Map and Notification Responses
5. Photographs
6. Ordinances:
Sec. 3.3-2 "R-1 " Single-Family District
Sec. 3.4-13 "C-1 B" General Business District
Ilchfs-1I DepartmenlsIPlanninglZoneChange-SUP-Replals\2018 casesIPZ-18-035 HalllPC Si aff Repo rt .docx
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Aerial, Regional Transportation Plan and Floodplain Map
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CC/Cash/Check No.:

City of

~~ New Braunfels

Amou nt Reed. $
Receipt No.:

"-;,

" 2.' 0
'1.1" 2.41\

--

Case No.:

;rZ-lg"035

I~CEIVED

AUG22 2018

Planning & Community Development Department
Planning Division

BY: M.O

550 Landa 51. New Braunfels, TX 78130
(830) 221-4050 www.nbtexas.org

Zone Change Application
Any application that is missing information will be considered incomplete and will not be processed.

1.

Applicant - If owner(s), so state; If agent or other type of relationship, a letter of authorization must be furnished
from owner(s) at the time submitted.

Name:~5"-,-+---,,i_ve_I-I_a._I_
I _-,----_ _--;-_ _,--------:---:::-:;;-~_ __ _
,-1-,-----,P-",It<N.J...:
..'- e=r-,S o=-,,--'-~-'-I+-/-,A
-"II,-,-5_-I-'_
'''+-1-,IX
,-,--_1_&_7_3_~_____ _
Mailing Address:_ - ,'-'f,-,O
Telephone: _ _ _ _,--_.,-Fax:-,-----:::,,--_ _ _ _--, Mobile: iI'7IZ-'f68 - St~5"" ')
Email:
51elleh ... I(.(!tIle5~ .. te@j ... a..·l.cc>lO.\ uam Sh.r±"e,y ~"'qt y )511.~8f-1-2

I

2.

Property Address/Location: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

3.

Legal Description:

Name of SUbdivision: _ _
Lotls):

IA

""f?""e-t<p-'-'I,,"-.-1'------'o'-£L.--'O"-'A"-'=-ft._G=-f_o_"e"----'["-'J"~
'::.;--he""f--(/
"_n'-'-'-+_1-'- _ _ __ __

~ Carnal

D

Acreage:_ _2_,_t;--'1c..:3=--_

I

Block(s):

___

~ CISD D NBISD D OTHER: _ _ _ _ __

4.

county:

5.

Is the property located in the flood way or floodplain:

6.

Existing Use of property:__V""a."""'Ca"''.1!..+'---_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

7.

Zoning Change Request:

Guadalupe

Current Zoning: _---'.~
_-_I

School District:

D YES

0'NO '

____

(-Ie
Proposed Zoning :_ _
_ _ _ __
8.

Proposed Use of Property and/or Reason for request (attach additional or supporting information if necessary): _

-r~e

tlppkc,,"+ fropo£e5 to rf.Zo-ze +4e fr~"'f?Ffy to fl"OVldfi?
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APPlICAN,T:

o

r-0.A

A survey and/or metes and bounds description of the property with an exhibit Illustrating
prop erty boundaries (if property is not platted)
Letter of Authorization for appointed agent (if applicable)
3 TIA worksheets and 2 Traffic Impact Analysis (if required, contact the Engineering Division

at (830) 221-4020, or at Enqineerinq@nbteKas. orq. formore information)
A map of the floodplain overlaying the property proposed for zoning or, at a minimum, a
copy of the proper FEMA flood map, with panel number (applicable if 'YES' was selected for
question #5 on page 1)
Map of property in relation to City limits/major roadways or surrounding area
Copy of deed showing current ownership.
Future Land Use Plan Update: $500 (if applicable, verify with the Planning Division)
Application Fee: $, --'f~

'l..
_ '5=--.:s_._3",o
- =-_

Standard Zone Change: $1,000 + I

o

Technology Fee: $

o

o 'fep

acres x S100) = $ I ;z.S'"3.10 Imax. $3.000)

1, "1. {,O

3% of application fee -7 $

o
o

2.S'33

I, '2. S'?

']C (applicati on fee) x .03 = $

11.

'0

Newspaper Notice : $236 ($115 each for Plan ning Comm ission and City Counci l + 3% t ech. fee)
Public Hearing M ail Notifications and Signage
· Please note: Th e t otal will be calcu lated by St aff afte r appli cati on submittal an d must be paid
w hen sign(s) are pi cked up by t he applicant.

Please note: The s ignatu re ind icat es that th e owner or a n a ut ho rized age nt has reviewe d the req uire me nts of this
applicatio n and attac hed checklist. a nd all items on this checklist have been addressed a nd complied with . The
owne r/autho rize d agent unde rsta nds t hat a n incomplet e a pplicatio n will not be a ccepte d, an d t his applicatio n will
not be acce pted atte r t he 4 p.m. deadline on a n applicatio n deadline date, as o ut lined o n the ca le nda r attached
t o th is a pplication . The signature autho ri zes City of New Bra unfe ls staff to visit and ins pect the pro pe rty fo r which
this application is being submitted.
The undersigned hereby requests rezoning of the above described property as indicated.

Date

S;;--f.etJ~

11",,\ \

Print Name & Title
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The location of existing centers was determined through the analysis of previous studies and background documents, windshield surveys, and reviewed by
City staff, Steering Committee members, and Plan Element Advisory Group members during a public w orkshop.
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A Comprehensive Plan shall not constitute zoning regulations or establish zoning district boundaries. Preferred future growth scenario combines Scenarios A
and C per recommendations of the Envision New Braunfels Steering Committee (February 2018). Exact boundaries of sub areas, centers, and corridors may
be zoomed and view ed online.
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PLANNING COMMISSION - OCTOBER 3, 2018 - 6:00PM
New Braunfels City Hall Council Chambers
Applicant/Owner:

Steve Hall (Authorized Applicant)

Address/Location:

2.533 acres located on the northeast corner of the intersection of FM 306
and Oak Knot Drive - Lot 1A, Block 2, Oak Grove Estates Subdivision Unit

2.
PROPOSED ZONE CHANGE - CASE #PZ-18-035
The circled numbers on the map correspond to the property owners listed below. All information is
from the Appraisal District Records. The property under consideration is marked as "S ubject
Property".
1 4 D WATER COMPANY LLC
2 WALKER JEAN
3 SCHILLING DEAN W & BETTY A
4 BENCH THOMAS R & JANINE A
5 HIXON RON & ANA L
6 LUCKEMEYER PAUL S & SHERI S
7 KELLER VALESKA S & KEVIN J MCHUGH
8 BLOCH BOBBIE J & BILLY R

9
10

MACH ALEC PAUL G & ELIZABETH

11

OAK GROVE PROPERTY OWNERS

BRADY CHAD & AMANDA

12

LOWRY JON D & ANNA T

13

KARBACH TAYLOR B ET AL

14

ENGELHARDT SUSAN E IRRVCBL TRST ET AL

15

ANITEI DOROTHEA T E IRREVOCABLE TRUST #2

SEE MAP
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YOUR OPINION MATTERS - DETACH AND RETURN
Case: #PZ-18-035 (Hall) (ms)

\\

do

NameDE:IlN W. 1- BETTY fl.
HILL IN (2
Address: /S~ 3/
FIJI ~ 0 Ak

I favor: _ _ _ _ __

Property number on map: '

I object: ---Cl-/'X+--- -

"3 =Cep,)

(State reason for objection)
Comments: (Use additional sheets if necessary)
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DEAN W SCHILLING
1531 Flaming Oak Drive
New Braunfels, Texas 78132-4173
E-Mail: trumppetter@gmail.com
TEL (830) 832-9893
26SEP18

Oak Grove Estates Unit Two Lot Sales
My wife and I have attempted to compete in the bidding process through their
realtor, and purchase at least the 2.5 acre parcel, in order to sustain the greenspace natural habitat behind our house, but we were shut out, and not allowed
to enter a competitive bid . There were a number of other adjacent-lot owners
who were met by the same response. In fact, no one in this subdivision was
notified of this commercial business, thus denying any of us an opportunity to
work something out!
Oak Grove Property Owners et ai, have demonstrated extreme temerity and
coyness concerning their plans for these two lots.
I want to strongly emphasize, that this effects everyone of us in this subdivision.
Here's why:
1) The number one problem is 40 Water is operating at near 100% capacity
(per conversations with Art Garza, owner). It has become necessary for him
to purchase additional acre-feet of water from the Edwards Aquifer, even at
the present time.
His signs are a testament, since we are already at Stage Two.
What I'm trying to say is, 4D Water Co will be forced to buy additional acrefeet of water, and our rates will go up, and we will see significantly higher
water bills, as a result. Higher water usage consequently results in higher
cost-per-gallon of water used. Also, fire protection becomes an issue.
It is also questionable whether 4-0 Water can legally supply water to these
properties, since there are no connections, and will Texas PUC allow it?

103

Alternatively, I enquired with NBU, which has a water line connection near
Bretsky Lane, and they would not hesitate to charge us roughly $1.3 Million
to bring a water line up here (which is not an option in my opinion).

2) If you think the traffic congestion on Oak Knot Drive is bad now, wait till
these 2 properties turn C1 commercial.
It is doubtful that the County Road Engineers will allow additional driveways
directly from these frontage properties to FM306, because of highway
congestion being what it is, and, of course, safety concerns for those of us
who traverse Oak Knot Drive, and are attempting to access FM306, which is
all of us.
We would then be faced not only with the usual FM306 problem, plus NOW
we will be dealing with the cross-traffic exiting and entering the two frontage
properties, and crossing Oak Knot Drive. Another exasperation we don't need.
The original intent of the sellers (co-owners) was to preserve these two
parcels as "green-space". However, the parcels are currently zoned R1. Now
that most of the original owners no longer live in Oak Grove Estates, this
intent has now been completely turned into a facade.
Not satisfied with the existing R1 zone, they not only have completely
contradicted the original intent, but since they are no longer here or don't plan
to stick around, the rest of us are being sabataged by this egregious C1 zone
situation!
I hope you take this seriously, because the future of Oak Grove Estates is
really in your hands.

yourstru:J
Dean W. Schilling
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YOUR OPINION MATTERS - DETACH AND RETURN
Case: #PZ-18-035 (Hall) (ms)

\~-'\ \ l~ Cv ""J,. ~ ~~~ e 13l u cl.
Address: \ to \\ / I (o'.r\"' ?L (A,W\ ; ""!0s OGlk
Property number Z; map:_-...!l.~
_ _ _ _ _ __
Name:

I favor: _ _ _ __

I object:

_->..'L-__
/

Comments: (Use additional sheets if necessary)
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Print

Sign

Address
(s V

J~)

~

/ildlY]1h

0IlK:

®

' J~
II'!./' fl-AI1}Jh {)}tJ{
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•

Notice of Protest Petition
Regarding Oak Grove Estates
.Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Address
J23p f6ryl~ ~f ~
..--

d ~ t-M..,t/~ S6.t1kA.~
~

~

7
£}/~/Y- ~~~~~_ _~:t2....L.~~~~_
/
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Address

Print

k

/""LKO

\="I~'

O~k ~

[)oL

Dv,

,.
(.(1 /
.
1]~fl../U

) ' , /'-.1
I ,),

(t.~Jt.i.{

.

I I

(.

I,

II
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1 :

Print

Address

Ar;~,Y\'e

M ~I

!(cJ-c.s'

.3SS Flo-~\ Oo--k 'Dr,
/ )ss ;z:t.1'1'" ale a

~

3,) /

/Vt"-:

() ,; VJt
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2 We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1 , to C1:

Print

Sign

Address -

Af~ N ~~~~==~~~~~~~
Bg2
r

III [

HaVJ,(l V1!
IC
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Notice of Protest Petition
I

Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Address · _ __
/j1lJ &P!'!'r?t; Mflow I r;G/yZ

o.k Dr.
I
I

1- ~lb 1r~ ~B~! I:::Jj;ijjj7)!!;.ljJ-- ~~~,ixK
1?~t. VI

irlUtVl4 8/t-(/

7f~73cW:J

"

j

~
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1 , to C1:
.. ":
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Print

Address

~DT'J 0 W!'\
8L~Q1 f (J,M.,
~\CJa ~ OItW'
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Notice of Protest Petition
Regarding Oak Grove Estates
Unit Two, Lot 1A, Blocks 1 & 2
We, the residents of Oak Grove Estates, sign in protest with our signatures
below, any attempts by any current or future owners, to change the zoning on
the above described properties, from the current R1, to C1:

Print

Sign

Address

J<lJ~ f)·p·~,,,.(i ~" ,;~ 1?lt3'2~ , ()~l$13)'"
t!. 1J«-

-

-:-\ 01.:

l:~_G '

u : ~(t 1" Vll./
Nctl 'c:, - ~.

.'

?S'/3a-tJ f3

flu I! vIA
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Subject Property from Oak Knot Dr.

Subject Property from FM 306

r- ~

City of

~~
..... New Braunfels
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3.3-1 "R-1" single-family district. The following regulations shall apply in all "R-1" districts:
(a) Authorized uses. Uses permitted by right shall be those set forth. in the Land
Use Matrix in Section 4 of this Chapter. The allowed uses in the district, which
are intended to be identical with th ose listed in the Land Use Matrix, are as
follows :

(1) Uses permitted by right:
Residential uses:
Accessory building/structure
Accessory dwelling (one accessory dwelling per lot, no kitchen)
Community home (see definition)
Family home adult care
Family home child care
Home Occupation (see Sec. 5.5)
One family dwelling, detached
Single family industrialized home (see Sec. 5.8)
Non-residential uses :
Barns and farm equipment storage (related to agricultural uses)
Cemetery and/or mausoleum
Church/place of religious assembly
Community building (associated with residential uses)
Contractor's temporary on-site construction office (only with
permit from Building Official; see Sec. 5.10)
Country club (private)
Farms, general (crops) (see Chapter 6, Municipal Code and Sec.
5.9)
Farms, general (livestock/ranch) (see Chapter 6, Municipal Code
and Sec. 5.9)
Golf cou rse, public and private
Governmental building or use with no outside storage
Park and/or playground (private and public)
Plant nursery (growing for commercial purposes but no retail
sales on site
Public recreation/services building for public park/playground
areas
Recreation buildings (public)
School , K-12 (public or private)
Stables (as a business) (see Chapter 6, Municipal Code)
Stables (private, accessory use) (see Chapter 6, Municipal
Code)
Water storage (surface, underground or overhead), water wells
and pumping stations that are part of a public or municipal
system

(2) Conflict. In the event of conflict between the uses listed in the Land
Use Matrix and those listed in Subsection (1), the uses listed in this
subsection shall be deemed those authorized in the district.
(b) Maximum height, minimum area and setback requirements:
(1)

Residential Uses.
(i) Height. 35 feet.

ATTACHMENT 6
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(ii) Front buifding setback. 25 feet.
(iii) Side building setback. There shall be a side building setback
on each side of a building not less than five feet in width .
Buildings on corner lots shall have 15-foot side building setbacks
adjacent to the street where the rear lot lines of the corner lots
coincide with the rear lot lines of the adjacent lots. Buildings on
corner lots shall have 25-foot side building setbacks adjacent to
the street where the rear lot lines of the corner lots coincide with
the side lot lines of the adjacent lots.
(iv) Garage setback. Where a driveway is located in front of a
garage, the garage shall be set back at least 20 feet from the
right-of-way or the driveway to the garage shall be at least 20
feet long to provide enough space for a vehicle to park without
overhanging into the right-of-way, if the garage door is closed .
(See Illustration 8 in Sec. 5.1-1)
(v) Rear building setback. 20 feet.

