
 

 

 

Planning & Zoning Commission Regular Meeting 

Dripping Springs ISD Center for Learning and Leadership 

Live Oak Room, 300 Sportsplex Drive – Dripping Springs, Texas 

Tuesday, January 28, 2025, at 6:00 PM 

AGENDA 

CALL TO ORDER AND ROLL CALL 

Commission Members 
Mim James, Chair 

Tammie Williamson, Vice Chair 

Christian Bourguignon 

Doug Crosson 

Eugene Foster 

Douglas Shumway 

Evelyn Strong 

Staff, Consultants & Appointed/Elected Officials 
Planning Director Tory Carpenter 

City Attorney Laura Mueller 

City Secretary Diana Boone 

PLEDGE OF ALLEGIANCE 

PRESENTATION OF CITIZENS 

A member of the public who wishes to address the Commission regarding items on the posted agenda may 

do so at Presentation of Citizens. For items posted with a Public Hearing, the Commission requests that 

members of the public hold their comments until the item is presented for consideration. Members of the 

public wishing to address matters not listed on the posted agenda may do so at Presentation of Citizens. 

Speakers are allotted two (2) minutes each and regarding issues not on the agenda and two (2) minutes 

per item on the agenda may not cede or pool time. Members of the public requiring the assistance of a 

translator will be given twice the amount of time as a member of the public who does not require the 

assistance of a translator to address the Commission. Speakers are encouraged to sign in to speak, but it 

is not required. By law no action shall be taken during Presentation of Citizens. 

CONSENT AGENDA 

The following items will be acted upon in a single motion and are considered to be ministerial or routine. 

No separate discussion or action on these items will be held unless pulled at the request of a member of 

the Commission or City staff. 

1. Approval of the December 10, 2024, Planning & Zoning meeting minutes. 
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BUSINESS AGENDA 

2. Discuss and consider new date for the Planning & Zoning Commission meeting currently 

scheduled for March 25, 2025. 

3. Public hearing and recommendation of ZA2024-007: a zoning amendment request from 

PDD 1 to Commercial Services (CS) for Lot 1, block B of the Dripping Springs Retail 

Center located at 598 E US 290. Applicant: Zachary Morgan, Quiddity  

a. Applicant Presentation 

b. Staff Report 

c. Public Hearing 

d. Recommendation 

4. Public hearing and consideration of recommendation for VAR2024-010: a variance 

request to allow a commercial building larger than 50,000 square feet in a Commercial 

Services zoning district for a property located at 598 E US 290. Applicant: Zachary 

Morgan, Quiddity 

a. Applicant Presentation 

b. Staff Report 

c. Public Hearing 

d. Recommendation 

5. Public hearing and recommendation of VAR2024-013: a variance request to allow three 

commercial buildings within the side building setback at 1300 E US 290. Applicant: 

Shawn Beichler, AAA Storage-Storserv  

a. Applicant Presentation 

b. Staff Report 

c. Public Hearing 

d. Recommendation 

6. Public hearing and recommendation of VAR2024-013: a variance request to waive the 

masonry fence requirement for a commercial development at at 1300 E US 

290. Applicant: Shawn Beichler, AAA Storage-Storserv  

a. Applicant Presentation 

b. Staff Report 

c. Public Hearing 

d. Recommendation 

PLANNING REPORTS 

Reports listed are on file and available for review upon request. The Commission may provide staff 

direction; however, no action shall be taken. 

7. Planning Department Report.  Tory Carpenter, Planning Director 

 

2



 

 

CLOSED SESSION 

The Commission has the right to adjourn into closed session on any item on this agenda and at any time 

during the course of this meeting to discuss any matter as authorized by law or by the Open Meetings Act, 

Texas Government Code Sections 551.071 (Consultation With Attorney), 551.072 (Deliberation 

Regarding Real Property), 551.073 (Deliberation Regarding Prospective Gifts), 551.074 (Personnel 

Matters), 551.076 (Deliberation Regarding Security Devices or Security Audits), and 551.087 

(Deliberation Regarding Economic Development Negotiations), and 551.089 (Deliberation Regarding 

Security Devices or Security Audits). Any final action or vote on any Closed Session item will be taken in 

Open Session. 

UPCOMING MEETINGS 

Planning & Zoning Commission Meetings 

February 25, 2025, at 6:00 p.m. 

City Council & Board of Adjustment Meetings 

February 4, 2025, at 6:00 p.m. 

February 18, 2025, at 6:00 p.m. 

ADJOURN 

TEXAS OPEN MEETINGS ACT PUBLIC NOTIFICATION OF MEETING 

I certify that this public meeting is posted in accordance with Texas Government Code Chapter 551, Open 

Meetings. This meeting agenda is posted on the bulletin board at the City of Dripping Springs City Hall, 

located at 511 Mercer Street, and on the City website at, www.cityofdrippingsprings.com, on January 24, 

2025 at 5:00 PM. 

 

 
Cathy Gieselman, Deputy City Secretary 

 

This facility is wheelchair accessible. Accessible parking spaces are available. Request for auxiliary aids and 

services must be made 48 hours prior to this meeting by calling (512) 858-4725.  
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Planning & Zoning Commission Regular  Meeting 

Dripping Springs ISD Center for Learning and Leadership 

Maple Room, 300 Sportsplex Drive – Dripping Springs, Texas 

Tuesday, December 10, 2024, at 6:00 PM 

MINUTES 

CALL TO ORDER AND ROLL CALL 

 

With a quorum of commissioners present, Chair James called the meeting to order at 6:01 PM. 

Commission Members Present: 
Mim James, Chair 

Tammie Williamson, Vice Chair 

Christian Bourguignon 

Doug Crosson 

Eugene Foster 

Douglas Shumway 

Evelyn Strong 

Staff, Consultants & Appointed/Elected Officials 
Planning Director Tory Carpenter 

City Attorney Laura Mueller 

City Secretary Diana Boone 

Building Official Shane Pevehouse 

Mayor Pro Tem Taline Manassian 

 

PLEDGE OF ALLEGIANCE 

 

PRESENTATION OF CITIZENS 

A member of the public who wishes to address the Commission regarding items on the posted agenda may 

do so at Presentation of Citizens. For items posted with a Public Hearing, the Commission requests that 

members of the public hold their comments until the item is presented for consideration. Members of the 

public wishing to address matters not listed on the posted agenda may do so at Presentation of Citizens. 

Speakers are allotted two (2) minutes each and regarding issues not on the agenda and two (2) minutes 

per item on the agenda may not cede or pool time. Members of the public requiring the assistance of a 

translator will be given twice the amount of time as a member of the public who does not require the 

assistance of a translator to address the Commission. Speakers are encouraged to sign in to speak, but it 

is not required. By law no action shall be taken during Presentation of Citizens. 

No one spoke during Presentation of Citizens. 

 ` 

4

Item 1.



CONSENT AGENDA 

The following items will be acted upon in a single motion and are considered to be ministerial or routine. 

No separate discussion or action on these items will be held unless pulled at the request of a member of 

the Commission or City staff. 

1. Consider approval of the October 22, 2024 Planning and Zoning Meeting Minutes. 

 

A motion was made by Commissioner Bourguinon and seconded by Commissioner Crosson, 

to approve the October 22, 2024 meeting minutes.  The motion to approve carried 

unanimously 7 to 0. 

2. Discuss and consider approval of the 2025 Planning & Zoning Commission meeting 

calendar. 

 

A motion was made by Commissioner Bourguinon and seconded by Commissioner Shumway, 

to approve the 2025 meeting calendar with one change: move the November 25th meeting to 

Monday, November 17, 2025.  The motion to approve carried unanimously 7 to 0. 

BUSINESS AGENDA 

3. Public hearing and recommendation of VAR2024-009: a variance request to allow a 

single-family residence building within the side setback at 406 Sue Peaks. Applicant: 

Travis Schirpik, Meritage Homes 

a. Applicant Presentation 

Applicant Travis Schirpik spoke, requested side setback variance, and remained in the 

audience to answer questions. 

 

b. Staff Report 

 

Planning Director Tory Carpenter presented, along with Building Official Shane 

Pevehouse.  Staff recommends approval with the condition that all necessary 

improvements be made prior to the issuance of a Certificate of Occupancy. 

 

c. Public Hearing 

 

No one spoke during the Public Hearing. 

 

d. Recommendation 

 

A motion was made by Commissioner Shumway and seconded by Commissioner 

Strong, to approve the variance as presented per staff recommendation.  The motion to 

approve carried unanimously 7 to 0. 

4. Public hearing and consideration of VAR2024-011: a subdivision variance request to 

allow a flag lot within the Morganville Subdivision located at 403 KC Memory 

Lane.  Applicant: Jon Thompson 

5

Item 1.



a. Applicant Presentation 

 

Applicant Jon Thompson spoke, requested a variance, and remained in the audience to 

answer questions. 

 

b. Staff Report 

 

Planning Director Tory Carpenter presented.  Staff recommends approval as submitted. 

 

c. Public Hearing 

 

No one spoke during the Public Hearing. 

 

d. Recommendation 

 

A motion was made by Commissioner Strong and seconded by Commissioner Crosson, 

to approve the variance.  The motion to approve carried unanimously 7 to 0. 

PLANNING REPORTS 

Reports listed are on file and available for review upon request. The Commission may provide staff 

direction; however, no action shall be taken. 

5. Planning Department Report 

 

Informational.  No action was taken. 

 

Vice Chair Williamson and Commissioner Foster will be representing the Planning & 

Zoning Commission in sub-committee regarding the Comprehensive Plan. 

 

CLOSED SESSION 

The Commission has the right to adjourn into closed session on any item on this agenda and at any time 

during the course of this meeting to discuss any matter as authorized by law or by the Open Meetings Act, 

Texas Government Code Sections 551.071 (Consultation With Attorney), 551.072 (Deliberation 

Regarding Real Property), 551.073 (Deliberation Regarding Prospective Gifts), 551.074 (Personnel 

Matters), 551.076 (Deliberation Regarding Security Devices or Security Audits), and 551.087 

(Deliberation Regarding Economic Development Negotiations), and 551.089 (Deliberation Regarding 

Security Devices or Security Audits). Any final action or vote on any Closed Session item will be taken in 

Open Session. 

The Commission did not meet in Closed Session. 

 

UPCOMING MEETINGS 
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Planning & Zoning Commission Meetings 

January 28, 2024, at 6:00 PM 

City Council & Board of Adjustment Meetings 

January 7, 2024, at 6:00 PM 

January 21, 2024, at 6:00 PM 

 

ADJOURN 

 

A motion to adjourn the meeting was made by Commissioner Strong and seconded by Commissioner 

Foster.  The motion to adjourn carried unanimously 7 to 0.   

The meeting adjourned at 7:18 PM. 
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Spring Break Week 

 

STAFF REPORT 
 

City of Dripping Springs 

PO Box 384 

511 Mercer Street 

Dripping Springs, TX 78620 

Submitted By: Diana Boone, City Secretary 

Commission Meeting 

Date: 

January 28, 2025 

Agenda Item Wording: Discuss and consider new date for the Planning & Zoning Commission 

meeting currently scheduled for March 25, 2025. 

Agenda Item Requestor: Diana Boone, City Secretary 

Summary/Background:  The Planning & Zoning Commission meeting for the month of March is 

currently scheduled for the 25th, which is on the same date and time as the  

scheduled City Council Meeting. The City Council meeting was moved 

back one week due to the DSISD being on Spring Break the week of March 

17th -21st.  Possible reschedule dates are: 

 Monday, March 24th 

 Wednesday, March 26th   

 Thursday, March 27th   
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Recommended  

Commission Actions: 

Staff recommends the Commission rescheduling the meeting. 

Next Steps/Schedule: Update meeting calendar, calendar invites, website calendar and Municode 

Agenda calendar 
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Planning & Zoning Commission  

Planning Department Staff Report 
 

 
 

 

 

 

Planning & Zoning 

Commission Meeting: 
January 28, 2024 

Project No:  ZA2024-007 

Project Planner:  Tory Carpenter, AICP – Planning Director 

Item Details 

Project Name: HEB 

Property Location: 598 E US 290, Dripping Springs, TX 

Legal Description: Dripping Springs Retail Center, Block B, Lot 1 

Applicant: Zachary D. Morgan, Quiddity 

Property Owners: H-E-B, LP 

Request: Zoning Amendment from PDD 1 to Commercial Services (CS). 

Recommendation: Staff recommends approval of the zoning amendment.   
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Planning Department Staff Report 
 
 

Overview 

The applicant is requesting approval of a zoning map amendment to rezone the existing HEB site from Planned Development 

District 1 (PDD 1), to Commercial Services (CS). The subject property includes both the current HEB site and an 11.73-

acre tract of land to the east, recently acquired by HEB. 

 

The applicant has combined these properties into a single parcel and intends to construct a new HEB store on the eastern 

portion of the site. The existing store will be demolished and replaced by parking for the new facility. 

 

This zoning amendment would remove the existing HEB site from PDD 1, creating a consistent Commercial Services zoning 

designation across the entire combined property. Additionally, there is a separate variance request on the agenda to allow 

construction of a building exceeding 50,000 square feet in size. 

 

Approval of this zoning amendment request is an essential step toward facilitating the proposed redevelopment of the site. 

Per Ch. 30 Exhibit A 

 

The applicant is requesting a zoning amendment to “CS” 

 CS – Commercial Services: The commercial services (CS) district is intended to provide a location for commercial 

and service-related establishments, such as wholesale product sales, welding and contractors shops, plumbing 

shops, automotive repair or painting services, upholstery shops, and other similar commercial uses. Uses in this 

district may utilize open storage areas that are screened from public view. The uses envisioned for the district will 

typically utilize small sites and have operational characteristics that are generally not compatible with residential 

uses and most other types of nonresidential uses within the city. 

 

Analysis 

 

 PDD 1 CS Differences between  

PDD 1 & CS 

Max Height *45 feet 2 stories / 40 feet 5 feet less 

Min. Lot Size Unregulated 8,000 square feet 8,000 square feet 

Min. Lot Width Unregulated 80 feet 80 feet more 

Min. Lot Depth Unregulated 100 feet 100 feet more 

Impervious Cover 60% 70% 10% more 

 

*For buildings over 50,000 sqft  
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Planning Department Staff Report 
 
 

Surrounding Properties 

 

 

 

 

 

 

 

 

 

  

Direction Zoning District Existing Use 
Future Land 

Use 

North CS, O Office / Retail 

N/A 
East CS Vacant 

South GUI Sports & Rec Park 

West PDD 1 Hotel 
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Planning Department Staff Report 
 
Approval Criteria for Zoning Amendment (Chapter 30 Zoning, Exhibit A, Sec 2.28.1 and 2.28.2) 

2.28.2 The Planning & Zoning Commission and the City Council shall consider the following factors: 

Factors Staff Comments 

1. whether the proposed change will be appropriate 

in the immediate area concerned; 

The proposed zoning amendment is appropriate 

for the area, given the existing commercial 

character of the site and its surrounding uses. The 

transition to Commercial Services (CS) will create 

a consistent zoning designation across the entire 

property, aligning with the intended commercial 

use. 

2. their relationship to the general area and the City 

as a whole; 

The change supports the city’s goals for orderly 

commercial growth, enhancing the area's 

economic viability and providing a modernized 

grocery store that will serve the broader 

community. 

3. whether the proposed change is in accord with any 

existing or proposed plans for providing public 

schools, streets, water supply, sanitary sewers, and 

other utilities to the area; 

No major infrastructure modifications are 

anticipated. 

4. the amount of undeveloped land currently 

classified for similar development in the vicinity 

and elsewhere in the City, and any special 

circumstances which may make a substantial part 

of such undeveloped land unavailable for 

development; 

This zoning amendment would not make any 

other land undevelopable.  

5. the recent rate at which land is being developed in 

the same zoning classification, particularly in the 

vicinity of the proposed change; 

This zoning request aligns with the growth the 

City has experienced in the last several years.  

6. how other areas designated for similar 

development will be, or are unlikely to be, 

affected if the proposed amendment is approved; 

Approving this amendment will not negatively 

impact other areas designated for commercial 

development. Instead, it enhances the viability of 

the existing commercial corridor and may attract 

additional investment to the area. 

7. whether the proposed change treats the subject 

parcel of land in a manner which is significantly 

different from decisions made involving other, 

similarly situated parcels; and 

Approval of this request would not treat the 

subject parcel differently from other similarly 

situation parcels.   

8. any other factors which will substantially affect 

the public health, safety, morals, or general 

welfare. 

The proposed change supports public welfare by 

enhancing access to goods and services, 

promoting economic development, and improving 

the overall function of the site. It also ensures 

compatibility with surrounding uses, minimizing 

any adverse impacts on adjacent properties. 
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Planning Department Staff Report 
 
Additional Staff Analysis 

Planned Development District 1 (PDD 1) was approved in 2006, prior to the adoption of many of the City’s current 

development ordinances. As a result, much of the development within the existing PDD is vested under older standards, 

which do not meet the City’s current requirements for sidewalks, landscaping, tree preservation, or architectural design. 

 

Rezoning the property to Commercial Services (CS) ensures that future redevelopment of the site will comply with the 

City’s current development regulations. This includes enhanced requirements for pedestrian connectivity, landscaping, 

tree preservation, and updated architectural standards, resulting in a development that better aligns with the community’s 

vision and expectations. The proposed zoning change provides an opportunity to improve the functionality and aesthetics 

of the site while addressing existing deficiencies in development standards. 

 

Staff Recommendation 

Staff recommends Approval of the zoning amendment as presented. 

 

Planning and Zoning action: 

2.34.1     The P&Z shall hold a public hearing on a zoning an amendment to the Zoning Ordinance. After all 

public input has been received and the public hearing closed, the P&Z shall make its recommendations on the 

proposed zoning request and concept plan, if submitted, stating its findings, its overall evaluation of the request, 

and its assessment regarding how the request relates to the City's Comprehensive Plan. The P&Z may, on its own 

motion or at the applicant's request, defer its decision recommendations until it has had an opportunity to 

consider other information or proposed modifications to the request which may have a direct bearing thereon. If 

the P&Z elects to postpone or defer its hearing on the request, such action shall specifically state the time period 

of the postponement by citing the meeting date whereon the request will reappear on the P&Z's agenda. 

 

2.34.2     When the P&Z is ready to act upon the zoning request, it may recommend: 

(a)     approval of the request as it was submitted by the applicant; 

(b)     approval of the request subject to certain conditions as in the case of a Planned Development 

District (PDD) or a Conditional Use Permit (CUP); or 

(c)     disapproval of the request. 

 

2.34.3     The P&Z's recommendation will be automatically forwarded to the City Council for a second public 

hearing thereon. 

Public Notification 

A legal notice advertising the public hearing was placed in the Dripping Springs Century-News, signs were posted on the-

site, notice was placed on the City Website, and all property owners within a 300-foot radius of the site were notified of 

the zoning map amendment. To date, no letters for or against the request have been received.  

 

Attachments 

Exhibit 1 – Zoning Amendment Application 

Recommended Action: Recommend approval of the requested Zoning Amendment 

Alternatives/Options: Recommend denial of the zoning map amendment. 

Budget/Financial Impact: All fees have been paid. 

Public Comments: None as of the date of this report.   

Enforcement Issues: N/A 
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Planning and Zoning Commission  
Planning Department Staff Report 
 

 

   
 

 
 

 

 

 

Planning and Zoning 

Commission Meeting: 
January 28, 2025 

Project No:  VAR2024-010 

Project Planner:  Tory Carpenter, AICP, Planning Director 

Item Details 

Project Name: HEB 

Property Location: 598 E US 290, Dripping Springs, TX 

Legal Description: Dripping Springs Retail Center, Block B, Lot 1 

Applicant: Zachary D. Morgan, Quiddity 

Property Owner: H-E-B, LP 

Request: 
A variance to allow a building larger than 50,000 square feet in a Commercial Services 

Zoning District 
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Planning Department Staff Report   
 
Overview  

The applicant is requesting a variance to allow a structure up to 150,000 sqft which exceeds the allowable 50,000 sqft in the 

Commercial Services Zoning District. The request is associated with a planned new HEB grocery store. The subject property 

includes both the current HEB site and an 11.73-acre tract of land to the east, recently acquired by HEB. 

 

The applicant has combined these properties into a single parcel and intends to construct a new HEB store on the eastern 

portion of the site. The existing store will be demolished and replaced by parking for the new facility. 

 

The applicant provided the following statement for the justification of the request: 

“The requested variance is in the public interest as it will provide a larger grocery store for residents of Dripping 

Springs and surrounding communities. Due to the increase in population in this area, a new larger store is 

necessary. A larger store will provide a less crowded experience for residents and will be able to offer a more 

compelling selection of products. 

Enforcement of the Ordinance would require the proposed building to have a smaller footprint than the current 

building. The anticipated primary customer base would exceed what the proposed maximum building size would 

allow. 

While the proposed store is larger than the existing store and the footprint allowed by Dripping Springs’ Zoning 

Ordinance, this store is on a large plot (35.68 acres) and leaves significant acreage without any structures. 

Because of this significant amount of acreage without buildings, the spirit of the ordinance is still being followed. 

All other requirements for the building will follow the CS zoning ordinances along with a proposed impervious 

cover that remains under the 60% maximum for the 11.83-acre tract”. 

Code Requirement Applicant Request Difference 

Maximum 50,000 sqft structure 

 

Up to a 150,000 sqft structure 

 

300% 

 

If the requested zoning amendment and variance are approved, the applicant will be required to submit the following 

permits which are reviewed and approved administratively by staff: 

1. Alternative Exterior Design 

2. Site Development Permit (including tree mitigation) 

3. Building Permit 

4. Sign Permits 
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Planning Department Staff Report   
 
Surrounding Properties 

 

 

 

 

 

 

Approval Criteria for Variance (2.22.2-Zoning Ordinance) 

Approval Criteria Staff Comments 
1. there are special circumstances or conditions 

affecting the land involved such that the literal 

enforcement of the provisions of this Chapter would 

deprive the applicant of the reasonable use of the 

land; and 

The applicant has demonstrated that the growing 

population of Dripping Springs and surrounding 

communities necessitates a larger store to adequately serve 

the area. Literal enforcement of the size restriction would 

limit their ability to meet community needs. 

2. the variance is necessary for the preservation and 

enjoyment of a substantial property right of the 

applicant; and by preserving the natural features and 

topography of the land; and 

Approval of the variance will allow the applicant to 

construct a larger store while maintaining significant 

portions of the property undeveloped, preserving natural 

features and open space. 

3. the granting of the variance will not be detrimental 

to the public health, safety or welfare, or injurious 

to other property within the area; and 

The variance will not negatively impact public health, 

safety, or welfare. The site’s large size ensures that the 

proposed building can be appropriately integrated without 

adversely affecting surrounding properties. 