(vi) Width of lot. Interior lots 60 feet. Corner lots 70 feet. Where a
lot has less width than herein required, and such lot was in
separate ownership prior to September 25, 1967, this
requirement will not prohibit the erection of a one-family dwelling.
(vii) Lot area per famify. Every single-family dwelling hereafter
erected or altered shall provide a lot area of not less than 6,600
square feet per dwelling for interior lots, and 7,000 square feet
per dwelling for corner lots, provided that where a lot has less
area than herein required and such lot was in separate
ownership prior to September 25, 1967, this requirement will not
prohibit the erection of a one-family dwelling . Where public or
community sewer is not available and in use, for the disposal of
all sanitary sewage, each lot shall provide not less than one half
acre per single-family residence or one acre on the Edwards
Aquifer Recharge Zone.
(viii) Lot depth. 100 feet.
(ix) Parking. Two off-street parking spaces shall be provided for
each one-family detached dwelling . See Section 5.1 for other
permitted uses' parking.
(2) Non-Residential uses.
(i) Height. 35 feet.
(ii) Front buifding setback. 25 feet.
(iii) Side buifding setback. There shall be a side building setback
on each side of a building not less than five feet in wid th . Where
any building abuts a property with a one or two family use, the
setback from the one or two family property line shall be at least
20 feet plus one foot for each foot of building height over 20 feet.
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(iv) Corner lots. Buildings on corner lots shall have 15-foot side
building setbacks adjacent to the street where the rear lot lines of
the corner lots coincide with the rear lot lines of the adjacent lots.
Buildings on corner lots shall have 25-foot side building setbacks
adjacent to the street where the rear lines of the corner lots
coincide with the side lot lines of the adjacent lots. Where a
minimum 25-foot setback is required , a canopy at least eight feet
in height, attached to the main building, may be built within 15
feet of the property line so long as such construction will not
obstruct the vision of vehicular or pedestrian traffic.
(v) Garage setback. Where a driveway is located in front of a
garage, the garage shall be setback 20 feet from the right-of-way
or the driveway to the garage shall be at least 20 feet long to
provide enough space for a vehicle to park without overhanging
into the right-of-way, if the garage door is closed. (See
Illustration 8 in Sec. 5.1-1)
(vi) Rear building setback. 20 feet.
(vii) Width of lot. 60 feet.
(viii) Lot depth. 100 feet.
(ix) Parking. See Section 5.1 for permitted uses' parking.
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3.4-13. "C- 1B" general business district.
Purpose. The general business district is established to provide areas for a broad range of office and
retail uses. This district should generally consist of retail nodes located along or at the intersection of
major collectors or thoroughfares to accommodate high traffic volumes generated by general retail uses.
The following regu lations shall apply in all "C-1B" districts :

(a) Authorized uses. Uses permitted by right sha ll be those set forth in the Land Use Matrix in Section 4
of this Chapter. The allowed uses in the district, which are intended to be identical with those listed in
the Land Use Matrix, are as follows
(1) Uses permitted by right:

Residential uses:
Accessory building/structure
Assisted living facility/retirement home
Bed and breakfast inn (see Sec. 5.6)
Community home (see definition)
Hospice
Non-residential uses:
Accounting, auditing , bookkeeping, and tax preparations
Adult day care (no overnight stay)
Adult day care (with overnight stay)
All terrain vehicle (ATV) dealer / sales
Ambulance service (private)
Amphitheater
Amusement devices/arcade (four or more devices)
Amusement services or venues (indoors)
Amusement services or venues (outdoors)
Animal grooming shop
Answering and message services
Antique shop
Appliance repair
Armed services recruiting center
Art dealer / gallery
Artist or artisan's studio
Assembly/exhibition hall or areas
Athletic fields
Auction sales (non-vehicle)
Auto body repair, garages (see Sec. 5.11)
Auto glass repair/tinting (see Sec. 5.11)
Auto interior shop / upholstery (see Sec. 5.11)
Auto leasing
Auto muffler shop (see Sec. 5.11)
Auto or trailer sales rooms or yards ((see Sec. 5.11)
Auto or truck sales rooms or yards - primarily New (see Sec. 5.12)
Auto paint shop (see Sec. 5.11)
Auto repair as an accessory use to retail sales (see Sec. 5.11)
Auto repair garage (general) (see Sec. 5.11)
Auto supply store for new and factory rebuilt parts
Auto tire repair /sales (indoor)
Automobile driving school (including defensive driving)
Bakery (retail)
Bank, savings and loan, or credit
BarfTavern
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Barber/beauty college (barber or cosmetology school or college)
Barber/beauty shop, haircutting (non-college)
Barns and farm equipment storage (related to agricultural uses)
Battery charging station
Bicycle sales and/or repair
Billiard / pool facility
Bingo facility
Bio-medical facilities
Book binding
Book store
Bowling alley/center (see Sec. 5.13)
Broadcast station (with tower) (see Sec. 5.7)
Bus barns or lots
Bus passenger stations
Cafeteria / cafe / delicatessen
Campers' supplies
Car wash (self service; automated)
Car wash , full service (detail shop)
Carpenter, cabinet, or pattern shops
Carpet cleaning establishments
Caterer
Cemetery and/or mausoleum
Check cashing service
Child day care/children's nursery (business)
Church/place of religious Assembly
Civic/conference center and facilities
Cleaning, pressing and dyeing (non-explosive flu ids used)
Clinic (dental)
Clinic (emergency care)
Clinic (medical)
Club (private)
Coffee shop
Commercial amusement concessions and facilities
Communication equipment - installation and/or repair
Computer and electronic sales
Computer repair
Confectionery store (retail)
Consignment shop
Contractor's temporary on-site construction office (only with permit from Building Official; see
Sec. 5.10)
Convenience store with or without fuel sales
Country club (private)
Credit agency
Curio shops
Custom work shops
Dance hall/ dancing facility (see Sec. 5.13)
Day camp
Department store
Drapery shop / blind shop
Driving range
Drug sales/pharmacy
Electrical repair shop
Electrical substation
Exterminator service
Farmers market (produce market - wholesale)
Farms, general (crops) (see Chapter 6, Municipal Code and Sec. 5.9)
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Farms, general (livestock/ranch) (see Chapter 6, Municipal Code and Sec. 5.9)
Feed and grain store
Filling station (fuel tanks must be below the ground)
Florist
Food or grocery store with or without fuel sales
Fraternal organization/civic club (private club)
Frozen food storage for individual or family use
Funeral home/mortuary
Furniture sales (indoor)
Garden shops and greenhouses
Golf course (public or private)
Golf course (miniature)
Greenhouse
Handicraft shop
Hardware store
Health club (physical fitness ; indoors only)
Heavy load (farm) vehicle sales/repair (see Sec. 5.14)
Home repair and yard equipment retail and rental outlets
Hospital, general (acute care/chronic care)
Hospital, rehabilitation
Hotel/motel
Hotels/motels - extended stay (residence hotels)
Ice delivery stations (for storage and sale of ice at retail only)
Kiosk (providing a retail service)
Laundromat and laundry pickup stations
Laundry, commercial (w/o self serve)
Laundry/dry cleaning (drop off/pick up)
Laundry/washateria (self serve)
Lawnmower sales and/or repair
Limousine / taxi service
Locksmith
Maintenance/janitorial service
Major appliance sales (indoor)
Martial arts school
Medical supplies and equipment
Micro brewery (onsite manufacturing and / or sales)
Mini-warehouse/self storage units with outside boat and RV storage
Mini-warehouse/self storage units (no outside boat and RV storage permitted)
Motion picture studio, commercial film
Motion picture theater (indoors)
Motion picture theater (outdoors, drive-in)
Motorcycle dealer (primarily new / repair)
Moving storage company
Museum
Needlework shop
Nursing/convalescent home/sanitarium
Offices, brokerage services
Offices, business or professional
Offices, computer programming and data processing
Offices, consulting
Offices, engineering , architecture, surveying or similar
Offices , health services
Offices , insurance agency
Offices , legal services - including court reporting
Offices, medical offices
Offices, real estate
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Offices, security/commodity brokers, dealers, exchanges and financial services
Park and/or playground (public or private)
Parking lots (for passenger car only) (not as incidental to the main use)
Parking structure / public garage
Pawn shop
Personal watercraft sales (primarily new / repai r)
Pet shop / supplies (10,000 sq . ft. or less)
Pet store (more than 10,000 sq . fl.)
Photographic printing/duplicating/copy shop or printing shop
Photographic studio (no sale of cameras or supplies)
Photographic supply
Plant nursery
Plant nursery (retail sales / ou tdoor storage)
Plumbing shop
Portable building sales
Public rec reation/services building for public park/playground areas
Publishing/printing company (e.g., newspaper)
Quick lube/oil change/minor Inspection
Radio/television shop, electronics, computer repair
Recreation buildings (private)
Recreation buildings (public)
Recycling kiosk
Refreshment/beverage stand
Research lab (non-hazardous)
Restaurant
Restaurant/prepared food sales
Retail store and shopping center
Retirement home/home for the aged
RV park
RV/travel trailer sales
School, K-12 (public or private)
School, vocational (business/commercial trade)
Security monitoring company
Security systems installation company (with outside storage)
Shoe repair shops
Shooting gallery - indoor (see Sec. 5.13)
Shopping center
Sign manufacturing/painting plant
Specialty shops in support of project guests and tourists
Storage - exterior storage for boats and recreationa l vehicles
Studio for radio or television (without tower)
Studios (art, dance, music, drama, reducing, photo, interior decorating, etc.)
Tailor shop
Tattoo or body piercing studio
Taxidermist
Telemarketing agency
Telephone exchange buildings (office only)
Tennis court (commercial)
Theater (non-motion picture; live drama)
Tire sales (outdoors)
Tool rental
Travel agency
University or college (public or private)
Upholstery shop (non-auto)
Used or second hand merchandise/furniture store
Vacuum cleaner sales and repair
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Vehicle storage facility
Veterinary hospital (no outside animal runs or kennels)
Video rental I sales
Waterfront amusement facilities - swimming I wading pools I bathhouses
Water storage (surface, underground or overhead), water wells and pumping stations that are
part of a public or municipal system
Wholesale sales offices and sample rooms
Woodworking shop (ornamental)
Any comparable business or use not included in or excluded from any other district described
herein.
(2) Conflict. In the event of conflict between the uses listed in the Land Use Matrix and those listed in
Subsection (1), th e uses listed in this subsection shall be deemed those authorized in the district.

(b) Maximum height, minimum area and setback requirem ents:
(1) Height. 75 feet.
(2) Front building setback. 25 feet.

(3) Side building setback. No side build ing setback is required except that where a side line of a lot in
this district abuts upon the side line of a lot in any residential zone, a side building setback of not
less than six feet shall be provided.
(4) Corner lots. Buildings on corner lots shall have 15-foot side building setbacks adjacent to the
street where the rear lot lines of the corner lots coincide with the rear lot lines of the adjacent lots.
Buildings on corner lots shall have 25-foot side building setbacks adjacent to the street where the
rear lines of the corner lots coincide with the side lot lines of the adjacent lots. Where a minimum
25-foot setback is required, a canopy at least eig ht feet in height, attached to th e main building,
may be built within 15 feet of the property line so long as such constructi on will not obstruct the
vision of vehicular or pedestrian traffic.
(5) Garage setback. Where a driveway is located in front of a garage, the garage shall be setback 20
feet from the right-of-way or the driveway to the garage shall be at least 20 feet long to provide
enough space for a vehicle to park without overhanging into the right-of-way, if th e garage door is
closed. (See Illustration 8 in Sec. 5. 1-1)
(6) Residential setback. Effective November 8, 2006, where any building abuts a one or two family
use or zoning district, the setback from the one or two family property line shall be at least 20 feet
plus one foot for each foot of building height over 20 feet.
(7) Rear building setback. 20 feet.
(8) Width of lot. 60 feet.
(9) Lot depth. 100 feet.
(10) Parking. See Section 5.1 for permitted uses' parking .
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Planning Commission Agenda Item Report
October 3, 2018

1 Lei )

Agenda Item No.
Presenter - Holly Mullins, Sr. Planner
(830) 221-4054 - hmullins@nbtexas.org
Subject:

Public Hearing and consideration of the replat of Lot 1, Block 6, Town Creek
Subdivision Phase 1, establishing Lots 1R 1 through 1R11 , with waiver.

Plat information:
Case #:

PL-18-069

Owner/Applicant:

Comal Creek Retail, LLC
Trace Jurica
701 Richmond Avenue, Suite 250
Houston, TX 77006

Surveyor:

Third Generation Surveying
Joseph Cash II, RPLS
5950 Temerity Way
Bulverde, TX 78163
(210) 496-1175

Description:

10 residential lots and 1 commercial lot on 2.166 acres.

Waivers:

To allow lots with no street frontage

Background:
The subject property is located on the southeast comer of the intersection of Walnut Avenue
and N. Academy Avenue . It is currently the site of Dos Rios Restaurant. The property is within
the Town Creek Planned Development District (TCPD) and subject to the development
standards and restrictions set forth in Ordinance #2017-41 as amended by City Council June
12,2017.
The proposed replat will create 10 townhome lots that back up to greenspace along Comal
Creek, leaving one commercial lot (1.47 acres). This area is designated as Transect 5 (T5) in
the TCPD development standards, and townhomes, detached single family homes, as well as
commercial uses are allowed in T5. To satisfy the minimum 80-foot lot depth requirement for
town home lots, the applicant is proposing to access the townhome lots through a private access
easement rather than dedicated street or alley right-of-way.
Section 118-42 of the Platting Ordinance requires a plat to be in conformance with the approved
detail plans of a planned development. Staff notes the TCPD Concept Plan makes no provision
for residential lots without street or alley frontage, and the Master Street Layout (Exhibit C of the
Concept Plan) does not indicate a street, alley or other access way in this area. Exhibit E
contains a prototypical building configuration for town homes with parking at the rear of the lot,
which is not possible with this lot configuration. In addition, the "build-to-line" for Transect 5
Page 1 of 3
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(Exhibit F) requires the structure to be placed within 0 and 15 feet of the front property/right-ofway line. This standard also cannot be met as proposed .
Drainage:
The City's Engineering Division of the Public Works Department reviewed the preliminary
drainage plan report and plans as required by Section 118-51 e of the Platting Ordinance in
accordance with the requirements of Chapter 143 Municipal Drainage Utility Systems, and the
Drainage and Erosion Control and Design Manual. Final drainage review will be completed with
review of the building plans at the time of development.
A portion of the subject property is located within the 1% annual chance floodplain, including all
of the proposed residential lots and the access easement. Section 118-51 of the Platting
Ordinance states new subdivisions, lot or streets that would be surrounded by the floodwater of
the 1% annual chance flood shall not be allowed unless the area is accessible to high ground
by a street elevated above the 1% annual chance floodplain . No details have been provided to
show these lots will be accessible in a flood event.
Utilities:
Water, sewer and electric services are provided by New Braunfels Utilities. NBU indicates
electric service is available, but an extension of water/wastewater is required . Construction
plans must be approved prior to recording the final plat.
Transportation:
Regional Transportation Plan
This plat is in compliance with the City's Regional Transportation Plan. Adequate right-of-way
width exists for Walnut Avenue (80 feet) and N. Academy Avenue (variable from 72-120 feet) .
Access
The applicant is requesting a waiver to the requirement that all lots have frontage on a
dedicated, improved street. As proposed, a variable width access easement across the
town home lots would connect the commercial parking lot on Lot 1R-1 to an existing alley behind
town homes on Stadtbach Street.
Staff has recommended these changes be processed as modifications to the TCPD
Development Standards by submitting an application to amend the TCPD ordinance for City
Council consideration .
Staff does not support this waiver. The original waiver request stated access would be provided
by a private alley built to City standards; however, rather than private right-of-way, the access is
being platted as an easement on each lot in order to maintain required minimum lot depths. In
addition, the request has not demonstrated compliance with the TCPD development standards
or flood hazard requirements.
The Planning Commission may approve the waiver if it makes the findings listed below under
Commission Findings, based upon information provided by the applicant.
Hike and Bike Trail Plan
The Town Creek developer is working with the City to accomplish a trail along the Dry Comal
Creek. The proposed trail location does not affect the subject property.
Page 2 of 3
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Sidewalks
Six-foot wide sidewalks are existing along Walnut Avenue and N. Academy Avenue. As
proposed , no sidewalks would be constructed along the townhome lots because there is no
right-of-way frontage .
Commission Findings:
The Planning Commission shall not approve a waiver unless it makes findings based upon the
evidence presented to it in each specific case that:
1. Granting the waiver will not be detrimental to the public safety, health or welfare, and will
not be injurious to other property or to the owners of other property, and the waiver will
not prevent the orderly subdivision of other property in the vicinity;
2. Because of the particular physical surroundings , shape and/or topographical conditions
of the specific property involved, a particular hardship to the property owner would result,
as distinguished from a mere inconvenience, if the strict letter of the regulations is carried
out; or an alternate design will generally achieve the same result or intent as the
standards and regulations prescribed in the Platting Ordinance; and
3. The waiver will not in any manner vary the provisions of the Zoning Ordinance or other
ordinance(s) of the City.
Roadway Impact Fees:
The subdivision is hereby assessed the fees for Service Area 2 with approval of the final plat.
Impact Fees will be collected at the time of building permit as indicated in the then current fee
schedule.
Parkland Dedication and Development:
Residential development is subject to the Parkland Dedication and Development Ordinance.
Fees in lieu of dedication ($100 per dwelling unit) and development ($500 per dwelling unit) will
be paid prior to recording the final plat.
Staff Recommendation:
Staff does not support the waiver for lots with no street frontage , and therefore cannot
recommend approval of the plat as submitted as it is not in compliance with the Platting
Ordinance and the Town Creek Planned Development Concept Plan.

Rather, Staff recommends these changes be submitted as modifications to the TCPD
Development Standards for City Council consideration .
Attachments:
1. Aerial and Regional Transportation Plan Map
2. Application and Waiver Request
3. Reduced Plat (full size provided in packet)
4. Photographs
5. TCPD Concept Plan

\\C HFS-1\Departments\Planning\PlatAdmin\Plat Staff Reports\2018\PL-1B-069 Town Creek Lot 1 Replat\Staff Report.docx
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Aerial , Regional Transportation Plan and Floodplain Map
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RECEIVErj
~·'CilYor
~;J
., New Braunfels

1.

L-_ _R_e_-_P_la_t_A_p_p_li_c_at_io_n_&_ C_h_ec_k_l_
is_t_---JI

A2&10 ::;

BY:

BPlM Lcrr I 'i!> ~ ~
WfnAvIJT J f\1 ~P""'7

Proposed Subdivision Plat Name :
Nearest Street Intersectio n:
Acreage :
(g(o

:2. I

<

I

Quantity of existing lots:

Res.

_ '_Com.

_ _ Park

_ _ Drainage

_ _ Open Space

Quantity of proposed lots:

Res.

~com.

_ _ Pa rk

_ _ Drainage

_ _Open Space

2. Current Subdivision Name:

=TO(A IN

(Ig£/;;~

Unit No. --,1~__

t>L(C. G,

loT I

Recording Information:
3.

1\ f IQi

'

Date Recorded: _ _ _ _ __

Boundaries: City Limits: ~n D Out

County: ~omal

D Guada lupe

School District: DCISD [i11\JBISD D Other_ _ _ __
Adjacent TxDOT Roadway:

[i(' No

DYes

Utility District: IBIIiBU D GVEC D AT&T
4.

Planned Development District:

D No

D GBRA D Green Va lley D Other
~Yes

- - - - --

Date approved : _1..o=-=
O"'O<-____ Ord. No. _ _ _ __

If yes, provid e a copy of the PDD development standa rds a nd concept/detail plan a nd verify conformance
5.

Public infrastructure proposed with subdivision.

D Wate r

D Wastewater

D Streets (including private)

Construction plans approved? DYes 0" No

D Stormwater

Constru ction plans approved/date and agency: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

6. Licensed Engineer/Surveyor: 1"\-\1 t.o

4 E.~ ~JION

5'v~Vw'1l

N<.c

Mailing Address: _ __ ----,,---=--_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Telephone: 210

-HS - Q'f1o

Email:

CC<1t..SI/"o:«tb; 12, v+C. (..t!Vv.