Direction Zoning District Existing Use 
Future Land 

Use 

North CS, O Office / Retail 

N/A 
East CS Vacant 

South GUI Sports & Rec Park 

West PDD 1 Hotel 
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Planning Department Staff Report   
 

4. the granting of the variance constitutes a minimal 

departure from this Chapter; and 

While the requested variance is substantial, the large 

acreage of the site mitigates the impact of the increased 

building size, making it a reasonable departure from the 

requirements. 

5. the subject circumstances or conditions giving rise 

to the alleged hardship are not self-imposed, are not 

based solely on economic gain or loss, and do not 

generally affect most properties in the vicinity of 

the property; and 

The hardship arises from the unique size of the customer 

base and the need for a larger building to accommodate 

increased demand. This condition does not generally affect 

other properties in the vicinity. 

6. Granting the variance is in harmony with the spirit, 

general purpose, and intent of this Chapter so that:  

a.  the public health, safety and welfare may 

be secured; and  

b. that substantial justice may be done. 

The variance will allow for a more functional grocery 

store, improving the shopping experience for residents 

while not compromising public health, safety, or welfare. 

 

The approval ensures that the community’s needs for a 

larger grocery store are met, providing a benefit to 

residents and maintaining the intent of the ordinance. 

 

 

Summary and Recommendation 

Staff recommends approval of the variance request with the following condition: 

1. The applicant shall submit an Alternative Exterior Design prior to submitting a site development application. 

 

Public Notification 

A legal notice advertising the public hearing was placed in the Dripping Springs Century-News, signs were posted on the-

site, notice was placed on the City Website, and all property owners within a 300-foot radius of the site were notified of the 

Variance request. 

Meetings Schedule 

January 27, 2025 Planning & Zoning Commission 

March 5, 2025 Board of Adjustments 

Attachments 

Attachment 1 – Variance Application 

Attachment 2 – Application Materials 

 

Recommended Action Recommend approval with the condition referenced above.  

Alternatives/Options Recommend denial of the variance or approval with alternate conditions. 

Budget/Financial impact N/A 

Public comments None received at this time 

Enforcement Issues  N/A 

Comprehensive Plan Element N/A 
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H-E-B DRIPPING SPRINGS 01 
Gross Floor Area Variance Justification 
 

10/21/2024 

Project Name H-E-B Dripping Springs 01 

QE Project No. S0977-0006-01 

Purpose: Technical Justification to Support Gross Floor Area Variance Request 

 

Technical Information: 

Site Background Information 

The subject site is located at the southeast corner of Rob Shelton Blvd. and US Highway 290. The current H-E-B store at this 

location is 75,000 square feet.  The existing store is located on the currently developed 25-acre tract. This developed tract is 

located within Planned Development District #1 (PDD #1). The proposed expansion is an undeveloped 11.83-acre tract that 

is zoned as Commercial Services (CS). 

The current HEB’s primary customer base is the City of Dripping Springs and the surrounding areas, as the current HEB is 

the largest Grocery Store within the City limits. 

As part of the variance request, we propose to exceed the allowable building square footage within the CS zoning. We 

propose a minimum of a 125,000 square foot building within the 11.83-acre tract along with the corresponding parking lot 

within the adjacent 25-acre tract. 

 

Public Interest 

The requested variance is in the public interest as it will provide a larger grocery store for residents of Dripping Springs and 

surrounding communities.  Due to the increase in population in this area, a new larger store is necessary.  A larger store will 

provide a less crowded experience for residents and will be able to offer a more compelling selection of products.   

 

Site-Specific Hardship 

Enforcement of the Ordinance would require the proposed building to have a smaller footprint than the current building. 

The anticipated primary customer base would exceed what the proposed maximum building size would allow. 

 

Spirit of the Ordinance 

While the proposed store is larger than the existing store and the footprint allowed by Dripping Springs’ Zoning Ordinance, 

this store is on a large plot (35.68 acres) and leaves significant acreage without any structures.  Because of this significant 

amount of acreage without buildings, the spirit of the ordinance is still being followed. All other requirements for the 

building will follow the CS zoning ordinances along with a proposed impervious cover that remains under the 60% 

maximum for the 11.83-acre tract. 

 

 

24

Item 4.



25

Item 4.



26

Item 4.



27

Item 4.



28

Item 4.



29

Item 4.



WATER QUALITY

DETENTION POND

RE-IRRIGATION FIELD

POND

WSEL 1175.78

WSEL 1174.20
(0.96 AC.)

RE-IRRIGATION FIELD
(0.63 AC.)

U.S. HIGHWAY 290
(R.O.W. VARIES)

R
O

B 
SH

EL
TO

N
 B

O
U

LE
VA

R
D

( R
.O

.W
. V

AR
IE

S 
)

EXISTING BUILDING FOOTPRINT

CAR WASH

FUEL STATION

E-R
ock

WHATABURGER

19
.0

0'

2.
02

'

29
.9

9'
19

.0
0'

19
.0

0'
22

.7
4'

19
.0

0'
19

.0
0'

22
.7

4'
19

.0
0'

19
.0

0'
22

.7
5'

19
.0

0'
19

.0
0'

30
.0

0'
19

.0
0'

19
.0

0'
24

.0
0'

19
.0

0'
19

.0
0'

24
.0

0'
19

.0
0'

19
.0

0'
24

.0
1'

19
.0

0'
19

.0
0'

30
.0

0'

19
.0

0'

2.
00

'

DATE:

DRAWN BY:

SCALE

1

98
K

D
rip

pi
ng

 S
pr

in
gs

 R
ep

la
ce

m
en

t
Sc

he
m

at
ic

 S
ite

 P
la

n 
O

pt
 3

North

05.08.2024

QUIDDITY

1:150

R E V I E W

30

Item 4.

AutoCAD SHX Text
15.00

AutoCAD SHX Text
PEC EASEMENT DOC.#________

AutoCAD SHX Text
WATERLINE EASEMENT DOC.#________

AutoCAD SHX Text
15.00

AutoCAD SHX Text
WATERLINE EASEMENT DOC.#________

AutoCAD SHX Text
REFERENCE POND PLAN SHEETS FOR FENCING AND GATE  SPECIFICATIONS (TYP.)

AutoCAD SHX Text
APPROXIMATE MONUMENT SIGN LOCATION (BY OTHERS) COORDINATE SIGN WITH ARCHITECTURAL/ LANDSCAPE PLANS

AutoCAD SHX Text
30' WIDE CHANNEL TO ROUTE OFFSITE DRAINAGE

AutoCAD SHX Text
APPROXIMATE MONUMENT SIGN LOCATION (BY OTHERS) COORDINATE SIGN WITH ARCHITECTURAL/ LANDSCAPE PLANS

AutoCAD SHX Text
FUTURE TXDOT TRAFFIC SIGNAL TO BE CONSTRUCTED AS DESIGNED BY WHM.

AutoCAD SHX Text
TCEQ 100'  STREAM BUFFER

AutoCAD SHX Text
REMAINDER OF TRACT "B" 9.04 ACRES CECIL L JENKINS AND MINNIE KATHLEEN JENKINS VOL 245, PG 671 

AutoCAD SHX Text
2" IRON  FENCE POST

AutoCAD SHX Text
22.248 ACRES ROBERT FRANCIS SHELTON, JR. VOL 918, PG 713 VOL 1002, PG 899

AutoCAD SHX Text
40 ACRES CITY OF DRIPPING SPRINGS, TEXAS VOL 1462, PG 671 

AutoCAD SHX Text
TXDOT STATION 528+45.00 60.00' RT

AutoCAD SHX Text
20' WATERLINE ESMT. VOL 1974, PG 897

AutoCAD SHX Text
LOT 1 TEXAS HERITAGE VILLAGE SECTION TWO  VOL 7, PG 45

AutoCAD SHX Text
LOT 1 TEXAS HERITAGE VILLAGE SECTION ONE  VOL 4, PG 223

AutoCAD SHX Text
LOT 3 TEXAS HERITAGE VILLAGE SECTION TWO  VOL 7, PG 45

AutoCAD SHX Text
LOT 2 TEXAS HERITAGE VILLAGE SECTION TWO  VOL 7, PG 45

AutoCAD SHX Text
(60' R.O.W.)

AutoCAD SHX Text
CANNON DRIVE

AutoCAD SHX Text
CANNON FAMILY, LTD (88.44 ACRES)  VOL 1619, PG 316

AutoCAD SHX Text
40' BUILDING SETBACK

AutoCAD SHX Text
25' VEGETATIVE  BUFFER

AutoCAD SHX Text
25' BUILDING SETBACK

AutoCAD SHX Text
20' VEGETATIVE  BUFFER

AutoCAD SHX Text
35' BUILDING SETBACK

AutoCAD SHX Text
50' VEGETATIVE  BUFFER

AutoCAD SHX Text
65' BUILDING SETBACK

AutoCAD SHX Text
LOT 6 BLOCK "A" 8.305 ACRES

AutoCAD SHX Text
DRIPPING SPRINGS RETAIL  CENTER SUBDIVISION

AutoCAD SHX Text
CONCRETE

AutoCAD SHX Text
VAULT

AutoCAD SHX Text
PK NAIL

AutoCAD SHX Text
FOUND

AutoCAD SHX Text
PK NAIL FOUND

AutoCAD SHX Text
AT BASE OF

AutoCAD SHX Text
FENCE POST

AutoCAD SHX Text
1/2" IRON ROD 

AutoCAD SHX Text
FOUND

AutoCAD SHX Text
REMAINDER OF 37.841 ACRES ROBERT FRANCIS SHELTON, JR.,  VOL 1489, PG 363 

AutoCAD SHX Text
40' TEMPORARY VOL. 1974, PG. 897 CONSTRUCTION ESMT.

AutoCAD SHX Text
5'x25' ELECTRIC VOL. 753, PG. 30 UTILITY EASEMENT

AutoCAD SHX Text
TRAILER  AND PORCH

AutoCAD SHX Text
PIER & BEAM RESIDENCE

AutoCAD SHX Text
TRAILER

AutoCAD SHX Text
DRIVE WAY

AutoCAD SHX Text
BLEACHERS

AutoCAD SHX Text
RAMP

AutoCAD SHX Text
BLEACHERS

AutoCAD SHX Text
POSTS

AutoCAD SHX Text
SLAB

AutoCAD SHX Text
CULVERT

AutoCAD SHX Text
GATE

AutoCAD SHX Text
CONCRETE 

AutoCAD SHX Text
CONCRETE DRAIN

AutoCAD SHX Text
CULVERT

AutoCAD SHX Text
CULVERT

AutoCAD SHX Text
INLET

AutoCAD SHX Text
INLET

AutoCAD SHX Text
POST

AutoCAD SHX Text
CONCRETE DRAIN

AutoCAD SHX Text
CULVERT

AutoCAD SHX Text
CULVERT

AutoCAD SHX Text
DRAIN

AutoCAD SHX Text
CULVERT

AutoCAD SHX Text
RIPRAP

AutoCAD SHX Text
INLET

AutoCAD SHX Text
24" RCP FL=1168.88'

AutoCAD SHX Text
ONLY

AutoCAD SHX Text
ONLY

AutoCAD SHX Text
ONLY

AutoCAD SHX Text
ONLY

AutoCAD SHX Text
STOP

AutoCAD SHX Text
ONLY

AutoCAD SHX Text
MH

AutoCAD SHX Text
CO

AutoCAD SHX Text
TRSR

AutoCAD SHX Text
TRSR

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
8"WW

AutoCAD SHX Text
8"WW

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
8"WW

AutoCAD SHX Text
8"WW

AutoCAD SHX Text
8"WW

AutoCAD SHX Text
8"WW

AutoCAD SHX Text
15"WW

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
SSMH

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
24"SS

AutoCAD SHX Text
9'x5' BOX CULVERT

AutoCAD SHX Text
SSMH

AutoCAD SHX Text
SSMH

AutoCAD SHX Text
SSMH

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
24"SS

AutoCAD SHX Text
36"SS

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
18"SS

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
WWMH

AutoCAD SHX Text
8"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
INLET

AutoCAD SHX Text
24"RCP

AutoCAD SHX Text
24"RCP

AutoCAD SHX Text
24"RCP

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
12"W

AutoCAD SHX Text
EM

AutoCAD SHX Text
VAN

AutoCAD SHX Text
15.00

AutoCAD SHX Text
A

AutoCAD SHX Text
B

AutoCAD SHX Text
C

AutoCAD SHX Text
1216

AutoCAD SHX Text
OHP

AutoCAD SHX Text
1219

AutoCAD SHX Text
OHP

AutoCAD SHX Text
FDC

AutoCAD SHX Text
NO PARKING

AutoCAD SHX Text
NO PARKING

AutoCAD SHX Text
NO PARKING

AutoCAD SHX Text
NO PARKING

AutoCAD SHX Text
VAN

AutoCAD SHX Text
NO PARKING

AutoCAD SHX Text
NO PARKING

AutoCAD SHX Text
NO PARKING

AutoCAD SHX Text
VAN

AutoCAD SHX Text
NO PARKING

AutoCAD SHX Text
VAN

AutoCAD SHX Text
Detention Pond

AutoCAD SHX Text
Water Quality Pond

AutoCAD SHX Text
150'

AutoCAD SHX Text
75'

AutoCAD SHX Text
300'

AutoCAD SHX Text
0



31

Item 4.