7 . . Waiver(s) approved with the Master Plan or Preliminary Plat:,_"'""JIA.
"--_ _ _' _ _ _ _ _ _ _ _ _ _ __

If yes, provide copy of a pproval letter.
8.

Waiver(s) requested ($150-$300 each):_ _"'.,A.JL9.==-"~=_=
_'__-~
'_"~_ _ _ _ _ _ _ _ _ _ _ _ __
Justification for waiver(s) in compliance with NBCO Sec. 118-11 must be attac hed in separat e document .

9.

Present use of the property: UM,.~tM

Current Zoning: _f.w::P-'1>
< -_________

10. Proposed use(s) of the property:..c""""-"·,,><"'(.}..=...:'-Yloo:..=-_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

11. Has any portion of the subject property been restricted during the past 5 years to one or two residential units
per lot? (zo ning or deed restriction) 0"No D Yes If yes, additional public notification is required. Newspaper
notification fee of $115 and $2.15 per mailed notice. Fee for mailed notice will be assessed and must be
submitted to City prior to Planning Commission meeting.
12. Traffic Impact Analysis document required per NBCO Sec. 114-99, Sec. 118-46:-'-_ _ _ _ _ __ _ _ __

Worksheet (always)

TIA per worksheet:

D None

D Levell

D Level 2

D Level 3

If previous!'';' approved, provide a copy ofthe Traffic Impact Ana lysis and verify conformance
13. Is the property subject t6 any liens, encumbrances, or judgments?

DYes

D No

If yes, provide details on a separate ,sheet. Permission from any li e n holder(s) and/or remova l of any
encumb rances or judgments will be necessary prior to filing of a plat with the County Cle rk's offi c~.
D Yes

~ No

15. Is any part of the property in a regulatory floodplain? 0"Yes

D No

14. Is any part of the property in a regulatory floodway?

Re-Plat Application and Submittal Checklist

Planning Division 1/22/2018
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May23,2018

RECEIVED
TO:
FROM:

SUBJ:

CONB
Peter L. "Trace" Jurica, Agent
Comal Creek Retail LLC

MAY 2 32018
.

BY·

• .....H

..... ..... . ........ .. .. .

waiver for replat of lot 1 block 6, Town Creek Unit 1

This letter is to request a waiver to allow lots without street fi'ontage because this replat is to take
advantage of creekside frontage ideal for residential townhouse development. Similar to other areas of
Town Creek, access will be provided by private alleys built to CONB standards. It is important to note
that thi s waiver would not be necessary if these were condominiums instead of townhouses, and
adequate access would still be made available.
Sincerely,

Peter L "Trace" Jurica
Manager, Town Creek Texas Properties LLC
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ATTACHMENT 3
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Subject Property from Walnut Avenue
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Existing town homes on Stadtbach Street
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Town Creek Planned Development District
Concept Plan
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I.

Relation to the Development Plan

Town Creek is a mixed use walk able neighborhood complementing the historic downtown of the City and
is planned to be consistent with the New Braunfels Comprehensive Plan. The Town Creek Concept Plan
is based on the vision created during the Comm unity Design Charrrette held June 7 -9, 2006. Town
Creek finds its roots in the enduring qualities of New Braunfels -its small town ambience, its traditional
downtown and its strong heritage. Town Creek will promote walk ability, providing a range of housing
opportunities, protect and enhance existing surrounding neighborhoods, promote econom ic growth
through a positive fiscal impact, enhance the visual environment of the City, enhance the green
appearance and the parks system of the City, improve connecti vity, encourage use of transit and walking ,
link major surrounding destinations, promote a lively downtown, and expand market opportunities for the
core of New Braunfels.
II.

Acreage
The total Acreage of the project is 65.9 acres.

III.

Survey
A sUlvey of the project is attached hereto as Exhibit A.

IV.

Land Uses
A.
Relationship to Development Standards
Land Uses allowed herein shall conform to the development standards set forth in Section VI below
according to the Transect Map attached hereto as Exhibit B.
B. The following residential land uses shall be allowed:
1. Single Family House (Large, Medium, Small, Cottage)
2. Multi-Unit House (2 to 6 Units)
3. Town House
4. Courtyard Apartment
5. LofVCommercial Building
6. Live-Work
See the Building Type Matrix attached hereto as Exhibit E for complete description of these building
types.
C. Total Residential Units
Total residential units shall not exceed 1,500.
D. The following non-residential uses shall be allowed in any bu ilding except Single
Family Houses, Multi-Unit Houses, and Courtyard Apartments:
1. Retail services
2. Pharmacy
3. Dry cleaners
4. Retail goods sales
5. Art, antique, furnitu re or electronics studio (retail, repair or fabrication)
6. Restaurant, cafe, deli or coffee shop )beer, wine or other alcoholic beverage on
premises sales shall be allowed)
7. Coffee roasting
8. Bakery
9. Beer, wine or other alcoholic beverag e on premises sales
10. Movie theater
11 . Performance theater
12. Museum, philanthropic, civic or governmental institutions
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13. Fraternal or other private social club (beer, wine or other alcoholic beverage on
premises sales shall be allowed provided that no more than 25 percent of the total
floor area of any building may be utilized for the exclusive sale of alcoholic
beverages)
14. Surface parking
15. Structured parking garage provided that the frontag e on the ground floor addressing
the primary street is not parking
16. Hotel (beer, wine or other alcoholic beverage on premises sales shall be allowed)
17. Single-room rental bed & breakfast (beer, wine or other alcoholic beverage on
premises sales shall be allowed)
18. Professional offices
19. Health services office, clinic, hospital or laboratory
20. GovernmenUcivic offices
21 . Transit
22. Farmer's market, parade, cultural events (requires special use permit)
23. Home occupation
24. Church or other places of worship
25. Greenhouse (e.g. - retail nursery)
26. School (public or private, any level)
27. Studio (dance, athletic, performance, etc.)
28. Indoor showroom (wholesale or retail)
29. Drive-through services (parcels adjacent to Walnut Avenue only)
E. Similar and Prohibited Uses
Uses not specifically enumerated in the Town Creek District, but are substantially similar, may be
permitted upon the approval of the Planning Director, subject to appeal to the Zoning Board of
Adjustment. All other uses shall be prohibited inclu ding but not limited to the following :
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11 .
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.

Daily house rentals
Vehicular services/repair
Heavy manufacturing
Drive-through services (except parcels adjacent to Walnut Avenue)
Warehousing
Automotive & machinery repair (as primary use
Automotive & machinery washes
Automotive rental
Automotive sales
Boat sales
Bulk distribution centers (provided that this shall not prohibit warehous e use that is
ancillary to a permitted primary use)
Camper sales
Campgrounds
Donation centers
Eating establishment wilh drive-through services
Flea markets
Heavy equipment sales, rental & leasing
Industrial building sales
Kennels, manufactured home sales
Mini warehouses
Portable building sales (as a primary use)
Recreational vehicle parks
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23. Recycling centers (provided that this prohibition shall not prevent use of temporary
collection and storage bins for recyclable materials generated by a permitted use
during the ordinary course of business)
24. Self-Storage
25. Shooting ranges
26. Truck service or repair
27. Truck stops
28. Wholesale nurseries (as a primary use)
29. Wrecking yards
F.

Outdoor Displays

Outdoor displays for non-residential uses shall be limited to no more than 50% of the building's private
frontage. Displays shall be allowed with functional restrictions within the building's public frontage (i.e. ,
the public right-of-way) by license upon the approval of the Planning Director, subject to appeal to the
Zoning Board of Adjustment.
G. Cafe Seating
Outdoor cafe seating for restaurant, cafe, deli or coffee shop uses shall be limited to the building's private
frontage unless cafe seating is approved by the Planning Director within the building's public frontage
(Le., the public right-of-way) , subject to appeal to the Zoning Board of Adjustment.
H. Open Spaces/Parks
Town Creek shall provide (i) no less than 9.0 acres of dedicated contiguous land for the Dry Comal Creek
Trail Park within the flood plain of Dry Comal Cree. Town Creek shall dedicate to the City the land for the
Dry Comal Creek Trail Park. The City shall hold and maintain that park.
Town Creek shall also provide no less than 6.5 acres total (10% of the gross site area) of the following
elements : community gardens, pocket parks, greens , squares, plazas and playgrounds dispersed
throughout the remainder of the neighborhood. These open spaces shall be held privately for public
access, unless a written request from the City is made and accepted for a particular space to be
dedicated to the City. The open spaces held privately shall be maintained either by a foundation or
homeowners association, or by a Special District if created by the City for the purpose of maintaining the
open space.
V.

General Thoroughfare Layout
A. The Street Network

The Street layout shall be based on the Street Network attached hereto as Exhibit C. Upon request by the
applicant, street locations, street cross-section type and intersection design may be modified to a
reasonable extent with approval of staff and without amendment to the Concept Plan or a prior Detail
Plan (if applicable), in order to (i) accommodate configuration of open space, (ii) save specimen trees, (iii)
maintain the integrity and vision of the charrette plan, (iv) accommodate drainage, or (v) facilitate the
design of the station area if a commuter rail transit stop is implemented adjacent to Town Creek.
Additional streets shall be designed and constructed according to the street cross-sections below.
All residential and commercial buildings within Phase 3 and 4 will be required to be sprinkled if a
secondary means of access is not in place at the time of construction. Potential access locations include
Guenther Road , Fredericksburg Road , or Paradise Alley.
1. Guenther bridge access will be required to meet all city requirements
2. Fredericksburg and Paradise Alley must have a signed access agreement with Union Pacific
Railroad and all property owners involved . Improvements to Paradise Alley to facilitate access
will be the responsibility of the Town Creek Development.
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B. Street Cross-Sections
The "Arterial," "Collector, " and "Local" Streets allowed are delineated in the respective Street Types
Cross-Sections attached hereto as Exhibit D and referenced on the Master Street Network, Exhibit C.
Street types and cross-sections are established herein to facilitate an integrated set of transportation
choices - driving, walking, cycling and transit, as well as to form a place bounded by building facades
creating "street walls."
C. Additional Streets Not Shown on General Plan
1. Based on the concept plan , additional streets shall be located so that all streets
terminate at other streets unless constrained by natural or perimeter site conditions.
Cul-de-sacs shall be permitted only when warranted by natural site conditions.
2. All lots regardless of use may be served by alleys. Alleys are required for all singlefamily houses unless the building utilizes a pull through garage.
O. Curb Return Radii
Curb return radii shall be from 10 feet to 15 feet, unless required to be larger due to public safety
considerations as determined by the City Engineer for a specific location ; in which case, the radius shall
not exceed 25 feet.
VI.

Development Standards

A. General
1.

Walkability
In order to facilitate walkability and livability, all streets (excluding alleys) shall provide
accessible sidewalks with "street" tress or adjacent trails, and carefully designed civic spaces
such as greens , squares, plazas and trails shall be integrated within the neighborhood.
Sidewalks shall have a minimum width as shown in the Street Cross Sections, Exhibit D.
Furthermore , pedestrian bulbouts shall be allowed at all intersections if the bulb does not
interfere with required turn lanes .
2. Subdivision Standards
The Town Creek PO shall establish the street network, street cross-section , and intersection
design criteria as well as lot standards for subdivision platting within the PD area.
3. PO Standards Supersede
If conflicts arise with the New Braunfels Code of Ordinances for zoning , subdivision or other
development standards, the Town Creek PD shall control unless stated other side herein.
B. Transect Standards and Building Types
1. The Building Types allowed are delineated in the Building Type Matrix attached hereto as
Exhibit E. The development standards not contained in the Building Type Matrix are
established in the Transect Matrix attached hereto as Exhibit F, including those standards for
primarily non-residential buildings. The Building Type Matrix, Exhibits E, and the Transect
Matrix, Exhibit F, shall be used in conjunction with the Transect Map, Exhibit B.
2. Buildings intended for all non-residential use, located T5 and T6 Zones, may be constructed
with zero side and rear yards and such that the side yard requirement shall adhere to the
particular build-to-line established for the street facing the side.
C. Parking Standards
1. Off-Street Parking Requirements
a. Residential
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The Building Type Matrix attached hereto as Exhibit E establishes the off-street parking
requirements for residential uses.
b. Non-Residentia l
Off-street parking requirements for all non-residential uses shall be no less than 1 space
per 500 square feet of gross office or retail floor space in the T6 Zone and no less that 1
space per 333 square feet of gross office or retail floor space in all other T -Zones.
2. Off-Street Parking Location
a. Off-street parking for uses on lots with the T4, T5, and T6 Zones shall not be located
between the front of the building and the public right-of-way, except along Walnut
Avenue.
b. In the T5 and T6 Zones , surface parking lots located on the side of a building shall be
configured such that the side of the parking bays closest to the street shall be screened
by a wall or landscaped ornamental metal fence no less than 3 feet and no more than 4.5
feet in height or in accordance with existing ordinances.
3. On-Street Parking
As on-street parking promotes walkable mixed-use neighborhoods, including entertainment,
retail , restaurants and live-work housing, subject to public safety considerations for a
particular location, on-street parking shall be allowed as shown on the Street Cross Sections,
Exhibit D, and will not be allowed within alleys.
4. Promotion of Neighborhood Business - Entertainment, Retail and Restaurant Uses
The number of off-street parking spaces required for neighborhood businesses, including
retail services, retail goods sales; pharmacies; dry cleaners; art, antique, furniture or
electronic studios (retail, repair or fabrication); restaurants, cafes, delis or coffee shops; and
retail bakeries shall be waived for the first 1000 square feet of gross use space in all
buildings.
5. Promotion of Live-Work
For all non-residential uses allowed, the first 500 square feet of gross use space shall be
exempt from off-street parking requirements in Live-Work Units.
G. Shared Parking
Off-street parking requirements for uses permitted in the Town Creek Planned District may be
reduced or waived subject to a shared parking agreement or a coordinated parking plan in
accordance with the ULI Protocol, or any other accepted industry standard, and as approved
by the Planning Director, subject to appeal to the Zoning Board of Adjustment.
D. Architectural Standards
1. Except for detached sing le family houses, an expression line shall delineate divisions
between floors of all buildings, and a cornice shall delineate the tops of facades that do not
utilize a pitched roof, for retail storefronts , a transom, display window area and bulkhead at
the base shall be utilized .
2. Rooftop mechanical equipment shall be screened by a parapet, or by a screen on pitched
roofs.
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3.

Ground floor retail building plate heights shall be at least 12 feet in height except for live-work
units.
4. Windows shall be oriented vertically, windows on single family or town hosue residential
buildings shall also utilize surrounds or shutters, as well as mullions between grouped
windows.
5. Columns and piers visible from the street shall be spaced no farther apart than they are tall,
unless approved in writing by the Town Creek Architectural Control Commettee.
6. Transparency: Each floor of any building fa,ade, except for houses, facing a park, plaza or
street shall contain transparent windows covering from 15 percent of the fa,ade area. In
order to provide clear views of merchandise and to provide natural surveillance of exterior
street spaces, the street-level floor along streets in T5 and T6 zones shall have transparent
windows covering no less than 25% of the fa,ade area.
7. Permitted finishes for commercial or mixed use buildings - At least BO% of the exterior of all
new buildings (excluding doors and windows) shall be finished in one or more of the following
materials:
a. Brick, stone, cast stone, rock, marble, granite, glass block , tile or stucco
b. Exterior Insulating Finishing System (EIFS) as an accent (abuse resistant EIFS
shall be utilized below B feet above grade)
c. Cementitious-fiber siding (no Visible seams) with at least a 50-year warranty
d. Split face concrete block , poured-in-place concrete, and tilt-wall concrete (only
adjacent to Walnut Street). Any use of concrete products shall have an integrated
color and be textured or patterned. Tilt-wall concrete structures shall include
reveals, punch-outs, or other similar surface characteristics to enhance the fa,ade
on at least 25 percent of each fa,ade.
B. The following permitted finishes for residential buildings and live/work units shall be allowed :
Cementitious-fibersiding (no visible seams); corrugated metal; brick' stone; man-made stone
and stucco. The following shall be allowed up to 30% as an accent material: wood , Exterior
Insulated Finishing System (EIFS) (abuse resistant EIFS below B feet above grade) or similar
material over a cementitious base, rock, glass block and tile.
9. Architectural elements, including porches , roof overhangs, verandas, stoops, bay windows,
window shutters, balconies, masonry clad chimneys, picket fences or other decorative nonopaque front-yard fence, attached pergolas or colonnades. On single-family residences,
parches and at least two additional elements from the preceding list shall be utilized .
Balconies, verandas and roof overhangs may encroach beyond the build-to-line into the
public sidewalk, provided the encroachment is less than 9 feet, and any support columns do
not come within 4 feet of the curb or otherwise obstruct the view of drivers. Balconies,
verandas, and roof overhangs shall provide at least B feet of clearance and shall not protrude
over paved roadway. Single-family houses on corner lots shall have porches facing onto both
street sides, whether two separate porches or wrap-around porch. Encroachment beyond the
"build to" line where the permanent building structure, as specified above, can extend into the
UE will be allowed with Town Creek Phases 1 and 2 if coordinated with NBU, but will not be
allowed in subsequent phases.
10. Plate Heights for single-family residential homes shall be no less than 10 feet for the first floor
and 9 feet for the second or higher floors.
11 . All garage doors facing the street shall be divided into single bays separated by at least an
1B-inch column.
12. All buildings shall be designed such that no mechanical equipment (HVAC, etc.), except
vents or stacks, is visible from the public right-of-way or open space, whether the equipment
is located on the ground, exterior walls or the roof.
E. Landscape
1. General
a.
The landscape will complement the urban design and architecture in defining the
character of Town Creek. The functional role of the landscape is to identify and define
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view corridors and sightlines, major open spaces, pedestrian movement patterns and
gathering spaces; to create and control microclimates and reduce energy consumption ;
to screen unsightly features; and to help provide an appropriate sense of scale for all
phases of the built environment. The ecological role of the landscape is to ensure the
seamless integration of the built environment into the natural environment, while
minimizing impacts of development on the local ecosystem.
2.

F.

Trees
a.
Landscapes shall emphasize large shade tree canopy coverage, particularly in open
spaces and pedestrian walks and gathering spaces such as plazas and exterior
courtyards. Year-round visual interest shall be attained through the use of approved
species per the Preferred Plant Pallet, Exhibit G.
b.
Trees shall be planted in a continuous strip adjacent to all public streets, spaced
approximately 30 feet on center in order to create a full canopy effect at mature height.
Trees shall either be planted in a green space strip no less than 5 feet in width or within
an irrigated tree gate consistent with the architectural character of the campus Dr
adjacent development. Street trees shall be located no closer than 3 feet from the back
of curb. Root containment technology, as approved by the City Engineer, shall be used
if the species and location poses a potential hazard to curb and sidewalk infrastructure.
c.
Trees shall be planted in a continuous pattern where feasible within all street medians.
d.
All trees shall be selected from the tree list contained in Exhibit G attached hereto.
3. Shrubs and Other Plants
a.
Sh rubs shall be selected from the plant list contained in Exhibit G attached hereto.
4. Beds and Turf
a.
The use of St. Augustine turf grass shall not be permitted.
b.
Grasses and turf shall be selected from Exhibit G attached hereto.
5. Buffers and Screening
a.
Trash and dumpster screening shall be provided in accordance with Section 191 .7.B of
the New Braunfels Code of Ordinances.
Residential Buffer between multi-family or non-residential development and single or
b.
two family development, per Section 191 .7.A.5 of the New Braunfels Code of
Ordinances , does not apply to the Town Creek Planned Development because
adequate buffers are already accounted for in the design and added buggers would
degrade the mixed-use , walkable aspects of the project.
6. Maintenance
a.
Landscapes maintenance shall be in accordance with Section 191 .9 of the New
Braunfels Code of Ordinances.
7. Parking
a.
A minimum of 15 square feet of landscaping per surface parking space, including tree
islands, shall be provided within the paved boundaries of a surface parking lot.
b.
Any portion of each surface parking space shall be located within 60 feet of the trunk of
a tree, and pavement shall not be allowed with in 3 feet of the trunk of trees.
c.
The landscaped areas shall be protected by raised curbs except where wheel stops are
utilized ast the front of parking spaces along a landscaped median between parking
bays.
d.
Landscaped islands of a minimum of 8 feet in width and extending the entire length of
the parking stall shall be located at the terminus of all rows of surface parking and shall
contain at least one tree consistent with Exhibit G.
e.
The requirements in this section shall be waived for structured parking and for
temporary (less than one year) parking lots in undeveloped areas of the Town Creek
Planned Development area.
Signage
1. One address number shall be attached to the building in proximity to the principal entrance or
at a mailbox according to city specifications.
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2.

One blade sign for each business may be permanently installed perpendicular to the fa9ade
and may extend over the sidewalk with 8 feet of clearance. Such a sign shall not exceed a
tolal of 6 square feet.
3. Signage may be lit externally only with full-spectrum source.
4. Business signs attached to buildings may be a maxim um of 4'x8' . The signs may be lighted,
and neon is permitted or signs within shop front windows.
5. Pole signs shall not be allowed.
6. Group sig ns for 2-10 businesses shall be allowed upon approval of the Planning Director,
subject to appeal to the Zoning Board of Adjustment. The size of such signs shall be a
maximum of 6 feet in height and 60 square feet.
7. Monument signs shall be allowed at Walnut Street, Academy Street and Fredericksburg
Street at the perimeter of the district, and shall not exceed 6 feet in height and 60 square feet.
8. For Lots within Block 2 and Block 6 that front onto Walnut Street, one 64 foot blade sign is
allowed with frontage on Walnut Avenue and sign must be attached to the building fa9ade
facing Walnut Avenue.
VII.

Definitions

Accessory or Ancillary Building
A building that is a separate 400 to 800 square foot dwelling unit connected to the garage with cooking
facilities and bathroom , but shall not require a separate water meter or additional off street parking; or a
building that serves for recreation, utilities or maintenance support in a park or civic space
Blade Sign
Tenant identification sign that uses letterforms, logo, and lor graphic elements, projects at right angle
from the face of the building , is located on a pier adjacent to the transom windows, and has a maximum
height equal to the height of the transom windows. Blade signs can be aluminum, stainless steel, painted
wood , sandblasted glass, or translucent acrylic. A blade sign identifies a tenant on a pedestrian level.
Build -to -Line
The line to which the primary building shall be constructed as opposed to a set -back line; the build -to line is established on the applicable street type cross - section and may have a range such as " 10 to 15
feet" from the right -of -way line. A side of a building on a corner lot may encroach the build -to -line.
Full Spectrum Source
Incandescent or fluorescent lights that emit white light, as opposed to another color.
Home Occupation
A residential unit providing for a combination of uses in which home occupation activity can occur. The
occupation function shall be incidental to the primary function of the building as residence. No person
outside the residence may be employed unless the residen ce is a Live -Work unit. There shall be no
exterior display, no exterior storage of materials and no other variation from the residential character of
the principal building, unless the residential unit is a Live -Work Unit
Live Work Lot
Lots in T5 or T6, of the size requ ired by th e Building Type Matrix, and as specified by the owner at time of
building permit.
Live Work Unit
A unit on a Live Work Lot. One upstairs residential unit and one street -level commercial unit required on
each lot. Additional units on the lot may be residential or commercial, and separate entrances shall be
provided for the residential and commercial components. The maximum number of units allowed on a lot
is determined by the Transect Matrix Exhibit F.
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Loft
A dwelling unit contained in an office, retail or other commercial building with interior entrances into the
living units or common interior or exterior corrid or entrances.
Off Street Parking
A req uirement for parking a vehicle in a space not with in the public right- off -way, and wh ich can be
satisfied with or without a covered parking space.
Pergola
An arbor or passageway of colum ns supporting a roof of trelliswork on which climbing plants are trained
to grow.
Plate Height
The height of the horizontal member capping exterior wall studs, as measured at the bottom of th e
horizontal member.
Pull Through Garage
A garage set back behind a house that is either a separate structure or connected by breezeway,
accessory building or ancillary building, and which is accessed by a driveway from the front address.

Raised Basement
A building level whose floor level is partly below grade, but which is much higher th an usual so that its
ceiling is well above grou nd level.
Stacked Townhouse
A townhouse with an additional living unit above.
Story
A constructed horizontal division of a building providing habitable space or structured parking. Attics
(including improved attics with slanted ceilings), rooftop decks, rooftop solariums, and raised basements
are not considered stories for th e purposes of determining building height based on stories.
Surround
A continuous concrete, wooden, brick, or stone border around a window, door or other opening that is
designed to complement the style of the building.
Townhouse
A sing le - family house of two or more stories that is connected to a similar house by a common.
Unit
A residential unit.
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Town Creek Transect Zoning
Tl

T3

T4

TS

T6

Green Space

Residential

Residential

Vertical mixed

Vertical mixed
use

T-Zone:
Standard:

use
n/ a

Build-ta-Line

10 to 30 fect

5 to 20 feet

o to 1S feet

o to 15 reet

2 story (max.)

1 to 3 stories

2 (min.) to 4
(max.)

2 (min.) to 5

1 story max for

Building Height

ancillary

buildings
Maximum Floor
to Area Ratio

1.5

n/ a

(m.x.)

4.0

3.0

5.0

(non-res.)

Maximum Lot
Coverage

nl .

70%

80%

100%

100%

n/ a

3.0

3.0

3.0

2.0

nla

20 units

30 units

40 units

60 units

Parking -Minimum Off-

Street per 1000
sq. ft (non-res.)

Maximum
Residential
D ensity per
acre

ALLOWED USES IN TOWN CREEK
The permitted uses within Town Creek were chosen for their neighborhood and pedestrian-friendly
character. H ere are the permitted uses within Town Creek:
1.
2.
3.
4.
5.

art, antique, furniture or electronics

6.
7.
8.
9.

studio (retail)
restaurant, cafe, deli or coffee shop
coffee roasting
bakery
beer, wine or other alcoholic beverage on

retail services

pharmacy
dry cleaners
retail goods sales

premises sales

10. movie theater
11. performance theater
12. museum, philanthropic, civic or governmental
institutions
13. fraternal or other private social club

14.
15.
16.
17.
18.
19.

surface parking
structured parking garage
hotel
single-room rental bed & breakfast
professional offices

health services office, clinic, hospital
or laboratory

20. governmentj civic offices
21. transit
22. farmer's market, cultural events (special
permit)
23. home occupation
24. church or other places of worship
25. greenhouse (e.g. -- retail nursery)
26. school (public or private, any level)
27. studio (dance, athletic, performance, etc.)
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City Of

,::!-. New Braunfels

Planning Commission Agenda Item Report
October 3, 2018

I

Agenda Item No.
(e..)
Presenter - Holly Mullins, Planner
(830) 221-4054 - hmullins@nbtexas.org
Subject:

Discuss and consider the master plan for Glendale Subdivision, with a waiver.

Plat information:
Case #:

PL-18-091

Owner:

Heimer FP, Ltd and Hollmig FP, Ltd
130 S. Seguin Avenue, Suite 100
New Braunfels, TX 78130

Engineer:

KFW Engineers (Wayne Flores, PEl
3421 Paesanos Pkwy, Suite 200
San Antonio, TX 78231
(210) 979-8444

Applicant:

Lennar Homes of Texas
1922 Dry Creek Way, Suite 101
San Antonio, TX 78259

Description:

89 residential lots, 6 drainage/open space lots, and a 3.85-acre
commercial reserve on 20.35 acres

Waiver:

To not require proper street projection

Background:
The subject property is located at the southeast corner of the intersection of FM 725 and
Schumanns Beach Road, in Guadalupe County. A portion of the property (approximately 3
acres) is inside the City limits and is zoned "C-3" Commercial District; the remainder is in the
City's ETJ and not subject to zoning .
The master plan proposes 13.52 acres of single-family res idential lots with 2.75 acres of open
space and drainage areas. Approximately 4 acres, including the portion within the City limits, is
indicated as "reserved for future development." The applicant states there are no plans for
immediate development of this corner, but it will likely be a commercial use. A master plan is
required to indicate general land use.
Drainage:
The City's Engineering Division of the Public Works Department reviewed the preliminary
drainage plan report and plans as required by Section 118-51 e of the Platting Ordinance in
accordance with the requirements of Chapter 143 Municipal Drainage Utility Systems, and the
Drainage and Erosion Control and Design Manual. Additional review will occur with preliminary
plat submittals and final drainage will be reviewed with the construction plans for public
infrastructure prior to submittal of any final plats.
Page 1 of 3
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A small portion at the northeast corner of the property is located within the 1% annual chance
floodplain, as indicated on the master plan. Base flood elevations have not yet been determined
for this area. Elevations will need to be determined by the developer through a flood study prior
to construction plan approval , and shown on the final plat.

Utilities:
Water will be provided by Green Valley Special Utility District (GVSUD) and wastewater by
Guadalupe-Blanco River Authority (GBRA). Guadalupe Valley Electric Cooperative (GVEC) is the
electric provider. Utilities will be extended as part of this development and construction plans must
be approved prior to submittal of the final plat.
Transportation:
Regional Transportation Plan
FM 725 is designated as a Principal Arterial that requires a right-of-way width of up to 150 feet.
Current and proposed right-of-way are required to be shown on a master plan, and additional
right-of-way dedication may be required with the final plat.
Schumanns Beach Road currently has 50 feet of right-of-way which is adequate for a residential
local street or collector.
TxDOT is currently reviewing the master plan and final approval is anticipated by the Planning
Commission meeting .
Street Projections
Section 118-46 of the Platting Ordinance requires a subdivision to make provision for the proper
projection of streets into adjoining, unplatted property. Such access is important for necessary
and proper connectivity within the community when adjacent property develops in the future .
Connectivity reduces congestion, improves circulation , and improves access for services and
emergency responders.

The applicant has requested a waiver to proper street projection stating the location for a
future connection to adjacent unplatted property to the northeast is hampered by the existing
GBRA lift station and the 1% annual chance floodplain , and that the area of the adjacent tract
outside the floodplain is not large enough to be feasibly developed.
Staff does not support waivers to the street projection requirement typically because such
waivers can create a series of subdivisions with restricted access increasing congestion, and
can limit development opportunities on the adjacent property. The Planning Commission may
approve the waiver after making the findings of fact listed below under Commission Findings,
based upon information provided by the applicant.
Hike and Bike Trail Plan
There are no trails proposed within or adjacent to the subdivision and no dedication or
construction is required.
Sidewalks
Four-foot wide residential or six-foot wide commercial sidewalks will be constructed on both
sides of all internal streets, and along FM 725 and Schumanns Beach Road, by the
developer/homebuilder at the time of development. Because most of the subdivision is outside
Page 2 of 3
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the city limits and no building permits will be issued , the developer will post a bond with the City
to guarantee sidewalk construction.
Traffic Impact Analysis (TIAl
A Level 1 TIA was submitted with the master plan and reviewed by the City Engineer.
Improvements to FM 725 based on the TIA and TxDOT's access requirements include left and
right turn lanes at Schumanns Beach Road and the new public street.
Commission Findings:
The Planning Commission shall not approve a waiver unless it makes findings based upon the
evidence presented to it in each specific case that:
1. Granting the waiver will not be detrimental to the public safety, health or welfare, and will
not be injurious to other property or to the owners of other property, and the waiver will
not prevent the orderly subdivision of other property in the vicinity;
2. Because of the particular physical surround ings, shape and/or topographical conditions
of the specific property involved, a particular hardship to the property owner would result,
as distinguished from a mere inconvenience, if the strict letter of the regulations is carried
out; or an alternate design will generally achieve the same result or intent as the
standards and regulations prescribed in the Platting Ordinance; and
3. The waiver will not in any manner vary the provisions of the Zoning Ordinance or other
ordinance(s) of the City.
Roadway Impact Fees:
A portion of the subdivision is within Service Area 5 and roadway impact fees will be assessed
with approval of the final plat. Impact fees are collected at time of building permit as indicated in
the then current fee schedule. Roadway Impact Fees are not applicable for the portion of the
subdivision located outside th e City limits .
Parkland Dedication and Development:
This subdivision is subject to the Parkland Dedication and Development Ordinance. Fees in
lieu of dedication ($100 per dwelling unit) and development ($500 per dwelling unit) will be paid
prior to recording the final plat. The Parks and Recreation Department will review any proposed
recreational amenities with the final plat and determine whether fees are eligible for
reimbursement.
Staff Recommendation:
Staff does not support the waiver to street projection and therefore cannot recommend approval
of the master plan as submitted, as it does not meet ordinance standards. Should the Planning
Commission make findings of fact to approve the waiver, the master plan does meet all other
requirements of the Platting Ordinance and the City's development standards with the following
requirements:
1. Final TxDOT approval.
2. Incorporation of the TIA-required improvements to FM 725 into construction plans.
Attachments:
1. Aerial and Regional Transportation Plan Map
2. Application and Waiver Request
3. Reduced Master Plan (full size plan provided in packet)

V:\PlatAdmin\Plal Siaff ReportsI2018IPL-18-091 Glendale MPIStaff Report mp.docx
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Aerial , Regional Transportation Plan and Floodplain Map
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Master Plan Application

Io;.~
, New Braunfels

1. Proposed Subdivision Name: .....,G"'le"'n"'d"'a"'I"'e"'S"'u"'b""d"'·v"'is"'io"'n"-_________________
I"'
_
Nearest Street Intersection:
Acreage:

20.345

FM 725 and Schuman's Beach Rd

tI

IJ ,

Quantitv of proposed lots: ---,~_,Res.

__Park

_1_ Com.

--LDralnage

_4_0pen Space

IX! Out
County: 0 Comal IKl Guadalupe
School District: 0 CISD IXI NBISD 0 Other_ _ _ __

2. Boundaries: City Limits: IRIln

Adjacent TxDOT Roadwav:
Utility District:
3.

0

0

IKl Yes

NBU IXI GVEC

Planned Development District:

0

AT&T

IXI No

No

IRI GBRA IKl Green Vallev

0

Yes

0

Other_ _ _ _ __

Date approved: _ _ _ _ _ _ _ Ord. No. _ _ _ __

If yes, see page 1 for submittal requirement.
4.

Public Infrastructure proposed with sUbdlvision.[) Water IKl Wastewater IKI Streets (pub/prvt) IXJ Stormwater

KFW Engineers and SurveYing
Mailing Address:
3421 Paesanos Parkway Suite 200 San Antonio. Texas 78231
Telephone: (210) 979-8444
. Email : WFlores@KFWEngineers.com

5. Ucensed Engineer/Surveyor:

6.

Walver(s) requested ($150-$300 each)- include Plat Code Sectlon:,--LN"'I.:r.:!\'--_ _ _ _ _ _ _ _ _ _ __
Provide written justification for each waiver in compliance with NBCO Sec. 118·11, see page 1.

Agriculture
Current Zoning: .,;O=C"'L:,:/'-'=!C..;-3"-_______
8. Proposed use(s) ofthe property:
Single Familv Residential/Commercial

7.

Present use of the property:

9. Traffic Impact Analvsis document required per NBCO Sec. 114-99, Sec. 118-46: Worksheet (alwavs)
TIA per worksheet: IXI None

0

level1

0

level 2

0

Level 3

If previously approved, provide a copy of the Traffic Impact Analysis and verify conformance. See page 1.
10. Is the property subject to anv liens, encumbrances, or judgments?

0

Yes

IXI No

If ves, provide details on a separate sheet. Permission from any lien holder(s) and/or remdval of any
encumbrances or judgments will be necessary prior to filing of a plat with the County Clerk's office.
11. Is anv part of the property In a regulatory f1oodwav?