32

Item 4.



Planning and Zoning Commission  
Planning Department Staff Report 
 

 

   

 
 

 

 

Planning and Zoning 

Commission Meeting: 
January 28, 2025 

Project No:  VAR2024-013 

Project Planner:  Tory Carpenter, AICP, Planning Director 

Item Details 

Project Name: AAA Storage-Storserv Setback Variance 

Property Location: 1300 E US 290 

Legal Description: 5.02 Acres out of the CH Mallot Survey 

Applicant: Shawn Beichler, AAA Storage 

Property Owner: John Muhuch, 

Request: 
Applicant is requesting a variance to allow three structures within the side building 

setback.  
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Planning Department Staff Report   
 
Overview  

The applicant is requesting a variance to reduce the side setback requirement from 15 feet to 10 feet for the AAA Self 

Storage facility located at 1300 E US 290. The site was initially developed in the City’s Extraterritorial Jurisdiction (ETJ) 

during its first phase. On April 4, 2023, the property was annexed to accommodate an increase in impervious cover for the 

construction of a second phase of the development. 

The use of self-storage on the site required approval of a Conditional Use Permit (CUP), which was granted September 5, 

2023. While the conceptual site plan submitted with the CUP application identified building locations, it did not specify 

setback measurements. However, the concept site plan depicted three proposed buildings within 10 feet of the property line, 

which does not meet the current 15-foot side setback requirement established by the zoning ordinance. 

Project Timeline: 

 September 17, 2020 – Phase 1 site plan approved (ETJ) 

 May 19, 2022 – Phase 2 site plan extension approved (ETJ) 

 March 28, 2024 – Staff inspected the site for runoff issues 

 April 4, 2023 – Annexation and Zoning approved 

 September 5, 2023 – Conditional Use Permit approved 

 

The applicant provided the following statement for the justification of the request: 

“The Site Plan was originally approved as part of the Conditional Use Permit and Annexation Agreement. The 

Site Plan dimensions have not changed, and the building configuration was shown as a 10' BSL off the eastern 

property line as a part of that agreement. It appears to be an oversight during that process. By enforcing the 15' 

BSL, this reduces the building depth by 5', causing a reduction in the building footprint. 

The project has been annexed into the City and will be following City of Dripping Springs Development 

Regulations for Phase 2, improving the overall standard of the project. This also includes bringing portions of 

Phase 1 up to the ordinance standards as well. 

 

 

Code Requirement Applicant Request Difference 

Structures must be at least 15’ from the 

side property line 

 

Approximately 10’ from the side property 

line 

 

5’ 
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Planning Department Staff Report   
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Planning Department Staff Report   
 
 

Surrounding Properties 

Direction Zoning District Existing Use Comprehensive Plan 

North PDD – Gateway Village 
Vacant Land. Future residential 

and commercial site 

Not Shown East Commercial Services (CS) Retail 

South Extraterritorial Jurisdiction Residential 

West Extraterritorial Jurisdiction Residential 

 

Approval Criteria for Variance (2.22.2-Zoning Ordinance) 

Approval Criteria Staff Comments 
1. there are special circumstances or conditions 

affecting the land involved such that the literal 

enforcement of the provisions of this Chapter would 

deprive the applicant of the reasonable use of the 

land; and 

The property does not exhibit any unique or special 

physical conditions that prevent compliance with the 15-

foot side setback. The applicant has reasonable use of the 

land without the requested variance. 

2. the variance is necessary for the preservation and 

enjoyment of a substantial property right of the 

applicant; and by preserving the natural features and 

topography of the land; and 

The variance is not necessary to preserve a substantial 

property right, as the site can be reasonably developed in 

compliance with the required setback. The need for the 

variance is based on the applicant's design choices rather 

than the site’s natural features. 

3. the granting of the variance will not be detrimental 

to the public health, safety or welfare, or injurious 

to other property within the area; and 

Granting the variance could negatively impact adjacent 

properties by reducing the buffer between developments. 

The reduced setback may also set a precedent for future 

variances in the area. 

4. the granting of the variance constitutes a minimal 

departure from this Chapter; and 

The variance would reduce the required setback by 33%. 

5. the subject circumstances or conditions giving rise 

to the alleged hardship are not self-imposed, are not 

based solely on economic gain or loss, and do not 

generally affect most properties in the vicinity of 

the property; and 

The hardship is self-imposed as it is caused by design 

decisions rather than inherent site constraints. 

6. Granting the variance is in harmony with the spirit, 

general purpose, and intent of this Chapter so that:  

a.  the public health, safety and welfare may 

be secured; and  

b. that substantial justice may be done. 

The variance is not in harmony with the intent of the 

zoning ordinance, which seeks to maintain adequate 

setbacks to ensure compatibility between properties and 

protect public safety and welfare. 
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Planning Department Staff Report   
 
Summary and Recommendation 

Staff recommends denial of the variance request.  

 

Public Notification 

A legal notice advertising the public hearing was placed in the Dripping Springs Century-News, signs were posted on the-

site, notice was placed on the City Website, and all property owners within a 300-foot radius of the site were notified of the 

Variance request. 

Meetings Schedule 

January 27, 2025 Planning & Zoning Commission 

March 5, 2025 Board of Adjustments 

Attachments 

Attachment 1 – Variance Application 

Attachment 2 – Application Materials 

 

Recommended Action Recommend denial of the requested variance  

Alternatives/Options Recommend approval of the variance with or without conditions. 

Budget/Financial impact N/A 

Public comments None received at this time 

Enforcement Issues  N/A 

Comprehensive Plan Element N/A 
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CAUTION!

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

DIG TESS:

CONTRACTOR SHALL CONTACT 1-800-DIG-TESS A MINIMUM
OF 48 HOURS PRIOR TO THE START OF CONSTRUCTION
ACTIVITY (ON OR OFFSITE) FOR THE PROJECT.

TRENCH EXCAVATION SAFETY PROTECTION

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

LEGEND
PROPERTY BOUNDARY

LOT LINE

EASEMENT LINE

SITE BENCHMARK

PROPERTY CORNER

GAS LINE

OVERHEAD ELECTRIC LINE

FENCE LINE

EXISTING TREE

SIGN

POWER POLE

EXISTING FLOW ARROW

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

PROPOSED MINOR CONTOUR

PROPOSED MAJOR CONTOUR

PROPOSED FLOW ARROW

PROPOSED SPOT ELEVATION

PROPOSED DRAINAGE
SWALE/CONCENTRATED FLOW PATH IN
PAVED AREAS

GRADING NOTES

1. CONTRACTOR SHALL COMPLY WITH ALL APPLICABLE LOCAL
BUILDING, SAFETY, AND INSPECTION REGULATIONS.

2. CONTRACTOR SHALL PROTECT EXISTING FACILITIES TO REMAIN
INCLUDING BUT NOT LIMITED TO STRUCTURES, PAVEMENT,
TREES, FENCES LANDSCAPING, UTILITIES, ETC.  ALL EXISTING
FACILITIES SHALL BE IN ORIGINAL OR BETTER CONDITION AT THE
COMPLETION OF THE PROJECT.

3. DURING CONSTRUCTION, CONTRACTOR SHALL MAINTAIN
UNRESTRICTED DRAINAGE.  NO PONDING OF STORM DRAINAGE
SHALL BE PERMITTED IN AREAS OF PREPARED SUBGRADE OR
EXCAVATION, EMBANKMENT. IF PONDING SHOULD OCCUR,
CONTRACTOR SHALL IMMEDIATELY PUMP OUT OR GRAVITY DRAIN
PONDING WATER OUT OF IMPACTED AREAS. IF ANY DAMAGE
OCCURRED TO SUBGRADE, BUILDING PAD OR EXCAVATION
AREAS, THE SOILS MUST BE DRIED OUT, REMOVED, REPLACED
AND RE-COMPACTED.

4. DISTURBED AREAS (CONSTRUCTION AREAS) SHALL BE STRIPPED
OF VEGETATION, LOOSE TOPSOIL, ORGANICS, BRUSH AND DEBRIS.
AFTERWARDS, THE EXPOSED SUBGRADE SHALL SHALL BE PROOF
ROLLED WITH A MINIMUM 25 TON PNEUMATIC ROLLER. ANY WEAK
AREAS DETECTED SHALL BE REMOVED AND REPLACED WITH
SUITABLE SOILS OF SIMILAR TYPE (CLASSIFICATION, MOISTURE
CONTENT AND DENSITY).

5. IF REQUIRED TO MODIFY EXISTING GRADE, FILL MATERIALS
SHOULD BE PLACED ON PREPARED SURFACES IN LIFTS NOT

EXCEED 8 INCHES (LOOSE MEASURE), WITH COMPACTED
THICKNESS NOT TO EXCEED 6 INCHES OR AS INDICATED IN SITE
GEOTECHNICAL REPORT. FILL SHALL BE COMPACTED TO
OPTIMUM MOISTURE CONTENT OR UP TO +3 PERCENTAGE POINTS
OF OPTIMUM MOISTURE CONTENT TO A MINIMUM OF 95%
MAXIMUM DENSITY AS DETERMINED BY TXDOT, TEX-114-E OR AS
DESCRIBED IN THE SITE GEOTECHNICAL REPORT.

6. ALL FILL MATERIALS SHALL BE CLEAR OF DEBRIS, ORGANICS AND
VEGETATION. IF IMPORTED FILL IS USED, IT SHALL BE A RELATIVELY
HOMOGENEOUS PARTICLE SIZE DISTRIBUTION, WITH MAX SIZE OF
3 INCHES , PLASTICITY INDEX BETWEEN 7 AND 20 AND A LIQUID
LIMIT LESS THAN 40; OR AS INDICATED ON THE GEOTECHNICAL
REPORT.

7. ANY EXCESS EXCAVATION MATERIALS NOT USED, SHALL BECOME
PROPERTY OF THE CONTRACTOR AND SHALL BE DISPOSED OF
OFFSITE IN ACCORDANCE WITH FEDERAL, STATE AND LOCAL
LAWS.