0

Yes

12. 15 any part ofthe property In a regulatory floodplain? OCjVes

•

•
•
•

IXI No

0

No

IMPORTANT NOTES:
A completeness check will be performed after submittal is accepted to confirm all necessary items have been
submitted. Applicant will be Invoiced rema ining fees If application is determined complete. If determined
incomplete, the applicant will be requested to retrieve application packet and a refund of the base fee can be
processed.
All staff comments must be addressed bv the resubmittal date. If not, the plat will be rejected and will NOT be
forwarded to the Planning Commission.
For plats on TxDOT right-of-wav, it is highlV recommended that a permit be submitted to TxDOT priorto submitting
the plat application.
All new plats must be reviewed by the Park Development Manager in the Parks and Recreation Department, (830)
221-4358.

Masler Plan Appli cation and Submilial Checklist

Planning Division 5/1/2018
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Master Plan Application

~~ New Braunfels

Please Note: The signature of owner authorizes City of New Braunfels staff to visit and inspect the
property for which this application is being submitted. The signature also indicates that the applicant or
his agent has reviewed the requirements of this application/checklist and all items on this checklist have
been addressed and complied with.
(Check One:)
__, will represent my application before City Staff and/or Planning Commission.
~I

hereby authorize the person named below to act as my agent/applicant in processing this
application before City Staff and/or Planning Commission.

2'i/30
Zip

...

ti /I"f r
Date

ature

@. SV -

Email Address

Agent/Co-Applicant Name"-'.LR.lli",Chwa",f...dwMw.!olltt~P",,-,E~ _____________________
Comp.ny,

Lennar Homes of Texas

1922 Dry Creek Wav Suite 101
Mailing Address

(210) 403-6282
Phone

San Antonio

Texas

City

St.te

78259
Zip

Richard. Mott@Lennar.com
Em.1I

Cell

Co-Applicant N.me'--=P....:r..:ee"'d....:H..:.e"'/::..:
·m::..:e:.:.r_______ ________________
Comp.ny'_ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _ _ _ _ _ _ _ _ _ _ __ _ __

130 S Seguin Ave Ste 100

New Braunfels .Texas
City

Mailing Address

(210) 913-8720
Phone

St.te

78130
Zip

fred.heimer@sv-re.com
Cell

Em.1I

APPLICATION FEE SCHEDULE
MASTERPLAN
OTHER FEES THAT APPLY:
$1 .000 base fee + $50 per acre ($2.500 max)
TIA Worksheet $100
Sidewalk Waivers $300.00
Plat Variance I Waiver $150.00 each
Level 1 TIA $500
Level 2 TIA $750
Level 3 TIA $1 250
TechnoloQY Fee 3%
MaSler Plan Application and Submittal Checklist

Planning Division 5/1/2018
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LENNAR'
September 11,2018
City of New Braunfels
Planning Commission
550 Landa Street
New Braunfels, Texas 78130
Re:

Waiver Request for the proposed Glendale Subdivision Master Plan and Preliminary Plat

Dear Commissioners,
On August 1, 2018, we submitted a Master Plan application and Preliminary Plat application for
the proposed Glendale Subdivision located at the southeast comer of FM 725 and Schumans
Beach. One of the comments that we received asked for a street stub to the northeast property
line for the adjacent unplatted property. This tract of land is approximately 31-acres with 16.57acres being within Zone A (IOO-year floodplain) of the FEMA DFIRM Maps and approximately
1,313-linear feet of frontage along Schumans Beach. This floodplain area clips the north corner
and east corner of our site. The area of this tract that is adjacent to our northeast property line
and outside of Zone A is approximately 1.19-acres.
With such a small area outside of the floodplain and separated from the remaining portion of the
31-acre tract, we do not believe it is feasible for anyone to develop in this area. The cost for
someone to build a street and utilities from our site would be far greater than the added benefit of
gaining the 1.19-acres ofland on the neighboring tract. The platting and construction of this
street and utility stub is further complicated by that fact that it crosses the existing GBRA
sanitary sewer easement.
We believe that the circumstances of this area makes the requirement for a street stub not
feasible, therefore, we l'espectfully request a waiver to this requirement.
Regards,

~Mtt5

~_

Director of Land Development
Lennar Homes of Texas Land and Construction, Ltd

1922 DIY Creek Way, Suite 101 • San Antonio, TX 78259' (210) 403-6200' Fax (210) 403-6280
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City of

\;ii,J New Braunfels
"-

Planning Commission Agenda Item Report
October 3, 2018

cn

Agenda Item No. "
Presenter - Holly Mullins, Planner
(830) 221-4054 - hmullins@nbtexas.org
Subject:

Discuss and consider the preliminary plat for Glendale Subdivision .

Plat information:
Case #:

PL-18-092

Owner:

Heimer FP, Ltd and Hollmig FP , Ltd
130 S. Seguin Avenue, Suite 100
New Braunfels, TX 78130

Engineer:

KFW Engineers (Wayne Flores , PE)
3421 Paesanos Pkwy, Suite 200
San Antonio, TX 78231
(210) 979-8444

Applicant:

Lennar Homes of Texas
1922 Dry Creek Way, Suite 101
San Antonio , TX 78259

Description:

89 res idential lots and one 3.85-acre commercial lot on 20.35 acres

Background:
The subject property is located at the southeast corner of the intersection of FM 725 and
Schumanns Beach Road , in Guadalupe County. A portion of the property (approximately 3
acres) is inside the City limits and is zoned "C-3" Commercial District; the remainder is in the
City's ET J and not subject to zoning .
The preliminary plat proposes 13.52 acres of single-family residential lots with 2.75 acres of
open space and drainage areas. Approximately 4 acres, including the portion within the City
limits , is being platted as a single lot for future commercial development. The applicant states
there are no plans for immediate development of this corner.
Drainage:
The City's Engineering Division of the Public Works Department reviewed the preliminary
drainage plan report and plans as required by Section 118-51 e of the Platting Ordinance in
accordance with the requirements of Chapter 143 Municipal Drainage Utility Systems, and the
Drainage and Erosion Control and Design Manual. Final drainage will be reviewed with the
construction plans for public infrastructure prior to submittal of any final plats.
A small portion at the northeast corner of the property is located within the 1% annual chance
floodplain , as indicated on the plat. Base flood elevations have not yet been determined for this
area. Elevations will need to be determined by the developer through a flood study prior to
construction plan approval and added to the final plat.
Page 1 of 3
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Utilities:
Water will be provided by Green Valley Special Utility District (GVSUD) and wastewater by
Guadalupe-Blanco River Authority (GBRA) . Guadalupe Valley Electric Cooperative (GVEC) is the
electric provider. Utilities will be extended as part of this development and construction plans must
be approved prior to submittal of the final plat.
Transportation:
Regional Transportation Plan
FM 725 is designated as a Principal Arterial that requires a right-of-way width of up to 150 feet.
Existing right-of-way width varies between approximately 85 and 100 feet, and additional rightof-way dedication is indicated on the plat to achieve 75 feet from the centerline. TxDOT approval
of the access from FM 725 is pending.
Schumanns Beach Road currently has 50 feet of right-of-way which is adequate for a residential
local street or collector and no additional right-of-way dedication is required .
Street Projections
Section 118-46 of the Platting Ordinance requires a subdivision to make provision for the proper
projection of streets into adjoining , unplatted property. Such access is important for necessary
and proper connectivity within the community when adjacent property develops in the future .
The applicant requested a waiver to this requirement with the Glendale Master Plan. If approved
by the Commission , the waiver will apply to the preliminary plat as well. If it was denied, the
preliminary plat must be updated to reflect the necessary street connection .
Hike and Bike Trail Plan
There are no trails proposed within or adjacent to the subdivision and no dedication or
construction is required.
Sidewalks
Four-foot wide residential or six-foot wide commercial sidewalks will be constructed on both
sides of all internal streets , and along FM 725 and Schumanns Beach Road , by the
developer/homebuilder at the time of development. Because most of the subdivision is outside
the city limits and no building permits will be issued, the developer will post a bond with the City
to guarantee sidewalk construction.
Traffic Impact Analysis (TIA)
A Level 1 TIA was submitted with the master plan. Mitigation requirements include left and rightturn lanes on FM 725 at Schumanns Beach Road and the new public street.
Roadway Impact Fees:
A portion of the subdivision is located in Service Area 5 and roadway impact fees will be
assessed with approval of the final plat. Impact fees are collected at time of building permit as
indicated in the then current fee schedule. Roadway Impact Fees are not applicable for the
portion of the subdivision outside the City limits.

Page 2 of 3
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Parkland Dedication and Development:
This subd ivision is subject to the Parkland Dedication and Development Ordinance. Fees in
lieu of dedication ($100 per dwelling unit) and development ($500 per dwelling unit) will be paid
prior to recording the final plat. The Parks and Recreation Department will review any proposed
recreational amenities with the final plat and determine whether fees are eligible for
reimbursement.
Staff Recommendation:
If the waiver for street projection is approved with the master plan , staff recommends approval
of the preliminary plat as it meets all other requirements of the Platting Ordinance and the City's
development standards, with the following requirements :
1. Final TxDOT approval.
2. Left and right-turn lanes on FM 725 as required by TxDOT and the TIA.
3. Revise Note 3 to reflect approved street names and indicate the sidewalks will be built at
time of subdivision construction along : the internal "street name" and FM 725 adjacent to
Lot 24 Block 1; the internal "street name" adjacent to Lot 1, Block 1; and Schumanns
Beach Road adjacent to Lot 46 , Block 1.
4. Update preliminary plat with approved street names for submittal with the construction
plans .
If the waiver request was not approved , the preliminary plat is not in compliance with City
standards and may not be approved.
Attachments:
1. Aerial and Regional Transportation Plan Map
2. Application
3. Reduced Preliminary Plat (full size plan provided in packet)

IICHFS-1lDepartmentslPlanninglPlatAdminlPlat Staff ReportsI2018IPL-18-092 Glendale Prelim PIIStaff Report PP.docx
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Aerial , Regional Transportation Plan and Floodplain Map
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r' '~ C:;ty.,

Preliminary Plat Application

1r.;;J
New Braunfels
,

1.

Proposed Subdivision Plat Name: ....::G"'le"'n:.:;d"'a"""'e:..;S"-u"'b"'d"'I,,'v!!is"'io"'n"-__________,U nit N0,_-,-1_ __
Nearest Street Intersection: FM 725 and Schuman's Beach Rd
Acreage:

20 345

Quantity of proposed lots:

91

Res,

__
1_Com,

Park

..LDrainage

~OpenSpace

2, Boundaries: City limits: IXIln IXI Out
County: 0 Comal IXI Guadalupe
School District: 0 CISD IXI NBISD 0 Other_ _ _ __
IXI Yes
o No
Other_ _ _ _ __
Utility District: 0 NBU IXI GVEC 0 AT&T I8J GBRA IXI Green Valley
3. Subdivision Master Plan:
IXI Ves
o No
Date approved: Submitted BI1a018
AdjacentTxDOT Roadway:

o

If yes, provide a copy of the Master Plan and verify conformance
4.

Planned Development District:

IXI No

0 Ves

Date approved : _ _ _ _ _ _ _ Ord. No, _ _ _ __

If yes, provide a copy of the POD development standards and concept/detail plan and verify conformance
5,

Public infrastructure proposed with subdivision.

IXI 5tormwater

IXI Water

IXI Wastewater

Construction plans approved?

0

Yes

IKl Streets (including private)

~

No

Construction plans approved/date and agency:-LlN"'rA"'_ _ _ _ __ _ _ _ _ _ _ _ __ _ _ _ __
6. Licensed Engineer/Surveyor: KEW Engineers and SurveYing
Mailing Address: 3421 Paesanos Parkwav Suite 200 San Antonio, Texas 78231
Telephone: (2101

979-8444

Email: WFlores@KFWEngineers.com

7. Waiver/s) approved with the Master Plan:-'-N"''!.''-~'-_ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _ _ __ _
If yes, provide copy of approval letter.
8. Walver/s) requested ($150·$300 each) :,.......,N:«I'A-'-_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ __
Justification for waiver/s) in compliance with NBCO Sec, 118·11 must be attached in separate document.
9.

Current Zoning: -"Q<>C"'L!=..!../.!<c~-3"_ _______

Present use of the property: Agriculture

10. Proposed use(s) of the property: Single Familv Residential/Commercial
11. Traffic Impact AnalysiS document required per NBeo Sec. 114-99, Sec. 118.46:-<.Wi..,o"'rk
........sJ.!h"'e"'e....t ______
Worksheet (always)

TIA per worksheet:

IXI None

0 Levell

0 Level 2

0 Level 3

If previously approved, provide a copy of the Traffic Impact Analysis and verify conformance

12. Is the property subject to any liens, encumbrances, or judgments?

0 Ves

IRI No

If yes, provide details on a separate sheet. Permission from any lien holder(s) and/or removal of any
encumbrances or judgments will be necessary prior to filing of a plat with the County Clerk's office.
13. Is any part of the property In a regulatory floodway?

0

Ves

14. Is any part of the property In a regulatory floodplain? IJI Yes
•
•
•

Il!I No

0

No

IMPORTANT NOTES:
All staff comments must be addressed by the resubmittal date, If not, the plat will be rejected and will NOT be
forwarded to the Planning Commission.
For plats on TxDOT right-of-way, it is highly recommended that a permit be submitted to TxDOT prior to
submitting the plat application,
All new plats must be reviewed by the Park Development Manager in the Parks and Recreation Department,
(830) 221-4358,

Preliminary Plat Application and Submittal Checklist

(updated as of 519/18)
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r-Jcltyor
~. New Blaunfels

Preliminary Plat Application

~

please Note: The signature of owner authorizes City of New Braunfels staff to visit and inspect the
property for which this application is being submitted. The signature also indicates that the applicant or
his agent has reviewed the requirements of this application/checklist and all items on this checklist have
been addressed and complied with.
(Check One:)

_ _I will represent my application before City Staff and/or Planning Commission .

...L,I hereby authorize the person named below to act as my agent/applicant in processing
this application before Planning Division and/or Planning Commission.
Furthermore, I agree to comply with aI/ platting and subdivision requirements of the City of New
Braunfels. I understand the plat will be rejected and will NOT be forwarded to the Planning
Commission unless staff comments are satisfactorily addressed by the plat resubmittal meeting
date. I voluntarily waive my right to request a certificate staling the date the plat was filed and
that the Planning Commission failed to act on the plat within thirtY days. I do not object to
consideration of the plat on Sep15.2018 (date of Planning Commission meeting). This waiver
. expires afterNov 7. 2018 (da/te o( Planning CommissIon meeting).
~/Lc.u( FP. qJ .,..) ~ /.... ,.,
1 Lft/ <l,Vl.J
L
( .

At'" S,vh I hi
Owner's Name (prlrded)
o S.
r

Fr

1Y1D){2.-<;- 8"'1oJ/n) 9(3 -6'722
Phone

.

1'0.:>

Cell

IV

.:>
Zip

----'I~~~~Ir."~~---------'t::~'-"--~~cLb..,~
..... &
e
Email Address

5 V-fe .

Agent/Co·Applicant Name:.:.:LRllic",h1.Sai!.!~Jdd...!.M",o",tt<.L...JP!:do.E..._____________________
Company:

Lennar Homes of Texas

1922 Drv Creek Wav Suite 101
Mailing Address

(210) 403-6282
Phone

San Antonio

Texas

78259

Cltv

State

Zip

Richard.Mott@Lennar.com
Cell

Email

Co-Applicant Name:-,F...:"..::e..::d...:H-"e",i~m:.::e,,-r_______________________
Company:._ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

130 S Seguin Ave Sle 100

New Braunfels

Mailing Address

State

78130
Zip

fred.heimer@sv-re.com

(21Ql 913-8720
Phone

Texas

City
Cell

Email

APPLICATION FEE SCHEDULE
FEE TO PLAT
OTHER FEES THAT APPLY:
$1,000 base fee + $50 per acre ($2,500 max)
TIA Worksheet $100
,
Sidewalk Waivers $300.00
Plat Variance I Waiver $150.00 each
Level 1 TIA $500
Level 2 TIA $750
Level 3 TIA $1,250
Technology Fee 3%
Preliminary Plat Application and SubmiHal Checklist

(updated as of 519/1 B)
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Planning Commission Agenda Item Report
October 3, 2018

Ca )

Agenda Item No. l
Presenter - Holly Mullins, Planner
(830) 221-4054 - hmullins@nbtexas.org
Subject:

Discuss and consider the master plan for Lily Springs Subdivision.