8. CONTRACTOR IS RESPONSIBLE FOR FILING WITH THE TCEQ FOR
THE TEMPORARY STORM WATER POLLUTION PREVENTION PLAN
NOTICE TO PROCEED AND NOTICE OF TERMINATION AT THE
START AND END OF CONSTRUCTION.

9. CONTRACTOR SHALL KEEP A COPY OF APPROVED
CONSTRUCTION DRAWINGS ONSITE AT ALL TIMES.

10. ALL SPOT ELEVATIONS ARE TO EDGE OF PAVEMENT/GUTTER LINE
OF CURB, FINISHED GRADE, FINISHED GRADE ADJACENT TO
WALLS UNLESS OTHERWISE SPECIFIED AS BELOW

HP HIGH POINT
LP LOW POINT
ME MATCH EXISTING
TC TOP OF CURB AT BACK
TS TOP OF STRUCTURE
TW  TOP OF WALL
BW FINISHED GRADE AT BOTTOM OF WALL
FFE FINISHED FLOOR ELEVATION
FG FINISHED GRADE

11. STORM SEWER PIPE SHALL BE ADS HP STORM (HPPP) PIPE, OR AS
CALLED OUT ON PLANS.

12. ALL ADA PARKING STALLS, WALKING AISLES AND PATHWAYS
SHALL NOT EXCEED 2% SLOPE IN ANY DIRECTION. RAMPS SHALL
NOT EXCEED 8.033% SLOPE.
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!!CAUTION!! OVERHEAD POWER LINES

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

EXISTING
BUILDING 2

110' x 30'
(STORAGE)

EXISTING
BUILDING 3

145' x 70'
(STORAGE)

EXISTING
BUILDING 4
117.5' x 40'
(STORAGE)

EXISTING
BUILDING 5

145' x 70'
(STORAGE)

EXISTING
BUILDING 6
117.5' x 40'
(STORAGE)

EXISTING
BUILDING 1

35' x 30'

CONCRETE WALL

DRAIN

EXISTING
DETENTION

POND

CONCRETE DRAIN

RIP RAP

EXISTING
WATER

QUALITY
POND

TEMPORARY
BENCHMARK (TBM)
IRON ROD SET
ELEVATION = 1209.31'
NAVD 1988 DATUM

10' DRAINAGE EASEMENT

20' WATER PIPELINE EASEMENT
PER VOL. 1974 PG. 895

CONCRETE DRIVE

E 
US

 H
IG

HW
AY

 2
90

LOT 2
GATEWAY ESATATES, III

(VOL. 10, PG. 377)

LOT 4A
THE AMENDED PLAT FOR

THE PRESERVE, PHASE ONE
(VOL. 10, PG. 153)

LOT 3A
THE AMENDED PLAT FOR

THE PRESERVE, PHASE ONE
(VOL. 10, PG. 153)

25' DRAINAGE EASEMENT

LOT 1A
THE AMENDED PLAT FOR

THE PRESERVE, PHASE ONE
(VOL. 10, PG. 153)

BENCHMARK
TOP OF BRASS DISK FOUND ELEVATION= 1233.43'
NAVD 1988 DATUM

EXISTING SEPTIC DRAINFIELD

5.02 ACRES
AAA STORAGE

DRIPPING SPRINGS, LLC
(DOC 22038565)

PROPOSED
BUILDING 10

375' x 45'
(FLEX)

PROPOSED
BUILDING 7

145' x 80'
(STORAGE)

PROPOSED
BUILDING 8

110' x 55'
(STORAGE)

PROPOSED
BUILDING 9

135' x 85'
(STORAGE)

PROP RETAINING WALL

43

Item 5.

AutoCAD SHX Text
VAN

AutoCAD SHX Text
WATER QUALITY POND

AutoCAD SHX Text
DETENTION POND

AutoCAD SHX Text
110'X30' BUILDING 2 (STORAGE)

AutoCAD SHX Text
145'X70' BUILDING 5 (STORAGE)

AutoCAD SHX Text
117.5'X40' BUILDING 6 (STORAGE)

AutoCAD SHX Text
117.5'X40' BUILDING 4 (STORAGE)

AutoCAD SHX Text
FFE = 1228.25

AutoCAD SHX Text
FFE = 1229.00

AutoCAD SHX Text
FFE = 1221.00

AutoCAD SHX Text
FFE 1220.25

AutoCAD SHX Text
FFE = 1219.00

AutoCAD SHX Text
FFE = 1210.00

AutoCAD SHX Text
145'X70' BUILDING 3 (STORAGE)

AutoCAD SHX Text
35'X30' BUILDING 1 FFE = 1229.50 (OFFICE/APT)

AutoCAD SHX Text
FFE 1219.75

AutoCAD SHX Text
1,332 SF SEPTIC DRAINFIELD

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
CO

AutoCAD SHX Text
FFE = 1228.00

AutoCAD SHX Text
FFE = 1220.00

AutoCAD SHX Text
FFE = 1218.00

AutoCAD SHX Text
FFE = 1209.00

AutoCAD SHX Text
FFE 1219.25

AutoCAD SHX Text
FFE 1218.75

AutoCAD SHX Text
FFE 1209.50

AutoCAD SHX Text
FFE 1209.00

AutoCAD SHX Text
FFE 1208.50

AutoCAD SHX Text
FFE 1208.00

AutoCAD SHX Text
FFE = 1228.75

AutoCAD SHX Text
10' DRAINAGE EASEMENT

AutoCAD SHX Text
10' DRAINAGE EASEMENT

AutoCAD SHX Text
CO

AutoCAD SHX Text
BFP

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
600

AutoCAD SHX Text
601

AutoCAD SHX Text
602

AutoCAD SHX Text
603

AutoCAD SHX Text
604

AutoCAD SHX Text
605

AutoCAD SHX Text
606

AutoCAD SHX Text
607

AutoCAD SHX Text
608

AutoCAD SHX Text
609

AutoCAD SHX Text
E

AutoCAD SHX Text
GWS

AutoCAD SHX Text
E

AutoCAD SHX Text
1235

AutoCAD SHX Text
1235

AutoCAD SHX Text
1230

AutoCAD SHX Text
1230

AutoCAD SHX Text
1230

AutoCAD SHX Text
1230

AutoCAD SHX Text
1225

AutoCAD SHX Text
1225

AutoCAD SHX Text
1220

AutoCAD SHX Text
1220

AutoCAD SHX Text
1215

AutoCAD SHX Text
1210

AutoCAD SHX Text
1210

AutoCAD SHX Text
1205

AutoCAD SHX Text
1205

AutoCAD SHX Text
1205

AutoCAD SHX Text
1200

AutoCAD SHX Text
1200

AutoCAD SHX Text
1200

AutoCAD SHX Text
1200

AutoCAD SHX Text
1195

AutoCAD SHX Text
1195

AutoCAD SHX Text
0

AutoCAD SHX Text
25

AutoCAD SHX Text
50

AutoCAD SHX Text
100

AutoCAD SHX Text
SCALE: 1"=50'

RossC
Callout
10' BSL 

RossC
Callout
10' BSL

RossC
Callout
10' BSL 



From: Austin Powers
To: Planning
Subject: RE: Notice of Public Hearing Case#: VAR2024-013 and VAR2024-014
Date: Friday, January 24, 2025 10:13:08 AM

Good morning, 

I'm writing to formally express my opposition to the proposed variance applications
(VAR2024-013 and VAR2024-014) for the development located at 1300 E US 290.

During the application for Conditional Use Permit process, there were several concerns raised
about the future development including, but not necessarily limited to, the following:

1. Preserving the privacy, value and aesthetic standards of the surrounding residences.
2. Maintaining zero light pollution from the proposed development
3. Reducing sound pollution from the proposed development.

Currently, my property located to the south of this development at 186 Leafdale Trail,  is
affected by light, noise and visual pollution from the development. The existing metal fence
does not create a harmonious use of land nor does it meet the material requirements set forth
in Section 5(B) 5.16 of the Zoning Ordinance.

The applicant states that "no issues have been raised about this fence". That is simply not true
as I brought this up during the consideration for approval of the Conditional Use Permit.
Furthermore, I spoke to the developer directly about this fence before he installed it.

Due to the unique site topography with the development being higher in elevation than
residences to the south, it was determined that an 8' opaque and stone masonry wall would
help mitigate some of the concerns listed in the items noted above. I see no reason to change
those recommendations as no hardship exists for this requirement.

Additionally, the variance request to reduce the setback from 15' to 10' would have a negative
impact on the uniformity of development in the area. It would also create an unwanted
precedent for future development within the City. Maintaining the 15' setback would not
create a hardship for the developer and this request should be denied.

Also, while not directly related to the variance requests, I want to reiterate the need for
appropriate sizing and maintenance of the water quality pond. The additional impervious
coverage will generate more runoff that could create adverse flooding effects if not properly
sized and maintained. 

Thank you for your attention to this matter and I urge staff to deny approval for VAR2024-013
and VAR2024-014.

Thank you,
Austin Powers
186 Leafdale Trl
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Planning and Zoning Commission  
Planning Department Staff Report 
 

 

   
 

 
 

 

Planning and Zoning 

Commission Meeting: 
January 28, 2025 

Project No:  VAR2024-014 

Project Planner:  Tory Carpenter, AICP, Planning Director 

Item Details 

Project Name: AAA Storage-Storserv Setback Variance 

Property Location: 1300 E US 290 

Legal Description: 5.02 Acres out of the CH Mallot Survey 

Applicant: Shawn Beichler, AAA Storage 

Property Owner: John Muhuch, 

Request: 
Applicant is requesting a variance waiving the requirement to construct an 8’ masonry 

screening.   
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Planning Department Staff Report   
 
Overview  

The applicant is requesting a variance to waive a requirement of the approved Conditional Use Permit for an 8’ masonry 

screening along the western and southern property boundaries of 1300 E US 290. The site was initially developed in the 

City’s Extraterritorial Jurisdiction (ETJ) during its first phase. On April 4, 2023, the property was annexed to accommodate 

an increase in impervious cover for the construction of a second phase of the development. 

As part of the approval, several conditions were included to help bring the site into conformance with City standards. City 

Code requires masonry screening for commercial uses adjacent to residential zoning districts. While the adjacent residences 

are located in the ETJ and this requirement would not typically apply, a condition was added to the CUP to mitigate potential 

adverse impacts on these residences. The condition states: 

"The applicant must provide 8-foot masonry screening in the form of stone or brick, as best determined by the Development 

Review Committee (DRC), along the western and southern property boundaries consistent with Section 5.10.1 of the Zoning 

Ordinance." 

During construction of Phase 1, the applicant erected a metal fence along the majority of the western property line. 

Project Timeline: 

 September 17, 2020 – Phase 1 site plan approved (ETJ) 

 May 19, 2022 – Phase 2 site plan extension approved (ETJ) 

 ≈ March/April 2023 – Metal fence erected 

 April 4, 2023 – Annexation and Zoning approved 

 September 5, 2023 – Conditional Use Permit approved 

 March 28, 2024 – Staff inspected the site for runoff issues 

 

 

The applicant provided the following statement for the justification of the request: 

“Fence has already been constructed and in place at the address location. It's made of metal set into a concrete 

slab. Requesting to leave this structure in place over removing it to replace with masonry. This will create a 

hardship in that the existing fence footings and concrete pavement all be demolished and reconstructed for the 

fence. The existing fence provides the screening requirement, and no issues have been raised about this fence. 

The rest of the Phase 1 and Phase 2 development is following City of Dripping Springs Development Ordinances 

as a part of the Annexation agreement with the city, which would have otherwise only followed ETJ 

requirements.” 
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Planning Department Staff Report   
 

Existing Fence: 

 

 

Surrounding Properties 

Direction Zoning District Existing Use Comprehensive Plan 

North PDD – Gateway Village 
Vacant Land. Future residential 

and commercial site 

Not Shown East Commercial Services (CS) Retail 

South Extraterritorial Jurisdiction Residential 

West Extraterritorial Jurisdiction Residential 

 

Approval Criteria for Variance (2.22.2-Zoning Ordinance) 

Approval Criteria Staff Comments 
1. there are special circumstances or conditions 

affecting the land involved such that the literal 

enforcement of the provisions of this Chapter would 

deprive the applicant of the reasonable use of the 

land; and 

There are no special circumstances or unique physical 

conditions on the property that would deprive the applicant 

of reasonable use of the land. The site can be used as 

intended without waiving the masonry screening 

requirement. 

2. the variance is necessary for the preservation and 

enjoyment of a substantial property right of the 

applicant; and by preserving the natural features and 

topography of the land; and 

The variance is not necessary to preserve a substantial 

property right, as the applicant is able to fully develop the 

site and operate a self-storage facility while complying 

with the screening requirement. 

3. the granting of the variance will not be detrimental 

to the public health, safety or welfare, or injurious 

to other property within the area; and 

Waiving the masonry screening requirement could 

negatively affect the adjacent residential properties by 

failing to mitigate adverse visual and noise impacts from 

the self-storage facility. This would be detrimental to the 
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Planning Department Staff Report   
 

welfare of neighboring residents. 

4. the granting of the variance constitutes a minimal 

departure from this Chapter; and 

Waiving the requirement for masonry screening entirely 

does not constitute a minimal departure. It eliminates a key 

condition intended to reduce the impact of the project on 

adjacent residential properties. 

5. the subject circumstances or conditions giving rise 

to the alleged hardship are not self-imposed, are not 

based solely on economic gain or loss, and do not 

generally affect most properties in the vicinity of 

the property; and 

The circumstances are self-imposed, as the applicant was 

aware of the screening requirement when the Conditional 

Use Permit was approved. The hardship appears to stem 

from the applicant’s reluctance to comply with a condition 

of approval rather than site constraints. 

6. Granting the variance is in harmony with the spirit, 

general purpose, and intent of this Chapter so that:  

a.  the public health, safety and welfare may 

be secured; and  

b. that substantial justice may be done. 

The variance is not in harmony with the intent of the 

ordinance, which seeks to protect adjacent properties from 

adverse impacts of commercial uses. Denial ensures the 

ordinance’s purpose is upheld and substantial justice is 

achieved for the neighboring residents. 

 

 

Summary and Recommendation 

Staff recommends denial of the variance request.  

Public Notification 

A legal notice advertising the public hearing was placed in the Dripping Springs Century-News, signs were posted on the-

site, notice was placed on the City Website, and all property owners within a 300-foot radius of the site were notified of the 

Variance request. 

Meetings Schedule 

January 27, 2025 Planning & Zoning Commission 

March 5, 2025 Board of Adjustments 

Attachments 

Attachment 1 – Variance Application 

Attachment 2 – Application Materials 

 

Recommended Action Recommend denial of the requested variance  

Alternatives/Options Recommend approval of the variance with or without conditions. 

Budget/Financial impact N/A 

Public comments None received at this time 

Enforcement Issues  N/A 

Comprehensive Plan Element N/A 
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City of Dripping Springs 

PHYSICAL: 511 Mercer Street •MAILING: PO Box 384 

Dripping Springs, TX78620 

DRIPPING SPRINGS 
Texas 

512 .858.4725 • cityofdrippingsprings.com 

Case Number (staff use only): _____ _ 

CONTACT INFORMATION 

PROPERTY OWNER NAME-"J=oh""'n.:...;M:.:.=u=hi=ch"'-------------------------

STREET ADDRESS 1300 E US Highway 290 West 

CITY Dripping Springs STATE."""T~X _______ ZIP CODE~7~8~62~0 ____ _ 

PHONE (512) 657-6789 EMAIL johnsmuhich@pmail.com 

APPLICANT NAME~S~ha~w~n~B~e~ic~h~le~r ____________________ _ 

COMPANY AAA Storage-Storserv 

STREET ADDRESS 1300 E US Highway 290 

CITY Dripping Springs STATE~T~X _______ ZIP CODE.-'7--=8=6=20"'------

PHONE (704) 754-3200 EMAIL Shawn.Beichler@AAAStorage.com 

APPLICATION TYPE 

0 ALTERNATIVE STANDARD XVARIANCE 

0 SPECIAL EXCEPTION 0WAIVER 

Revised 2/5/2020 Page 1 of 4 49
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PROJECT NAME 

PRO ERTY ADDRESS 

CURRENT LEGAL DESCRIPTION 

TAX ID# 

LOCATED IN 

-

PROPERTY INFORMATION --
fest, r: ripping Spri gs, TX 78620 

R. 

X CITY LIMITS 

0 EXTRATERRITORIAL JURISDICTION 

0 HISTORIC DISTRICT OVERLAY 

o Description of request & reference to sectfon of the Code of Ordinances applicable to request : 

The Request is for the city to accept the existing metal fence as shown in the pictures as a part of the Phase 
1 development and not require the fence to be demolished and a brand new masonry fence constructed 
per the Conditional Use Permit, Ordinance No. 2023.28. Item No. 4. 

o Description of the hardship or reasons the Alternative Standard/Special Exception/Variance 

/ Waiver is being requested : 

Fence has already been constructed and in place at the address location. It's made of metal set into a 
concrete slab. Requesting to leave this structure in place over removing it to replace with masonry. This will 
create a hardship in that the existing fence footings and concrete pavement all be demolished and 
reconstructed for the fence. The existing fence provides the screening requirement, and no issues have 
been raised about this fence. 

o Description of how the project exceeds Code requirements in order to mitigate or offset the 

effects of the proposed alternative standard/special exception/variance/waiver: 

The rest of the Phase 1 and Phase 2 development is following City of Dripping Springs 

Development Ordinances as a part of the Annexation agreement with the city, which would have 

otherwise only followed ETJ requirements. 

PHYSICAL' 511 Mercer Street • MAILiNG: PO Box 384 • Dripping Springs, TX 78620 

51 2.858.4725 • cityofdrippinesprinos.com 
Page 2 of 4 
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APPLICANT'S SIGNATURE 

The undersigned, here confirms that he/she/it is the owner of the above described real property and 
further, that y is authorized to act as my agent and representative with 
respect to this Application amendment process. 
(As recorded in the Hays DUi:wflR cords, Vol. , Pg. ___ ____;_, 

COUNTY OF HAY-S 01 
" If\ § 

This instrument was acknowledged before me on the 3rotay of D~®~ 

2ot1_by ~.u4~-
Notary Public, State of gr ~NJ ·,f"<il 

PHYSICAL 511 Mercer Street • MAILING: PO Box 384 • Dripping Springs, TX 78620 

51 2.858.4725 • cityofdrippinesprines.com 

Page 3 of4 
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All required items and information (including all applicable above listed exhibits and fees) must be received by the City for 
an a • and req~ ~~~sidered complete. Incomplete submissions will not be accepted. By signing below, I 
ackn gg ti '/ /II/ugh and met the above requirements for a complete submittal: 

STAFF 

a 
□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

• Date 

CHECKLIST 

APPLICANT 

a 
□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

□ 

Completed Application Form - including all required signatures and notarized 

Application Fee (refer to Fee Schedule) 

PDF/Digital Copies of all submitted documents 

When submiNing digital files, a cover sheet must be included outlining what digital 

contents are included. 

Billing Contact Form 
Photographs 
Map/Site Plan/Plat 

Cut/Fill Data Sheet (i/ applicable) 

Architectural Elevations (if applicable) 

Description and reason for request (attach extra sheets if necesSaTy) 

Public Notice Sign - $25 
Proof of Property Ownership-Tax Certificate or Deed 

Outdoor Lighting Ordinance Compliance Agreement - signed with attached 
photos/drawings (required if marked "Yes (Required)" on above Lighting Ordinance 
Section of application) 

PHYSICALS 511 Mercer Street • MAILING: PO Box 384 • Dripping Springs, TX 78620 

512.858.4725 • cityofdrippinesprinqs.com 
Page 4 of 4 
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Received on/by: 

Project Number: ____ _ 
Only filled out by staff 

~ 
~ 

DRIPPING SPRINGS 
Texas 

BILLING CONTACT FORM 

Project Name: AAA Storage-Storserv 

Project Address: 1300 E US Highwav 290 West 

Project Applicant Name:~J~o=hn~M~uh=ic=h~---------------------

Billing Contact Information 

Name:JohnMuhich --------------------------
Mailing Address: 4203 Spinnaker CV 

Autin TX 78731 

Email:johnsmuhich@gmail.com _____ Phone Number: (512) 657-6789 

Type of Project/Application (check all that apply): 

Alternative Standard 
Certificate of Appropriateness 

Conditional Use Permit 
Development Agreement 
Exterior Design 
Landscape Plan 
Lighting Plan 

Special Exception 

Street Closure Permit 

Subdivision 
Waiver 
Wastewater Service 

u Variance 

Zoning 
Other Site Development Permit -------

Applicants are required to pay all associated costs associated with a project's application for a 
permit, plan, certificate, special exception, waiver, variance, alternative standard, or agreement, 
regardless of City approval. Associated costs may include, but are not limited to, public notices 
and outside professional services provided to the City by engineers, attorneys, surveyors, 
inspectors, landscape consultants, lighting consultants, architects, historic preservation 
consultants, and others, as required. Associated costs will be billed at cost plus 20% to cover 
the City's additional administrative costs. Please see the online Master Fee Schedule for more 
details. By • ·ng bel~w~ am ackllowledging that the above listed party is financially 

the pay responsibility of these fees. 

/ __ ~_.___"----------------
Signature of Applicant Date 53
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CAUTION!

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

DIG TESS:

CONTRACTOR SHALL CONTACT 1-800-DIG-TESS A MINIMUM
OF 48 HOURS PRIOR TO THE START OF CONSTRUCTION
ACTIVITY (ON OR OFFSITE) FOR THE PROJECT.

TRENCH EXCAVATION SAFETY PROTECTION

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

LEGEND
PROPERTY BOUNDARY

LOT LINE

EASEMENT LINE

SITE BENCHMARK

PROPERTY CORNER

GAS LINE

OVERHEAD ELECTRIC LINE

FENCE LINE

EXISTING TREE

SIGN

POWER POLE

EXISTING FLOW ARROW

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

PROPOSED MINOR CONTOUR

PROPOSED MAJOR CONTOUR

PROPOSED FLOW ARROW

PROPOSED SPOT ELEVATION

PROPOSED DRAINAGE
SWALE/CONCENTRATED FLOW PATH IN
PAVED AREAS

GRADING NOTES

1. CONTRACTOR SHALL COMPLY WITH ALL APPLICABLE LOCAL
BUILDING, SAFETY, AND INSPECTION REGULATIONS.

2. CONTRACTOR SHALL PROTECT EXISTING FACILITIES TO REMAIN
INCLUDING BUT NOT LIMITED TO STRUCTURES, PAVEMENT,
TREES, FENCES LANDSCAPING, UTILITIES, ETC.  ALL EXISTING
FACILITIES SHALL BE IN ORIGINAL OR BETTER CONDITION AT THE
COMPLETION OF THE PROJECT.