Plat information:
Case #:

PL-18-095

Owner:

Catherine Crixell
2434 Rainier Street
Port Townsend, WA 98368

Applicant/Engineer:

KFW Engineers
162 West Mill st.
New Braunfels, TX 78130
(830) 220-6042

Description:

500 residential lots and 2 commercial tracts on 107.35 acres

Background:
The subject property is located northeast of the intersection of State Highway 46 South and
Cordova Road in Guadalupe County. The entire property is outside city limits, within the ETJ.
The master plan proposes 500 single-family lots with 14 acres of common area/drainage and
park space, for an overall residential density of 4.66 units per acre. The subdivision also includes
two commercial tracts along Highway 46, totaling approximately 10.8 acres.
Drainage:
The City's Engineering Division of the Public Works Department reviewed the preliminary
drainage plan report and plans as required by Section 118-51 e of the Platting Ordinance in
accordance with the requirements of Chapter 143 Municipal Drainage Utility Systems, and the
Drainage and Erosion Control and Design Manual. Final drainage review will be completed with
review of the construction plans prior to submission of any final plat.
No portion of the subject property is located within the 1% annual chance floodplain.
Utilities:
Water will be provided by Springs Hill Water Supply Corporation. Wastewater service will be
provided by the City of Seguin . Guadalupe Valley Electric Cooperative is the electric provider.
Utilities will be extended as part of this development and construction plans must be approved
prior to submittal of each final plat.
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Transportation:
Regional Transportation Plan
The property has frontage along State Highway 46 which is designated as a Principal Arterial
with appropriate right-of-way width determined by City Council to be 120 feet. Adequate rightof-way exists, and no additional dedication is required.
Cordova Road is indicated as a Major Collector with right-of-way width up to 90 feet. Right-ofway dedication for the small portion of land adjacent to Cordova Road will be required with the
final plat of Unit 6.
Access
The subdivision proposes two access points from State Highway 46 and TxDOT approval is
pending. These entrances meet the minimum spacing requirement of the International Fire Code
for secondary access. In addition, three streets are stubbed for future projection to adjacent
unplatted property, in accordance with the Platting Ordinance requirements.
Secondary access is required by the Fire Code when the number of dwelling units exceeds 30.
The applicant is working with the New Braunfels Fire Department to meet this requirement so
that each unit will have secondary access. This will be reviewed with both preliminary and final
plats.
Hike and Bike Trail Plan
There are no trails proposed within or adjacent to the subdivision so no dedication or
construction is required.
Sidewalks
Four-foot wide residential sidewalks will be constructed on both sides of all internal streets, and
along Highway 46, by the developer/homebuilder at the time of development. Because the
subdivision is outside the city limits and no building permits will be issued, the developer must
provide a guarantee of sidewalk construction prior to recording the final plat.
Traffic Impact Analysis (TIA)
A Level 2 TIA was submitted and has been reviewed and accepted by the City Engineer. The
TIA mitigation, and TxDOT's access requirements on State Highway 46, require right turn lanes
at both new public streets and a traffic signal at the south public street with Unit 3 or at 288 peak
hour trips, whichever comes first.
Roadway Impact Fees:
The subdivision is located outside city lim its and the Roadway Impact Fee Study Area. Roadway
Impact Fees are not applicable.

Parkland Dedication and Development:
This subdivision is subject to the Parkland Dedication and Development Ordinance. A private
neighborhood park is proposed to be included with Unit 1 of the subdivision . Fees in lieu of
dedication ($100 per dwelling unit) and development ($500 per dwelling unit) must be paid prior
to recording each final plat. The Parks and Recreation Department will review any proposed
recreational amenities at that time and determine whether fees are eligible for reimbursement.
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Staff Recommendation:
Staff recommends approval of the Lily Springs Master Plan, as it meets the requirements of the
Platting Ordinance and the City's development regu lations, with the following corrections.
1. Revise Note 8 to state 4-foot wide sidewalks will be constructed per City standards
[adjacent to the curb or 3 feet from back of curb] along all internal streets by the owner at
the time of developrnent. 4-foot wide sidewalks will be constructed per City standards at
least four feet from the curb or edge of shoulder by the developer at time of subdivision
construction along State Highway 46.
2. Sidewalk construction must be guaranteed through a bond.
3. Preliminary plat(s) must reflect State Hwy 46 street conncection as approved by TxDOT
and in compliance with City standards.
Attachments:
1. Aerial and Regional Transportation Plan Map
2. Application
3. Reduced Master Plan (full size plan provided in packet)
\\C HFS- 1\Oepartments\Planning\PlatAdmin\Plat Staff Reports\2018\PL-18-095 CRIXELL aka li ly Springs MP\Staff Report.docx
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Aerial and Regional Transportation Plan Map
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!' ..'Cityof

Master Plan Application

ir.:;.. New Braunfels

...

1.

Proposed Subdivision Name:-C-rixeU-

S PV-; OJ 5

L I IY

Nearest Street Intersection: US HWY 46 and Cordova Rd.
Acreage : 107.35
Quantity of proposed lots:
2.

Boundaries: City Limits:
School District:O CISD

500

0

0

3.

0

___Com.

In IXI Out

0

County:

_1_Pa rk

__ Drainage

_ _ Open Space

Co mal IRl Guadalupe

NBISD IXI other Navarro ISO

Adjacent TxDOT Roadway:
Utility District:

Res.

0

IRl Yes

0

NBU IXI GVEC IRl AT&T

Planned Development District:

IRl No

0

No

GBRA

Yes

0

Green Va lley IRl Other City of Seguin / Springs Hill WSC

Date approved: _ _ _ _ _ _ _ Ord . No. _ _ _ __

If yes, see page 1 for submittal requirement.
4.

Public infrastructure proposed with subdivision . 1Rl Water IRl Wastewater IRl Street s (pub/prvt) IRl Stormw at er

5.

licensed Engineer/Surveyor: KFW Engineers and SurveYing
Mailing Address: 162 West Mill St.. New Braunfels, Texas 78130
Telephone: (830) 220-6042

6,

Email: BWelimann@KFWEngineers.com

Waiver(s) requested ($150-$300 each)- include Plat Code Section :-'-'N"'/A"'-______________
Provide written justification fo r each wa ive r in compliance with N BCO Sec. 118-11, see page 1.

7.

Present use of the property: Agriculture

8,

Pro posed use (s) ofth e p rope rty:-'S"""''n"g'' le'' -LF'' a!.!.m!.!.iI"Y...,!R..!.e'' s' 'i' 'd' 'e!.!.n'' tia'' I__________________

9,

Traffic Impact Analysis document required per NBCO Sec. 114-99, Sec. 118-46: Worksheet (a lways)
TIA per worksheet:

0

None

IRl Level l

Current Zoning: --'O"'C"""
L __________

0

Level 2

0

Level 3

If previously approved, provide a copy of the Traffic Impact Ana lysis and verify conforman ce. See page 1.
10. Is the property subject to any liens, encumbrances, or judgments?

0

Yes

IRl No

If yes, provide details on a sepa rate sheet. Permission from any li en holder(s) and/or removal of any
encumbrances or judgments will be necessary prior to filing of a plat with the County Clerk's office.
11. Is any part ofthe property in a regulatory floodway?

0

Yes

IRl No

12. Is any part ofthe property in a regulatory floodplain? OYes

IRl No

•

•
•
•

IMPORTANT NOTES:
A completeness check will be performed after submittal is accepted to confirm all necessary items have been
submitted. Applicant w ill be invoiced remaining fees if application is determined comp lete. If determined
incomplet e, th e applica nt w ill be requested t o retri eve application packet and a refund of t he base fee can be
processed.
All staff comments must be addressed by the resubmitta l date. If not, the plat w ill be rejected and w ill NOT be
forwarded to th e Planning Commission.
For plats on TxDOT right-of-way, it is highly recommended that a permit be submitted to TxDOT prior t o subm itting
t he plat application .
All new plats must be reviewed by th e Park Development Manager in the Parks and Recreation Department, (830)
221-4358.

Masler Plan Application and Submittal Checklist
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Planning Commission Agenda Item Report
October 3, 2018
Agenda Item No. JLh)
Presenter - Matthew Simmont, Planner
(830) 221·4058 - msimmont@nbtexas.org

Subject:

Discuss and consider the master plan for Travelstead Subdivision.

Plat information:
Case #:
Owners:

PL·18·102
James Travelstead Estate
998 Three Mile Creek
New Braunfels, TX 78130
Brian Mccullough
6003 Robin Road
Crestview, FL 32539

Applicant/Engineer:

Moeller & Associates
James Ingalls, P.E.
2021 State Highway 46 w., Ste. 105
New Braunfels, TX 78132
(830) 358-7127

Description:

279 residential lots, park and drainage/detention areas on 60 .14 acres

Waivers:

None

Background:
The subject property is located on the south side of Alves Lane, east of Whisperwind and
Stone Gate Subdivisions and north of Saengerhalle Subdivision . Approximately 10.5 acres of
the property is within the city with nearly 50 acres lying outside city limits, within the ET J.
The applicant is proposing a total of 279 single-family residential lots with 13 acres of
common/drainage area, for an overall residential density of 4.64 units per acre. The
subdivision is planned to be developed in 3 separate units. Staff has identified 8 street names
that will be required to be approved with the platting of this development. Street names must
be approved and included on the preliminary plat(s).
Drainage:
The City's Engineering Division of the Public Works Department reviewed the preliminary
drainage plan report and plans as required by Section 118-51 e of the Platting Ordinance in
accordance with the requirements of Chapter 143 Municipal Drainage Utility Systems, and the
Drainage and Erosion Control and Design Manual. Additional drainage review will occur with
preliminary plats and final drainage review will be completed with review of the construction
plans prior to submission of any final plat.
Page 1 of 3
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No portion of the subject property is located within the 1% annual chance floodplain.

Utilities:
Electric, water and wastewater services will be provided by New Braunfels Utilities. Utility
easements will be provided on the plats as requested by NBU. Utilities will be extended as part
of this development and construction plans must be approved prior to submittal of each final
plat.
Transportation:
Regional Transportation Plan
The property has frontage along Alves Lane which is designated as a Minor Arterial that
requires a minimum right-of-way width of 120 feet. There is currently approximately 50 feet of
right-of-way width and dedication may be required with the platting of this property. The
reconstruction of Alves Lane is currently underway that will provide adequate access to the
property.
Access
The master plan proposes points of access from Alves Lane and Stone Gate Drive. An
emergency access point is also provided with an easement along Three Mile Creek Rd.
(private drive). Stub streets are provided at 6 locations for future connection to adjoining
properties.
Hike and Bike Trail Plan
There is a segment of the Hike and Bike Trail Plan that will be constructed with this subdivision
that follows the low-lying area on the southeastern portion of the property. The exact location
of the trail will be determined at the time of platting for Unit 1 and must be able to connect to
adjacent properties to create a continuous trail section. Construction of the trail will be required
at the time of final plat.
Sidewalks
Four-foot wide sidewalks will be constructed on both sides of all internal streets at the time of
development by the developer/homebuilder to create a continuous and connected pedestrian
system . Sidewalks will be installed as required along Alves Lane at the time of subdivision
construction.

Roadway Impact Fees:
The portion of the subject property located within the city limits is subject to Roadway Impact
Fees and is hereby assessed the fees for Service Area 6 with the approval of this master
plan . The Impact Fees will be collected at time of building permit as indicated in the then
current fee schedule for the intended use.
Parkland Dedication And Development:
This subdivision is subject to the 2006 Parkland Dedication and Development Ordinance. No
parkland area is proposed with this subdivision. Fees in lieu of dedication ($100 per dwelling
unit) and development ($500 per dwelling unit) must be paid prior to recording each final plat.
The Parks and Recreation Department will review any proposed recreational amenities at the
time of final plat and will determine whether fees are eligible for reimbursement.
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Staff Recommendation:
Staff recommends approval of the Travelstead Master Plan as it meets all requirements of the
Platting Ordinance and the City's development regulations with the following conditions:
1. An emergency access easement acceptable to the City has been recorded prior to
recordation of the first final plat.
Attachments:
1. Aerial, Regional Transportation Plan & Floodplain Map
2. Application
3. Reduced Master Plan (full size plan provided in packet)
4. Photograph

Page 3 of 3
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Ae rial, Regional Transportation Plan and Floodplain Map
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CC/Cash/Check No.: 4YIo~
Amount Reed. $ II
Receipt No.: Zl~ ~~6

Planning & Community Development Department
550 Landa Street
New Braunfels, Texas 78130
(830) 221-4050
www.nbtexQs.orq

Case No.:

City of

n;o RECEIVED

"

PI.- IP. -I()~

Submittal dale - office use only

AUG 0 1 201 8
BY; .. K&RQ.WE.......

Master Plan Submittal Checklist
./

Applicant Name: James Ingalls, P.E.

*B

'Signatu re: --""---:i':;:U2:!~'=:-+~~C::---in this submittal

si nin this I am acknowled in I have read the Instructions and all re

Master plan name; Travelstead Tract Subdivision
INSTRUCTIONS:
1.

Provide the submittal pacl(age to Planning Division Staff at the department counter located in City Hall.

2. Submittals are due by 4;00 p.m. on the subdivision submittal date. See attached schedule.
3.
4.

The most current application is located on the City's website (Applications) for your reference.
Incomplete, incorrect or late applications cannot be accepted for review.
5. Place a check mark on each line if you have complied with that item. Indicate with N/A if the item does not apply
to your subdivision. If there are any questions regarding subdivision regulations, the applicant should consult the
source law. City ordinances can be obtained from the City of New Braunfels at our website. Code of Ordinances
6. All required plans must be folded simply to 9" X 12" in size with plat name visible (no smaller, no larger and no
accordion fold s)
7. All PDFs must have a minimum resolution of 300 dpi
8. Items 1- 9 are required with submittal AND grouped in the order shown with document type label visible.
City

Applicant

J....

V

1) Project letter - brief explanation of proposed project including land use, zoning, lot types, etc.

~

V
V

2) 17 double-sided copies of completed & signed application/checklist (meeting date filled in)

¥-

L

V
:; V
J V
V V

V

3) Copy of deed showing current ownership
4) 17 copies of master plan - folded as specified in #6 above

5) 3 copies of survey showing existing improvements/structures on subject property
6) 3 copies ofTlA Worksheet

7) 1 copy & 1PDF on USB drive of Master Drainage Report

V

8) 1 copy & 1 PDF on USB drive of Subdivision Street and Utility Schematic layout

V

9) Base Application Fee: $1,000 (Additional Fees will be invoiced after Completeness Check)

Add itional items:

Y...

N/A
N/A

Development agreement approved:o No

:L

Residential Subdivision = 2 copies of parks proposal letter. If the park plan has been approved prior to
this submission, submit copv of approved plan.

PD development district: 0 No

0

0

Yes= 3 copies of approved Development Agreement

Ves= 1 copy of the standards and concept/detail plan

TIA required (perTIA worksheet): 0 No 5l'Yes= (0level1

£

0

level 2

0

Level

3)

V
N/A

Current deed restrictions for Townhouse/Zero lot line Subdivisions (City does not enforce deed restrictions)

N/A

Waiver(s) requested = 3 copies of written justification for each waiver - can be one document

N/A
N/A
N/A

3 copies of all separate instruments shown on plat

TlA - 1 hardcopy & 1 PDF on USB drive

Gated Private Streets : 0 No oYes= 6 copies of gated plan sheet illustrating compliance with standards.
Street name(s) Approval Letter

Master Plan Application and Submittal Checklist
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1.

Proposed Subdivision Name: _T_ra_v_e_Is_te_a_d_T_r_a_ct_S_u_b_d_iv_is_io_n_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Nearest Street Intersection: Alves Ln and Whistle Wind
Acreage:

60.14

Quantity of proposed lots:
2.

279

Boundaries: City Limits: I5Zf In

Out

0
Adjacent TxDOT Roadway:
0
Utility District: 0NBU 0 GVEC 0

School District:g'CISD

3.

0

0

NBISD

Park

[g' Comal JYl'

County:

_ _ Drainage

Guadalupe

Other _ _ _ __

[5'(

Yes

0

AT&T

1'6 No

Planned Development District:

___Com.

Res.

0

No

GBRA

Yes

0

Green Valley

0

Other_ _ _ _ __

Date approved: _ _ _ _ _ _ _ Ord. No. _ _ _ __

If yes, see page 1 for submittal requirement.

1'6 Water [5'( Wastewater r1 Streets (pub/prvt)

0

4.

Public infrastructure proposed with subdivision.

Stormwater

5.

Licensed Engineer/Surveyor: ----=J.::a:..:.m:.:e..=s...:.l:..:.ng",a:::I:..:ls,,-,.:...P.:.:.E:::._ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Mailing Address: 2021 SH 46 W , Ste. 105, New Braunfels, TX 78132
Em aiI :.---'p:.:l::at:.:s"'@"'m=a--'-t"'x.:.:c.::o"'m'---_ _ _ _ _ _ __

Telephone : 830-358-7127
6.

Waiver(s) requested ($150-$300 each)- include Plat Code Section:.-'-N___/A
_ _ _ _ _ _ _ _ _ _ _ _ _ __
Provide written justification for each waiver in compliance with NBCO Sec. 118-11, see page 1.

7.

Present use of the property: Undeveloped

8.

Proposed use(s) ofthe property:--.:.T.:..o-"s""u"'bd::.;i..:..v·"'ld-=e...:.in___t:.:o...:.lo.:..t:.;:s_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

9.

Traffic Impact Analysis document required per NBCO Sec. 114-99, Sec. 118-46: Worksheet (always)
TIA per worksheet:

0

None

g

Levell

Current Zoning:

0

Level2

0

R-2 for portion inside city limits

Level 3

If previously approved, provide a copy of the Traffic Impact Analysis and verify conformance. See page 1.
10. Is the property subject to any liens, encumbrances, or judgments?

0

Yes

!3 No

If yes, provide details on a separate sheet. Permission from any lien holder(s) and/or removal of any
encumbrances or judgments will be necessary prior to filing of a plat with the County Clerk's office.
11. Is any part of the property in a regulatory f1oodway?
12. Is any part of the property in a regulatory floodplain?

•

•
•
•

0
0

Yes

r1 No

Yes

r1 No

IMPORTANT NOTES:
A completeness check will be performed after submittal is accepted to confirm all necessary items have been
submitted . Applicant will be invoiced remaining fees if application is determined complete. If determined
incomplete, the applicant will be requested to retrieve application packet and a refund of the base fee can be
processed.
All staff comments must be addressed by the resubmittal date. If not, the plat will be rejected and will NOT be
forwarded to the Planning Commission.
For plats on TxDOT right-of-way, it is highly recommended that a permit be submitted to TxDOT prior to submitting
the plat application .
All new plats must be reviewed by the Park Development Manager in the Parks and Recreation Department, (830)
221-4358 .

. Master Plan Application and Submittal Checklist
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Subject Property from Alves Ln. facing southeast

Subject Property at the terminus of Stone Gate Dr.
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Planning Commission Agenda Item Report
October 3,2018

J L; )

Agenda Item No.
Presenter - Holly Mullins, Planner
(830) 221-4054 - hmullins@nbtexas.org
Subject:

Discuss and consider the master plan for Dunlap Village Estates with waiver.