3. DURING CONSTRUCTION, CONTRACTOR SHALL MAINTAIN
UNRESTRICTED DRAINAGE.  NO PONDING OF STORM DRAINAGE
SHALL BE PERMITTED IN AREAS OF PREPARED SUBGRADE OR
EXCAVATION, EMBANKMENT. IF PONDING SHOULD OCCUR,
CONTRACTOR SHALL IMMEDIATELY PUMP OUT OR GRAVITY DRAIN
PONDING WATER OUT OF IMPACTED AREAS. IF ANY DAMAGE
OCCURRED TO SUBGRADE, BUILDING PAD OR EXCAVATION
AREAS, THE SOILS MUST BE DRIED OUT, REMOVED, REPLACED
AND RE-COMPACTED.

4. DISTURBED AREAS (CONSTRUCTION AREAS) SHALL BE STRIPPED
OF VEGETATION, LOOSE TOPSOIL, ORGANICS, BRUSH AND DEBRIS.
AFTERWARDS, THE EXPOSED SUBGRADE SHALL SHALL BE PROOF
ROLLED WITH A MINIMUM 25 TON PNEUMATIC ROLLER. ANY WEAK
AREAS DETECTED SHALL BE REMOVED AND REPLACED WITH
SUITABLE SOILS OF SIMILAR TYPE (CLASSIFICATION, MOISTURE
CONTENT AND DENSITY).

5. IF REQUIRED TO MODIFY EXISTING GRADE, FILL MATERIALS
SHOULD BE PLACED ON PREPARED SURFACES IN LIFTS NOT

EXCEED 8 INCHES (LOOSE MEASURE), WITH COMPACTED
THICKNESS NOT TO EXCEED 6 INCHES OR AS INDICATED IN SITE
GEOTECHNICAL REPORT. FILL SHALL BE COMPACTED TO
OPTIMUM MOISTURE CONTENT OR UP TO +3 PERCENTAGE POINTS
OF OPTIMUM MOISTURE CONTENT TO A MINIMUM OF 95%
MAXIMUM DENSITY AS DETERMINED BY TXDOT, TEX-114-E OR AS
DESCRIBED IN THE SITE GEOTECHNICAL REPORT.

6. ALL FILL MATERIALS SHALL BE CLEAR OF DEBRIS, ORGANICS AND
VEGETATION. IF IMPORTED FILL IS USED, IT SHALL BE A RELATIVELY
HOMOGENEOUS PARTICLE SIZE DISTRIBUTION, WITH MAX SIZE OF
3 INCHES , PLASTICITY INDEX BETWEEN 7 AND 20 AND A LIQUID
LIMIT LESS THAN 40; OR AS INDICATED ON THE GEOTECHNICAL
REPORT.

7. ANY EXCESS EXCAVATION MATERIALS NOT USED, SHALL BECOME
PROPERTY OF THE CONTRACTOR AND SHALL BE DISPOSED OF
OFFSITE IN ACCORDANCE WITH FEDERAL, STATE AND LOCAL
LAWS.

8. CONTRACTOR IS RESPONSIBLE FOR FILING WITH THE TCEQ FOR
THE TEMPORARY STORM WATER POLLUTION PREVENTION PLAN
NOTICE TO PROCEED AND NOTICE OF TERMINATION AT THE
START AND END OF CONSTRUCTION.

9. CONTRACTOR SHALL KEEP A COPY OF APPROVED
CONSTRUCTION DRAWINGS ONSITE AT ALL TIMES.

10. ALL SPOT ELEVATIONS ARE TO EDGE OF PAVEMENT/GUTTER LINE
OF CURB, FINISHED GRADE, FINISHED GRADE ADJACENT TO
WALLS UNLESS OTHERWISE SPECIFIED AS BELOW

HP HIGH POINT
LP LOW POINT
ME MATCH EXISTING
TC TOP OF CURB AT BACK
TS TOP OF STRUCTURE
TW  TOP OF WALL
BW FINISHED GRADE AT BOTTOM OF WALL
FFE FINISHED FLOOR ELEVATION
FG FINISHED GRADE

11. STORM SEWER PIPE SHALL BE ADS HP STORM (HPPP) PIPE, OR AS
CALLED OUT ON PLANS.

12. ALL ADA PARKING STALLS, WALKING AISLES AND PATHWAYS
SHALL NOT EXCEED 2% SLOPE IN ANY DIRECTION. RAMPS SHALL
NOT EXCEED 8.033% SLOPE.
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CITY OF DRIPPING SPRINGS 

ORDINANCE No. 2023-28 

AN ORDINANCE APPROVING A CONDITIONAL USE PERMIT FOR THE 
USE OF MINI WAREHOUSE-SELF STORAGE WITHIN THE COMMERCIAL 
SERVICES ZONING DISTRICT FOR A PERIOD NOT TO EXCEED TWO 
YEARS AT 1300 E US 290, DRIPPING SPRINGS, TEXAS, 78620, UNDER 
EXHIBIT A, ZONING ORDINANCE, SECTION 3.17, CONDITIONAL USE 
PERMIT AS ATTACHED IN EXHIBIT "A"; AND PROVIDING FOR THE 
FOLLOWING: FINDINGS OF FACT; ENACTMENT; REPEALER; 
SEVERABILITY; PUBLICATION; EFFECTIVE DATE; PROPER NOTICE & 
MEETING. 

WHEREAS, the City Council of the City of Dripping Springs ("City Council") seeks to promote 
reasonable, sound, and efficient land use and development within the City of 
Dripping Springs ("City"); and 

WHEREAS, pursuant to Chapter 211 of the Texas Local Government Code, the City has the 
authority to regulate zoning within the City; and 

WHEREAS, the City of Dripping Springs desires to approve a conditional use permit because of 
the unique nature of this property, and the land use is compatible with the permitted 
land uses in a given zoning district only under current conditions; and 

WHEREAS, pursuant to Texas Local Government Code Section 51.001, the City has general 
authority to adopt an ordinance or police regulation that is for the good government, 
peace or order of the City and is necessary or proper for carrying out a power 
granted by law to the City; and 

WHEREAS, the City Council finds that it is necessary and proper for the good government, 
peace or order of the City of Dripping Springs to adopt this Ordinance. 

NOW, THEREFORE, BE IT ORDAINED by the City Council of Dripping Springs: 

1. FINDINGS OF FACT 

The foregoing recitals are incorporated into this Ordinance by reference as findings of fact as 
expressly set forth herein. 

2. ENACTMENT 

The Conditional Use Permit is approved as presented in Attachment "A" to this ordinance. 

City of Dripping Springs 
Ordinance No. 2023-28 

CUP2022-0002, AAA Storage 
Page 1 of3 
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3. REPEALER 

All ordinances, resolutions, or parts thereof, that are in conflict or inconsistent with any provision 
of this Ordinance are hereby repealed to the extent of such conflict, and the provisions of this 
Ordinance shall be and remain controlling as to the matters regulated, herein. 

4. SEVERABILITY 

Should any of the clauses, sentences, paragraphs, sections or parts of this Ordinance be deemed 
invalid, unconstitutional, or unenforceable by a court of law or administrative agency with 
jurisdiction over the matter, such action shall not be construed to affect any other valid portion of 
this Ordinance. 

5. EFFECTIVE DATE 

This Ordinance and Conditional Use Permit shall be effective immediately upon passage and 
publication. 

6. PROPER NOTICE & MEETING 

It is hereby officially found and determined that the meeting at which this Ordinance was passed 
was open to the public, a public hearing was held, and that public notice of the time, place and 
purpose of said hearing and meeting was given as required by the Open Meetings Act, Texas 
Government Code, Chapter 5 51. 

PASSED & APPROVED this, the 5th day of September 2023, by a vote of 4 (ayes) to O (nays) 
to O (abstentions) of the City Council of Dripping Springs, Texas. 

City of Dripping Springs 
Ordinance No. 2023-28 

CITY OF DRIPPING SPRINGS: 

Bill Foulds, Jr., Mayor 

ATTEST: 

CUP2022-0002, AAA Storage 
Page 2 of3 
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Attachment "A JJ 

City of Dripping Springs I Conditional Use Permit 
Granted to allow the land use of "Mini-Warehouse - Self-Storage" on a property that is currently zoned 

Commercial Services (CS) District located at: 

1300 E US 290, Dripping Springs, Texas, 78620 
Approved by the City of Dripping Springs City Council on __ _ 

Operation of a self-storage and flex space at the above-mentioned location is allowed pursuant to the 
following regulations: 

1. The locations of buildings and parking areas shall generally be consistent with the site plan 

provided with this request. 

2. All existing and new lighting must comply with the City's Lighting Ordinance 

3. The entire site must comply with the City's Landscape Ordinance 

4. The applicant must provide 8-foot masonry screening in the form of stone or brick as best 
determined by the Development Review Committee along the western and southern property 
boundaries consistent with section 5.10.1 of the Zoning Ordinance. 

5. Can not exceed 70% impervious coverage. 

6. Remove the old silt fence and re-build the one that is no longer functional. 

7. The City Engineer, Chad Gilpin review to ensure compliance with the SWPP and the City's 

Drainage Ordinance. 

8. Maintain current hours of 9:00 am to 9:00 pm 

9. After-hours lighting for the new buildings needs to be controlled by motion detection after 

closing. 

City of Dripping Springs 
Ordinance No. 2023-28 

CUP2022-0002, AAA Storage 
Page 3 of 3 

62

Item 6.



From: Austin Powers
To: Planning
Subject: RE: Notice of Public Hearing Case#: VAR2024-013 and VAR2024-014
Date: Friday, January 24, 2025 10:13:08 AM

Good morning, 

I'm writing to formally express my opposition to the proposed variance applications
(VAR2024-013 and VAR2024-014) for the development located at 1300 E US 290.

During the application for Conditional Use Permit process, there were several concerns raised
about the future development including, but not necessarily limited to, the following:

1. Preserving the privacy, value and aesthetic standards of the surrounding residences.
2. Maintaining zero light pollution from the proposed development
3. Reducing sound pollution from the proposed development.

Currently, my property located to the south of this development at 186 Leafdale Trail,  is
affected by light, noise and visual pollution from the development. The existing metal fence
does not create a harmonious use of land nor does it meet the material requirements set forth
in Section 5(B) 5.16 of the Zoning Ordinance.

The applicant states that "no issues have been raised about this fence". That is simply not true
as I brought this up during the consideration for approval of the Conditional Use Permit.
Furthermore, I spoke to the developer directly about this fence before he installed it.

Due to the unique site topography with the development being higher in elevation than
residences to the south, it was determined that an 8' opaque and stone masonry wall would
help mitigate some of the concerns listed in the items noted above. I see no reason to change
those recommendations as no hardship exists for this requirement.

Additionally, the variance request to reduce the setback from 15' to 10' would have a negative
impact on the uniformity of development in the area. It would also create an unwanted
precedent for future development within the City. Maintaining the 15' setback would not
create a hardship for the developer and this request should be denied.

Also, while not directly related to the variance requests, I want to reiterate the need for
appropriate sizing and maintenance of the water quality pond. The additional impervious
coverage will generate more runoff that could create adverse flooding effects if not properly
sized and maintained. 

Thank you for your attention to this matter and I urge staff to deny approval for VAR2024-013
and VAR2024-014.