Plat information:
Case #:

PL-18-105

OwnerlDeveloper:

Heimer FP, Ltd and Hollmig FP , Ltd
130 S. Seguin Avenue, Suite 100
New Braunfels, TX 78130

Engineer:

HMT Engineering & Surveying
410 N. Seguin Avenue
New Braunfels, TX 78130
(830) 625-8555

Description:

110 residential lots and 3 drainage/open space lots on 20.34 acres

Waivers:

To not require proper street projection

Background:
This master plan is being proposed on the same property as Glendale Subdivision , at the
southeast corner of FM 725 and Schumanns Beach Road, but with a different developer and
engineering firm . Both master plans may be approved ; however once a final plat is recorded for
either subdivision , the other master plan will become null and void .
Dunlap Village Estates does not include a commercial component. The approximately 3 acres
of land within the City limits are proposed for single-family residential use, which is allowed under
the current "C-3" Commercial District zoning. The master plan indicates a total of 110 residential
lots with access from FM 725 and Schumanns Beach Road.
Drainage:
The City's Engineering Division of the Public Works Department reviewed the preliminary
drainage plan report and plans as required by Section 118-51 e of the Platting Ordinance in
accordance with the requirements of Chapter 143 Municipal Drainage Utility Systems, and the
Drainage and Erosion Control and Design Manual. Additional review will occur with preliminary
plat submittals and final drainage will be reviewed with the construction plans for public
infrastructure prior to submittal of any final plats.
A small portion at the northeast corner of the property is located within the 1% annual chance
floodplain ; as indicated on the master plan . Base flood elevations have not yet been determined
for this area. Elevations will need to be determined by the developer through a flood study prior
to construction plan approval and added to the final plat.
Page 1 of 3
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Utilities:
Water will be provided by Green Valley Special Utility District (GVSUD) and wastewater by
Guadalupe-Blanco River Authority (GBRA). Guadalupe Valley Electric Cooperative (GVEC) is
the electric provider. Utilities will be extended as part of this development and construction plans
must be approved prior to submittal of the final plat.
Transportation:
Regional Transportation Plan
FM 725 is designated as a Principal Arterial that requires a right-of-way width of up to 150 feet.
Current and proposed right-of-way are required to be shown on a master plan , and additional
right-of-way dedication may be required with the final plat.
Schumanns Beach Road currently has 50 feet of right-of-way which is adequate for a residential
local street or collector.
Street Projections
Section 118-46 of the Platting Ordinance requires a subdivision to provide the proper projection
of streets into adjoining, unplatted property. Such access is important for necessary and proper
connectivity within the community when adjacent property develops in the future . Connectivity
reduces congestion, improves circulation , and improves access for services and emergency
responders .
The applicant has requested a waiver to the street projection requirement, stating a
connection to unplatted property to the northeast would be constructed into a floodplain area
that cannot be developed.
Staff does not support waivers to the street projection requirement typically because such
waivers can create a series of subdivisions with restricted access increasing congestion , and
can limit development opportunities on the adjacent property. The Planning Commission may
approve the waiver after making the findings of fact listed below under Commission Find ings,
based upon information provided by the applicant.
Hike and Bike Trail Plan
There are no trails proposed within or adjacent to the subdivision and no dedication or
construction is required.
Sidewalks
Four-foot wide residential sidewalks will be constructed ·on both sides of all intemal streets, and
along FM 725 and Schumanns Beach Road , by the developer/homebuilder at the time of
development. Because most of the subdivision is outside the city limits and no building permits
will be issued, the developer must provide a guarantee of sidewalk construction prior to
recording the final plat.
Traffic Impact Analysis (TIA)
A Level 1 TIA was submitted and reviewed by the Engineering Division as required. The TIA
mitigation and TxDOT's access requirements on FM 725 require left and right turn lanes at
Schumanns Beach Road and the new public street.

Page 2 of 3
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Commission Findings:
The Planning Commission shall not approve a waiver unless it makes findings based upon the
evidence presented to it in each specific case that:
1. Granting the waiver will not be detrimental to the public safety, health or welfare, and will not
be injurious to other property or to the owners of other property, and the waiver will not
prevent the orderly subdivision of other property in the vicinity;
2. Because of the particular physical surroundings, shape and/or topographical conditions of
the specific property involved , a particular hardship to the property owner would result, as
distinguished from a mere inconvenience, if the strict letter of the regulations is carried out;
or an alternate design will generally achieve the same result or intent as the standards and
regulations prescribed in the Platting Ordinance; and
3. The waiver will not in any manner vary the provisions of the Zoning Ordinance or other
ordinance(s) of the City.
Roadway Impact Fees:
A portion of the subdivision is within Service Area 5 and roadway impact fees will be assessed
with approval of the final plat. Impact fees are collected at time of building permit as indicated in
the then curre nt fee schedule, and do not apply outside the City limits.
Parkland Dedication and Development:
This subdivision is subject to the Parkland Dedication and Development Ordinance. Fees in
lieu of dedication ($100 per dwelling unit) and development ($500 per dwelling unit) will be paid
prior to recording the final plat. The Parks and Recreation Department will review any proposed
recreationa l amenities with the final plat and determine whether a portion of the fees is eligible
for reimbursement.
Staff Recommendation:
Staff does not support the waiver request and therefore cannot recommend approval of the
master plan as submitted, as it does not meet the ordinance standards for proper street
projection . Should the Planning Commission grant the waivers , staff recommends approval of
the master plan include the following requirements:
1. Inclusion of the required improvements to FM 725 with construction plans.
2. Sidewalk construction must be guaranteed through a bond .
Attachments:
1. Aerial and Regional Transportation Plan Map
2. Application and Waiver Request
3. Reduced Master Plan (full size plan provided in packet)

V:IPlatAdminlPlat Staff ReportsI2018IPL-18-105 Dunlap Village MPIStaff Report mp.docx
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Aerial , Regional Transportation Plan and Floodplain Map
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Master Plan Application

'"

'- :::e;

1.

Proposed Subdivision Name: _D_u_n_la...:p_V_ill_a9::.e_E_st_a_te_s_ _ _ _ _ _ _ _ _ _ __ _ __ _ _ __ __
Nearest Stree~tersection : FM 725 and Schumanns Beach Road
Acreage: _2_0_.3_4_ __
Quantity of proposed lots: te~ I/O Res.

2.

__ Park

___ Com .

Boundaries: City Limits: [jJ In [jJ Out

_ ' _Drainage

~Ope n Space

County: D Comal [jJ Guadalupe

SchoolDistrict: D ClSD [jJ NBI SD D Other_ _ _ __
Adjacent TxDOT Roadway:

[jJ

Ves

D

Utility District: D NBU [jJ GVEC [jJ AT&T
3.

Planned Development District:

[jJ No

No

[jJ GBRA [jJ Green Valley

D Ves

D Other _ _ __ __

Date approved: _ _ _ _ __ _

Ord. No. _ _ _ __

If yes, see page 1 for sub mittal requirement.
4.

Public infrastructure proposed with subdivision. [jJ Water [jJ Wastewater [jJ Streets (pub/ prvt) [jJ Storm water

5.

Licensed Engineer/Surveyor: _H_M_T_E_n..::9_in_e_e_ri""n9"-&_S_u_rv_e""yc..in""9"-_ _ _ _ _ _ _ __ __ _ _ _ _ _ __
Mailing Address: 410 N. Se9uin Avenue
Telephone: (830) 625-855

Email :..:.p_la_ts...:@"'-h_m_tn_b_.c_o_m_ _ _ _ _ _ _ __

th_ __ _ _ _ _ _ _ _ __
6. Waiver(s) requested ($150-$300 each)- include Plat Code Section :_B_lo_c_k_L_e_n..:;9_
Provide written justification for each wa iver in compliance with NBCO Sec. 118-11, see page 1.
7.

Present use of the property: Open space

8.

Proposed use(s) ofthe property:_R_e_s_id_e_n_ti_al_s_u_b_d_iv_is_io_n_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

9.

Traffic Impact Analysis document required per NBCO Sec. 114-99, Sec. 118-46: Worksheet (always)
TIA per w orksheet: D

None

[jJ Level l

Current Zoning: _C_-_3_&_E_T_J_ _ _ _ _ _ _ __

D

Level 2

D

Level 3

If previously approved, provide a copy of the Traffic Impact Analysis and verify co nformance. See page 1.
10. Is the property subject to any liens, encumbrances, or judgments?

D Ves

[jJ No

If yes, provide details on a sepa rate sheet. Permission from any lien holder(s) and/or rem ova l of any
encumbran ces or judgments will be necessary priorto filin g of a plat with the County Clerk's office .
11. Is any part of ihe property in a regulatory flood way?

D Ves

[jJ No

12. Is any part ofthe property in a regulatory floodplain? D Ves

[jJ No

•

•
•
•

IMPORTANT NOTES:
A completene ss check will b.e perform ed afte r submittal is accepted to confirm all necessa ry items have been
submitted. Applicant will be invoiced r" maining f ees if application is determined complete. If determined
incomplete, the applicant wi ll be reque sted to retrieve application packet and a refund of the ba se fe e can be
processed.
All staff comments must be addressed by th e resubmittal date. If not, the plat w ill be rejected and wi ll NOT be
forwarded t o the Planning Commission.
For plats on TxDOT ri ght-of-way, it is highly recommended that a permit be subm itted to TxDOT prior to submitting
the plat application.
All new plats must be reviewed by th e Park Development Manager in the Parks and Recreation Department, (830)
221-4358.
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Master Plan Application

New Braunfels

please Note: The signature of owner authorizes City of New Braunfels staff to visit and inspect the
property for which this application is being submitted . The signature also indicates thafthe applicant or
his agent has reviewed the requirements of this application/checklist and all items on this checklist have
been addressed and complied with.
(Check One:)

_ _I will represent my application before City Staff and/or Planning Commission.

~I hereby authorize the person named below to act as my agent/applicant in processing this
application before City Staff and/or Planning Commission.
Furthermore, I agree to comply with all platting and subdivision requirements of the City of New
Braunfels. I understand the plat will be rejected and will NOT be forwarded to the Planning
Commission unless staff comments are satisfactorily addressed by the plat resubmittal meeting
date. I voluntarily waive my right to request a certificate stating the date the plat was filed and
that the Planning Commission failed to act on the plat within thirty days. I do not object to
consideration of the plat on ..IO/r..kidate of Planning Commission meeting). This waiver
tNftdate of Planning Commission meeting).
expires after Fred Heimer - Heimer FP & Hollmig FP Ltd

(210) 913-8720
Phone

Owner's Name (printed)

New Braunfels
City

,-

Cell

TX

78130

State

Zip

fred . heimer@sv-re.com
Date

Email Address

Chris
Crim,
PE_ _ _ _ _ _ _ _ _ _ _ _ _ _ __ __ _ _ _ _ _ __
Agent/Applicant Name:. _
__
__
HMT
& Surveying
Company: _
_ Engineering
_____
_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
410 N. Seguin Avenue
Mailing Address
(830) 625-8555

/

TX

78130

City

State

Zip

plats@hmtnb.com
Cell

Phone

New Braunfels

Email

APPLtCATION FEE SCHEDULE
MASTERPLAN
$1,000 base fee + $50 per acre ($2,500 max)

Master Plan Application and Submittal Checklist

OTHER FEES THAT APPLY:
TIA Worksheet $100
Sidewalk Waivers $300.00
Plat Variance I Waiver $150.00 each
Level 1 TIA $500
Level 2 TIA $750
Level 3 TIA $1 ,250
Technology Fee 3%

Planning Division 5/1/2018
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ENG INEERING & SURVEYING

410 N, Segu in Ave,
New Braunfels. TX 78130
HMTNB,COM
830,625,8555 · FAX: 830,625,8556
TBPE FIRM F-10961

August 18, 2018

City of New Braunfels
Planning Department
550 Landa Street
New Braunfels, TX 78130
RE :

Waiver Request - Dunlap Village Subdivision
Section ll8-46, - Streets

To Whom It May Concern:
Please accept this letter as a waiver request to the above mentioned Master Plan, HMT is requesting
a waiver to Section 118-46, - Streets, (d) Projection of streets stating that "Where adjoining areas are
not subdivided, the arrangement of streets in the subdivision shall make provision for the property
projection of streets into such unsubdivided area," This waiver is requesting that an extension of
Street' C' not be required to stub into the adjoining property,
This request is due to the location of the 1~O-year floodplain, This proposed stub of Street 'c' (in
anticipaction of a future development on the adjoining propelty) would be, if required, constructed
into an mapped floodplain area that cannot be developed,
In my professional opinion, the granting of this waiver wi ll not adversely affect the health, welfare
and safety of our New Braunfels residents and visitors , We fee l this waiver request is in harmony
with the intent of the City of New Braunfels Platting Ordinance,
Please contact me if you have any questions or comments,
Thank you,

Chris Crim, PE
Senior Project Manager
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City of

~~
New Braunfels
"-

Planning Commission Agenda Item Report
October 3, 2018

G)

Agenda Item No. '1
Presenter - Matt Greene, Planner
(830) 221-4053 - mgreene @nbtexas.org
Subject:

Discuss and consider the preliminary plat for Heatherfield Subdivision, Unit 1,
with a waiver.

Plat information:
Case#:

PL-18-112

Owner/Applicant:

Pulte Group (Sean Miller)
1718 Dry Creek Way
Suite 210
New Braunfels, TX 78130

Engineer:

HMT Engineering & Surveying (Chris Crim , P.E.)
410 N. Seguin Ave.
San Antonio, TX 78259

Description:

120 proposed residential lots, 1 park, 1 drainage lot and 1 open space lot
Acreage: 23 .8 acres

Waivers:

Temporary turnaround

Background:
The subject property is located in the ET J in Comal County at the southeast corner of the
intersection of FM 1101 and Kroesche Lane. The proposed subdivision consists of 23.8 acres
to be subdivided into 120 single family residential lots, 1 park lot, 1 drainage lot and 1 open
space lot.
Drainage:
The City's Engineering Division has reviewed preliminary project drainage as required by
Section 118-51.e of the Platting Ordinance and it is in accordance with the requirements of
Chapter 143 Municipal Drainage Utility Systems , and the Drainage and Erosion Control and
Design Manual. The applicant is proposing detention facilities to control drainage. Final
drainage review will be completed with review of the construction plans prior to submittal of the
final plat.
No portion of the subject property is located within the 1OO-year floodplain.
Utilities:
Water, sewer and electric services are provided by New Braunfels Utilities. Utilities will be
extended as part of this development and construction plans must be approved prior to
submission of the final plat.

Page 1 of 4
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Transportation:
Regional Transportation Plan:
FM 1101 is indicated as a Principal Arterial up to 150 feet in width. Current right-of-way width is
80 feet. A 35-foot right-of-way dedication will be recorded with the final plat. The access to the
subdivision from FM 1101 will need to be reviewed and approved by TXDOT prior to submittal
of the subdivision construction plans.

Hike and Bike:
The City's Hike and Bike Trails Plan includes a 10-foot wide hike and bike trail along the west
side of FM 1101 across from this development. No hike and bike trail right-of-way dedication
or construction is required with this subdivision.
Sidewalks:
Four-foot wide public sidewalks will be constructed by the developer adjacent to the curb along
non-residential lots interior to the subdivision at the time of subdivision construction. Four-foot
wide public sidewalks will be constructed adjacent to the curb along residential lots at the time
of building construction . A 6-foot wide public sidewalk will be constructed adjacent to the
property line along FM 1101 at the time of subdivision construction .
Secondary Access:
Unit 1 does not have a direct secondary access. A 20-foot wide access easement is proposed
from Hyacinth Street to proposed Unit 2 of the Subdivision. Secondary access to Kroesche Lane
will be provided through a combination of access easements and streets constructed with Units
1 and 2. Units 1 and 2 will need to be recorded simultaneously to meet the secondary access
requirement.
Traffic Calming:
Approval of the Heatherfield Master Plan included requirements for traffic calming at certain
intersections. The intersection at Lilac Way and Hyacinth is one of the intersections identified
for requiring traffic calming. The developer is proposing neckdowns at this intersection to meet
the requirement. Staff has reviewed the proposed traffic calming design and approves.
Temporary Turnaround:
The applicant is requesting a waiver to the requirement for provision of a temporary
turnaround at the stub-out on Palm Sedge. Palm Sedge will be extended with future
development of the adjacent property which is not owned by the applicant. Section 118-46G) of
the Platting Ordinance requires a temporary turnaround be provided when such stub streets are
longer than the depth of one lot or 250 feet, whichever is less.
The street stub located at the southern terminus of Palm Sedge is approximately 167 feet long
and extends the depth of two lots but does not include a temporary turnaround. The applicant
has noted that no residential lots front on the stub street so there is no need for a vehicular
turnaround (see Attachment 2). Section 118-46(i) requires the turnaround, but the applicant may
request a waiver pursuant to Section 118-11 .
Staff does not oppose the waiver request from the requirement for a temporary turnaround as
there are no residential lots fronting on the stub street section . The waiver criteria is provided
below in Commission Findings .

Page 2 of 4
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Commission Findings:
The Planning Commission shall not approve a waiver unless it makes findings based upon the
evidence presented to it in each specific case that:
1. Granting the waiver will not be detrimental to the public safety, health or welfare, and will
not be injurious to other property or to the owners of other property, and the waiver will not
prevent the orderly subdivision of other property in the vicinity;
2. Because of the particular physical surroundings, shape and/or topographical conditions of
the specific property involved , a particular hardship to the property owner would result , as
distinguished from a mere inconvenience, if the strict letter of these regulations is carried
out; or an alternate design will generally achieve the same result or intent as the standards
and regulations prescribed herein ; and
3. The waiver will not in any manner vary the provisions of the Zoning Ordinance or other
ordinance(s) of the City.
Roadway Impact Fees:
The subdivision is located outside city limits and the Roadway Impact Fee Study Area.
Therefore, roadway Impact Fees are not applicable.
Parkland Dedication and Development:
Residential use is subject to land dedication and/or fee requirements of the Parkland Dedication
and Development Ordinance. This subdivision proposes 120 new dwelling units . To comply with
the ordinance, the development must pay a fee in-lieu of dedication and development of $600
per dwelling prior to recording the final plat for each unit or comply with the Parkland Dedication
and Development requirements. The proposed preliminary plan identifies an amenity center lot
(Lot 903) , but compliance with code standards must be demonstrated . The Parks and
Recreation Department will review any proposed recreational amenities at the time of final plat
and will determine whether fees are eligible for reimbursement.
Staff Recommendation:
With the exception of no temporary turnaround on Palm Sedge, the preliminary plat meets all
other requirements of the Platting Ordinance and conforms to the approved subdivision Master
Plan . Staff recommends approval of the preliminary plat with the requested waiver to the
temporary turnaround requirement and with the following requirements:
1. Add the required temporary turnaround easement at the terminus of Palm Sedge and
provide easement document prior to construction plan submittal if the waiver is denied .
2. Per New Braunfels Ordinance Sec. 118-44 (u) , no final plat shall be recorded unless TxDOT
has notified the City in writing that they have approved the Heatherfield Unit 1 plat. The
applicant must submit an approval letter from TXDOT prior to submittal of construction plans.
3. Revise plat note 10 to state 6' sidewalks along FM 1101 are to be installed at time of
subdivision unit street construction . Revise sentence in note to include street names upon
which 4' sidewalks are to be constructed by the homeowner at time of development. Revise
sentence in note to include street names and private lot and block numbers upon which 4'
sidewalks are to be constructed alongside and adjacent to the curb by the developer at time
of subdivision unit street construction .
4. The document numbers for offsite easements to be recorded by separate instrument shall
be shown on the construction plans.
5. The secondary access provided thru Unit 2 by Hyacinth shall require the simultaneous
submittal of construction plans for Unit 2 which shows the secondary access to Kroesche Ln.
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via a 20' access easement. Unit 1 and Unit 2 will also need to be constructed and final plats
recorded simultaneously.
6. The preliminary plat included in the construction plan set shall be updated as required by the
Planning Commission approval.

Attachments:
1. Aerial Map
2. Application and Waiver Request
3. Reduced Plat (full size plat provided in packet)
4. Photograph

Ilchfs-1 l Departmentsl PtanninglPtatAdminl Plat Staff Reports\2018IPL-18-11 2 HEATHERFIELD UNIT 1IPL-1 8-11 2 Staff Report.docx
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1.

I

'Cit.yof

~;J New Braunfels

Preliminary Plat Application

Proposed Subdivision Plat Name: _H.:.:e.:.:a.:.:th.:.:e.:.:rf:...ie.:.:l.:.:d_ __ __ _ _ _ _ __ _ _ _ _ _ Unit No._1_ _ __
Nearest Street Intersection: FM 1101 and Kroesche Lane
Acreage: _2_3_.8_0_ _ _
Quantity of proposed lots: _1_2_0__ Res.

2.

_1_Drainage

_1_Park

_1__0 pen Space

0 In [j) Out
County: [j) Comal 0 Guadalupe
School District: [j)CISD 0 NBISD 0 Other_ _ _ __
Boundaries: City Limits:

Adjacent TxDOT Roadway:
Utility District: [j) NBU
3.

___Com.

0

o

[j) Ves
GVEC

Subdivision Master Plan:

0

o

AT&T

No

GBRA

o

[j) Ves

0

Green Valley

o

Other_ _ _ _ __

Date approve d: April 3, 2018

No

If yes, provide a copy ofthe Master Plan and verify conformance
4.

Planned Development District:

[j) No

0

Ves

Dateapproved: _ _ __ _ _ _ Ord.No . _ _ _ __

If yes, provide a copy of the PDD development standards and concept/detail plan and verify conformance
5.

Public infrastructure proposed with subdivision.
[j) Stormwater

[j) Water

[j) Wastewater

Construction plans approved?

0

Ves

[j) Streets (including private)

[j)

I

No

Construction plans approved/date and agency: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ __
6.

licensed Engineer/Surveyor: _H_M_T_E_n-=g_in_e_e_
ri_ng=---&_S_u_rv
_e--'y'-in--'g=---_ _ __ __ _ _ __ _ _ _ _ __ __
Mailing Address: 410 N. Seguin Avenue, New Braunfels, Tx 78130
Telephone : (830) 625-8555

Email :.-'-p_la_ts_@=--h_m_tn_b_.c_o_m_ _ _ _ _ _ _ _ __

7.

Waiver(s) approved with the Master Plan:,_B_lo_c_k_L_e_n-=:g:...th_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _-,--_ _

8.

Waiver(s) requested ($150-$300 each):_N_A_ _ _ _ _ __ __ _ __ _ _ __ _ __ _ _ __

If yes, provide copy of approval letter.

Justification for waiver(s) in compliance with NBCO Sec. 118-11 must be attached in separate document.
9 . . 'Present use of the property: Open

Current Zoning: _E_T_J_ _ _ _ _ _ _ _ _ __

10. Proposed use(s) of the property:_R_e_s_id_e_n_ti_
a l_S_u_b_d_iv_is_io_n_ _ _ __ _ _ _ _ _ _ _ _ _ _ _ __ __
11. Traffic Impact Analysis document required per NBCO Sec. 114-99, Sec. 118.46:_L_e_v_el_2_T_IA_ _ _ _ _ _ __
Worksheet (always)

TIA per worksheet:

0

0

None

Level l

[j) Level 2

0

Level 3

If previou sly approved, provide a copy of th e Traffic Impact Analysis and verify conformance
12. Is the property subject to any liens, encumbrances, or judgments?

0

Ves

[j) No

. If yes, provide details on' a separate sheet. Permission from any lien holder(s) and/or remova l of any
encumbrances or judgments will be necessary prior to filing of a plat with the County Clerk's office.

0 Ves

iii No

14. Is any part of the property in a regulatory floodplain? OVes

[j) No

13. Is any part of the property in a regulatory flood way?

•
•
•

IMPORTANT NOTES:
All staff comments must be addressed by the resubmittal date . If not, the plat will be rejected and will NOT be
forwarded to the Planning Commission.
For plats on TxDOT right-of-way, it is highly recomm ended that a permit be submitted to TxDOT prior to
submitting the pl at application.
All new plats must be reviewed by the Park Development Manager in the Parks and Recreation Departm ent,
·(830) 221-4358.

Preliminary Plat Application and Submittal Checklist

(updated as of 5/9/18)
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4 10 N. Seg ui n Ave.

;
ENGINEERING & SURVEYING

New Braun fels, TX 78130
HMTNB.COM
830.625.8555 • FAX: 830.625 .8556
TBPE FIR M H0961

'REC8Ivrtn
SEP 1 7 2018

September 14, 2017

GY:====.J

City of New Braunfels
Planning Department
550 Landa Street
New Braunfels, TX 78130
RE:

Waiver Request - Heatherfield Unit I
Section I 18-46.(j) - Tempoary Turnarounds

To Whom It May Concern:
Please accept this letter as a waiver request to the above mentioned plats. HMT is requesting a
waiver to Section I 18-46.(j) - Temporary turnarounds stating that "Tempoary turnarounds shall be
required if the stub street is longer than the depth of one lot or 250 feet, whichever is less." This
waiver is a request to not be required to build a temporary turnaround at the stub of Street'!, .
These temporary turn-arounds would be on property not owned by my client. Our understanding i's
that the source of this request is to avoid requiring the Solid Waste Department from having to back
onto roads to service trash removal from houses. Additionally, no lots front on any of these stubouts requiring no solid waste pick up. Regarding fire coverage, the distance ofthose stub streets are
less than 250 feet, and it is my opinion that fire fighters would be able to use the street in the front of
the lot for emergencies.
In my professional opinion, the granting of this waiver will not adversely affect the health, welfare
and safety of our New Braunfels residents and visitors. We feel this waiver request is in harmony
with the intent of the City of New Braunfels Platting Ordinance.
Please contact me if you have any questions or comments.
Thank you,

c·
Chris Crim, PE
Senio Project Manager
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~" City of

~-.
New Braunfels
"-

Planning Commission Agenda Item Report
October 3,2018
Agenda Item No.
L~)
Presenter - Matt Greene, Planner
(830) 221-4053 - mgreene @nbtexas.org

l

Subject:

Discuss and consider the preliminary plat for Heatherfield Subdivision , Unit 2.

Plat information:
Case #:

PL-18-113

Owner/Applicant:

HOC NB, LLC (Bryan Sims)
45 NE Loop 410
Suite 225
San Antonio, TX 78216

Engineer:

HMT Engineering & Surveying (Chris Crim, P.E.)
410 N. Seguin Ave.
New Braunfels, TX 78130

Description:

126 proposed residential lots, 1 drainage lot and 1 open space lot
Acreage : 28.06 acres

Waivers:

None

Background:
The subject property is located in the ET J in Comal County at the southeast corner of the
intersection of FM 1101 and Kroesche Lane. The proposed subdivision consists of 28.06 acres
to be subdivided into 126 single family residential lots , 1 drainage lot and 1 open space lot.
Drainage:
The City's Engineering Division has reviewed preliminary project drainage as required by
Section 118-51 .e of the Platting Ordinance and it is in accordance with the requirements of
Chapter 143 Municipal Drainage Utility Systems , and the Drainage and Erosion Control and
Design Manual. The applicant is proposing detention facilities to control drainage . Final
drainage review will be completed with review of the construction plans prior to submittal of the
final plat.
No portion of the subject property is located within the 100-year floodplain .
Utilities:
Water, sewer and electric services are provided by New Braunfels Utilities. Utilities will be
extended as part of this development and construction plans must be approved prior to
submission of the final plat.

Page 1 of 3

204

Transportation:
Regional Transportation Plan :
FM 1101 is indicated as a Principal Arterial up to 150 feet in width. Current right-of-way width is
80 feet. A 35-foot right-of-way dedication will be recorded with the final plat.
Kroesche Lane is identified as a Local Street with a 50-foot right-of-way. The current variable
width right-of-way exceeds 50 feet and no additional right-of-way is required with this subdivision .
Hike and Bike:
The City's Hike and Bike Trails Plan includes a 10-foot wide hike and bike trail along the west
side of FM 1101 across from this development. No hike and bike trail right-of-way dedication
or construction is required with this subdivision.
Sidewalks:
Four-foot wide public sidewalks will be constructed by the developer adjacent to the curb along
non-residential lots interior to the subdivision at the time of subdivision construction. Four-foot
wide public sidewalks will be constructed adjacent to the curb along residential lots at the time
of building construction. A 6-foot wide public sidewalk will be constructed adjacent to the
property line along FM 1101 and Kroesche Lane at the time of subdivision construction.
Secondarv Access:
Unit 2 does not have a direct secondary access. A 20-foot wide access easement is proposed
from Sundrops Street to Kroesche Lane . Another 20-foot wide access easement is proposed to
connect Unit 1 with Unit 2 at Cardinal Road and Blue Lobelia. Units 1 and 2 will need to be
recorded simultaneously to meet the secondary access requirement.
Airport Hazard Zoning:
This plat lies partially within the Approach 3 Zone of the Airport Hazard Zoning District.
Residential density in Approach 3 Zone is limited to a maximum of 6 dwelling units per acre.
Density calculations for the proposed Heatherfield Subdivision are 4.12 units per acre within
Zone 3. The residences located within this zones must also comply with the construction
standards identified in Section 5.20-9 "Construction Methods and Materials", which is verified
with the submittal and approval of Airport Hazard Zoning District Development Permits per
Section 5.20-10 "Permits and Variances", to the construction of each home. Compliance with
AHZD standards shall be included as a plat note on all associated preliminary and final plats.
Roadway Impact Fees:
The subdivision is located outside city limits and the Roadway Impact Fee Study Area .
Therefore, roadway Impact Fees are not applicable.
Parkland Dedication and Development:
Residential use is subject to land dedication and/or fee requirements of the Parkland Dedication
and Development Ordinance. This subdivision proposes 126 new dwelling units . To comply with
the ordinance, the development must pay a fee in-lieu of dedication and development of $600
per dwelling prior to recording the final plat for each unit or comply with the Parkland Dedication
and Development requirements. The Parks and Recreation Department will review any
proposed recreational amenities at the time of final plat and will determine whether fees are
eligible for reimbursement.
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Staff Recommendation:
Staff recommends approval of the preliminary plat with the following requirements:
1. Per New Braunfels Ordinance Sec. 118-44 (u), no final plat shall be recorded unless TxDOT
has notified the City in writing that they have approved the Heatherfield Unit 2 plat. The
applicant must submit an approval letter from TXDOT prior to submittal of construction plans.
2. Revise plat note 10 to state 6' sidewalks along FM 1101 and Kroesche Lane are to be
installed at time of subdivision unit street construction . Revise sentence in note to include
street names upon which 4' sidewalks are to be constructed by the homeowner at time of
development. Revise sentence in note to include street names and private lot and block
numbers upon which 4' sidewalks are to be constructed alongside and adjacent to the curb
by the developer at time of subdivision unit street construction .
3. The document numbers for offsite easements to be recorded by separate instrument shall
be shown on the construction plans.
4. Label Lot 904 as a Utility Easement rather than a Landscape Easement.
5. The secondary access provided thru Unit 2 by Hyacinth in Unit 1 shall require the
simultaneous submittal of construction plans for Units 1 and 2, which shows the secondary
access to Kroesche Lane via a 20' access easement. Unit 1 and Unit 2 will also need to be
constructed and final plats recorded simultaneously.
6. The preliminary plat included in the construction plan set shall be updated as required by the
Planning Commission approval.
Attachments:
1. Aerial Map
2. Application and Waiver Request
3. Reduced Plat (full size plat provided in packet)
4. Photograph

Ilchfs-1l DepartmentslPlanninglPlatAdminlPl at Staff ReportsI2018IPL-18-11 3 HEATHERFIELD UNIT 2IPL-18-11 3 Staff Report.docx
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~j N~ Braunfels

Preliminary Plat Application

1. Proposed Subdivision Plat Name: _H_e_a_th_e_rf_ie_l_d _ _ _ _ _ _ _._ _ _ _ _ _ _ _ _ Un it N·o._2_ _ __
Nearest Street Intersection: FM 1101 and Kroesche Lane
Acreage: _2_8_.0_6_ __
Quantity of proposed lots: 126
2.

Boundaries: City Limits:
School District:ijJCISD

0

0

3.

0

_ _ Com.

In ijJ Out

NBISD

Adjacent TxDOT Roadway:
Utility District: ijJ NBU

Res.

0

Subdivision Master Plan:

0

o

County: ijJ Comal

_1_Drainage

_1_ _ 0pen Space

Guadalupe

Other _ _ _ __

o

ijJ Yes
GVEC

Park

No

o GBRA

AT&T

o

ijJ Yes

0

o

Green Valley

Other_ _ _ _ __

Date approved : April 3, 2018

No

If yes, provide a copy of the Master Plan and verify conformance
4.

Planned Development District:

ijJ No

0

Yes

Date approved:

Ord . No. _ _ _ __

If yes, provide a copy of the PDD development standards and concept/detail plan and verify conformance

5.

Public infrastructure proposed with subdivision.
ijJ Stormwater

ijJ Water

ijJ Wastewater

Construction plans approved?

0

Yes

[j] Street s (including private)

ijJ

No

Construction plans approved/date and agency:, _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ _

6. Licensed Engineer/Surveyor: _H_M_T_E_n",g_
in_
e_
er_in-,g:...&
_S_u_rv_e~y_
in~g,-_ _ __ _ _ _ _ __ _ ________
Mailing Address: 410 N. Seguin Avenue, New Braunfels, Tx 78130
Telephone: (830) 625-8555

Email :-'-p_la_ts--'@
=hm
_ tn_b_.c_o_
m_ _ _ _ _ _ _ __

7.

th_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Waiver(s) approved with the Master Plan:,_B_lo_c_k_L_e_n.:eg:..

8.

Waiver!s) requested ($150-$300 eachl:_N_A_ _ _ _ _ __ __ _ __ _ _ __ _ _ _ _ __

If yes, provide copy of approval letter.

Justification forwaiver(s) in compliance with NBCO Sec. 118-11 must be attached in separat e document.
9.

Present use of the property: Open

Current Zon ing: _E_T_J_ __ _ _ _ _ _ _ __

10. Proposed use!s) of the property:_R_e_s_id_e_n_tia_I_S_u_b_d_iv_is:..io:..n_ _ _~_ _~_ _ _ _-'--_ _ _ _ _ _ __

11. Traffic Impact AnalysiS document required per NBCO Sec. 114-99, Sec. 118_46:,_L_e_v_e_12_T_IA_ _ _ _ _ _ __
Worksheet (always)

TIA per worksheet:

0

0

None

Levell

ijJ Level 2

0

Level3

If previously approved, provide a copy of the Traffic Impact Analysis and verify conformance
12. Is the property subjeclto any liens, encumbrances, or judgments?

0

Yes

ijJ No
. Ii

If yes, provide details on a separate sheet. Permission from any lien holder(s) and/or removal of any
encumbrances or judgments will be necessary prior to filing of a plat with the County Clerk' s office.
13. Is any part of the property in a regulatory floadway?
14. Is any part of the property in a regulatory floodplain?

•
•
•

0
0

Yes

Iii No

Yes

II

No

IMPORTANT NOTES:
All staff comments must be addressed by the resubmittal date. If not, the plat will be rejected and will NOT be
forwarded to the Planning Commission.
For plats on TxDOT right-of-way, it is highly recommended that a permit be submitted to TxDOT prior to
submitting the plat application .
All new plats must be reviewed by the Park Development Manager in the Parks and Recreation Department,
(830)221-4358.

Preliminary Plat Application and Submittal Checklist

(updated as of 5/9/18)
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