Thank you,
Austin Powers
186 Leafdale Trl
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Subdivision Project Name
City Limits / 

ETJ
Location Description Status

SUB2022-0009 Driftwood Subdivision Phase 3 
Preliminary Plat

ETJ 17901 FM 1826
Preliminary Plat for 14 lots: 12 Residential, 1 
Commercial, 1 Industrial

Approved w/ Conditions

SUB2021-0011 Double L Phase 1 Prelim Plat ETJ 1.5 miles N of US 290 & RR 12 PP for 243 residential units and 1 amenity center Approved w/ Conditions

SUB2022-0033 The Ranch at Caliterra ETJ Premier Park Loop Preliminary plat of the Carter tract with 243 lots Approved w/ Conditions

SUB2022-0036 Driftwood Creek FM 150 12 Treated 
Effluent and 10 Raw Wastewater Forcemains Ph I and II

ETJ FM 150
12 inch treated effluent line and 10 inch wastewater 
forcemains to connect with Dripping Springs WWTP

Approved w/ Conditions

SUB2022-0043 Howard Ranch Sec 4 Lots 62 & 63 AP ETJ 590 Cypress Creek Dr
An amending plat to remove a site parking area from 
the single family lot. This request is by the property 
owner.

Waiting on Resubmittal

SUB2022-0048 Wild Ridge Phase 1 CP CL E US 290 Construction plans for phase 1 of Wild Ridge Waiting on Resubmittal

SUB2023-0001 Village Grove Phase 2B CP CL Sports Park Rd
Residential townhome infrastructure improvements. 
Construction of 16 Townhome lots and roadways.

Approved w/ Conditions

SUB2023-0003 The Ranch at Caliterra CP ETJ Soaring Hill Rd at HC Carter Way Construction Plans for the Carter tract. Waiting on Resubmittal

SUB2023-0006 Wild Ridge Phase 1 FP CL E US 290
Approximately 62.1 acres to include 136 residential 
lots, roadways, and a commercial lot

Approved w/ Conditions

SUB2023-0008 Silver Creek Subdivision Construction 
Plans

ETJ Silver Creek Rd
29 Single family residential lots with access, paving, 
OSSF, water supply well, and open space

Approved w/ Conditions

SUB2023-0018 Cannon Ranch Phase 2 Final Plat CL Rushmore Drive at Lone Peak Way Subdivide into 100 lots. Approved w/ Conditions

SUB2023-0021 Driftwood Golf and Ranch Club Phase 
Four Subdivision CP

ETJ Driftwood Ranch Drive
Paving, drainage, water, wastewater subdivision 
constructions plans.

Under Review

SUB2023-0028 Arrowhead Commercial Final Plat CL US Hwy 290 W Subdividing 6.6 acres as 1 lot.     Waiting on Resubmittal

SUB2023-0034 Lunaroya Subdivision Final Plat ETJ Silver Creek Rd
28 single family large residential lots with on site 
sewage for each lot

Waiting on Resubmittal

SUB2023-0037 Amending Plat of Final Subdivision Plat 
of Roger Hanks Park

CL US 290 at Roger Hanks Pkwy
Redesign to include north bound turn lane on Roger 
Hanks Pkwy, Improvements to Hamilton Crossing and 
Lake Lucy Loop

Waiting on Resubmittal

SUB2023-0038 The Ranch at Caliterra Final Plat ETJ HC Carter Way 234 single family lots on 200.024 acres Approved w/ Conditions

SUB2023-0039 Wild Ridge Phase 2 Construction Plans CL Shadow Ridge Parkway
142 single family lots, minor arterial and local roadways, 
2 water quality ponds, utilities, lift station, parkland and 
open space

Waiting on Resubmittal

SUB2023-0042 Hardy Construction Plans CL 2901 West US 290 78.021 acres subdivided into 73 single family lots Approved w/ Conditions
SUB2023-0048 Driftwood Falls Estates Subdivision ETJ 609 S Creekwood Dr Replat two lots in one. Approved w/ Conditions
SUB2023-0049 Amended Plat of the Breed Hill Replat 
Subdivision

ETJ 3100 W US 290 Combining three lots into one. Approved w/ Conditions

SUB2024-005 Roger Hanks Construction Plans CL US 290 at Roger Hanks Pkwy
Public improvements from southern boundary to 
intersection with 290.

Waiting on Resubmittal

SUB2024-008 Skylight Hills Final Plat ETJ 13001 and 13111 High Sierra Subdivide into 5 lots. Approved w/ Conditions
SUB2024-012 St. Martin's Subdivision, Lots 1 & 2 
Amending Plat 

CL/ETJ 230 Post Oak Drive Combine two existing lots into one. Waiting on Resubmittal

SUB2024-013 Richford Subdivison, Lot 2 Replat ETJ 14331 Canonade Divide existing lot into two. Under Review
SUB2024-015 Gateway Village Phase 1 CL US 290 Final plat for 144 single family subdivision. Waiting on Resubmittal
SUB2024-017 Wild Ridge Phase 2 Final Plat CL Shadow Ridge Parkway 152 single family residential lots. Approved w/ Conditions
SUB2024-019 Driftwood Subdivision, Phase 5, 
Preliminary Plat

ETJ Thurman Roberts Way 13 lots. 10 residential, 2 open space, and 1 private. Waiting on Resubmittal

SUB2024-021 Village Grove Phase 2A Subdivision CL Village Grove Parkway
Infrastructure for 64 single family residential lots on 
18.206 acres

Waiting on Resubmittal

SUB2024-024 Heritage Phase 4 Subdivision CL Sportsplex Drive 115 single family lots on 31.80 acres Under Review
SUB2024-025 Village Grove Phase 3 Subdivision CL Village Grove Parkway 115 single family lots on 30.04 acres Waiting on Resubmittal
SUB2024-028 Off Site Waterline Plans for Luna Roya 
Subdivision

ETJ Silver Creek Rd Waterline infrastucture construction plans. Under Review

SUB2024-029 Minor Plat of Stephenson Civic District CL 101 Old Fitzhugh Rd Establishing 1.4289-acre plat Waiting on Resubmittal
SUB2024-030 Heritage Phase 3 Final Plat CL Sportsplex Drive 164 lot subdivision plat Waiting on Resubmittal

SUB2024-033 Village Grove Phase 1 Final Plat CL Village Grove Parkway
Plat of 1 roadway, 2 water quality ponds, and 1 drainage 
easement.

Under Review

SUB2024-034 Village Grove Phase 2A Final Plat CL Village Grove Parkway Final plat for 165 single family lots. Under Review
SUB2024-035 Lunaroya Amended Preliminary Plat ETJ Silver Creek Rd 28 single family residential lots. Waiting on Resubmittal
SUB2024-036 Mitchel Property Preliminary Plat ETJ Silver Creek Rd 33 residential lots. Waiting on Resubmittal
SUB2024-037 Driftwood Golf Club Development 
Effluent and WW Forcemains

ETJ Thielepape Cove 12,185 linear feet of 12", 6", or 2" forcemain Waiting on Resubmittal

SUB2025-001 Village Grove Phase 2B Final Plat CL Village Grove Parkway 262 single family residential lots. Under Review

Subdivision Projects
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Site Development Project Name
City Limits / 

ETJ
Location Description Status

SD2021-0005 Dripping Springs WWTP Expansion CL 23127 FM 150 W Expansion of the Wastewater treatment plant HOLD

SD2021-0021 RR 12 Commercial Kitchen CL 28707 RR 12
Commercial kitchen that will support a catering 
business, no on-site dining is proposed

Approved w/ Conditions

SD2021-0013 Dreamland ETJ Waiting on Resubmittal

SD2021-0033 Bell Springs Business Park, Sec 1&2 Rev ETJ 4955 Bell Springs
A revision for minor adjustments on site layouts, 
rainwater, and overall drainage & water quality

Approved w/ Conditions

SD2022-0001 Julep Commercial Park ETJ
Northeast corner of W US 
290 and Trautwein Rd

11.27 acre site of mixed-use commercial buildings with 
supporting driveways, water quality and detention pond, 
rainwater harvesting, and other utilities

Waiting on Resubmittal

SD2022-0010 Wenty's Wine Bar ETJ 5307 Bell Springs Rd Wine bar and associated improvements Waiting on Resubmittal

SD2022-0013 DS Flex Business Park CL 28513 RR 12
Construction of two shell buildings with accompanying 
site improvements

Waiting on Resubmittal

SD2022-0011 Skybridge Academy CL 519 Old Fitzhugh Road
Remodel/repurpose of exisiting historic structures, add 
new construction to tie together the house and garage 
with additional parking and revised driveway

Approved w/ Conditions

SD2022-0014 Bell Springs Site Plan (Travis Flake) ETJ 5307 Bell Springs Rd
Office and Warehouse with drives, parking, waterline 
connection, and pond

Approved w/ Conditions

SD2022-0018 Office 49 ETJ 241 Frog Pond Lane
The construction of eleven office buildings of varying 
sizes along with the related
paving, grading, drainage, and utility improvements.

Waiting on Resubmittal

SD2022-0019 Double L Ranch, Phase 1 ETJ RR 12
Construction of water, wastewater, drainage and paving 
improvements for 244 single family lots.

Approved w/ Conditions

SD2022-0020 Merigian Studios ETJ 105 Daisy Lane
Art studio with driveway, parking, and external 
structures

Approved w/ Conditions

SD2022-0024 4400 US 290 SP ETJ 4400 US 290 7 Commercial Buildings in the ETJ Approved w/ Conditions

SD2022-0025 Hardy Drive ETJ 2901 US 290
Construction of a road for the Hardy and Bunker Ranch 
development to meet fire code

Approved w/ Conditions

SD2023-0004 Austin Ridge Bible Church Revision ETJ 31330 Ranch Road 12
Revmoval of the existing old house, the addition of 3 
portable buildings and pavilion; additional parking.

Waiting on Resubmittal

SD2023-0007 Phase 4A Drip Irrigation System 
Improvements

ETJ 2581 E Hwy 290
The project is Phase 4A of the drip disposal fields and 
consists of 14.76 acres of drip irrigation fields only.

Approved w/ Conditions

SD2023-0008 102 Rose Drive CL 102 Rose Dr
Construction of tow additional duplexes w/ 
accompanying site improvments

Waiting on Resubmittal

SD2023-0009 Paloma CL 235 Sports Park Rd Adding improvements to the site Waiting on Resubmittal

SD2023-0010 Creek Road Horse Farms CL/ETJ 1225 Creek Rd
Horse training facility with covered riding arena, barn, 
storage building and open-air riding.

Waiting on Resubmittal

SD2023-0011 Amazing Explorers Academy ETJ Ledgestone
Daycare facility, including driveways, parking areas; and 
water, wastewater, and stormwater facilities.

Waiting on Resubmittal

SD2023-0014 BR Dripping Springs CL 27010 RR 12
3 commercial buildings with parking, stormwater and 
water quality.

Waiting on Resubmittal

SD2023-0017 OroBianco Mobile Food Unit - Driveways CL 27713 RR 12 Driveway for gelato food truck. Waiting on Resubmittal

SD2023-0018 Sunset Canyon Storage Facility ETJ 950 S. Sunset Canyon Drive
Proposed storage facility with associated parking and 
drive.

Waiting on Resubmittal

SD2023-0019 3980 US 290 Warehouse ETJ 3980 US 290 Construction of 4 - 5k sq ft Warehouse/office buildings Waiting on Resubmittal
SD2023-0020 Graveyard Cellars ETJ 24101 RR 12 2800 sq ft building and parking Approved w/ Conditions
SD2024-001 Roxie's at Dripping Springs CL 299 W. Mercer Street Renovating and expanding site Waiting on Resubmittal

SD2024-002 QuickTrip #4133 CL
HWY 290 and Sawyer Ranch 
Rd

Convenience store with fuel sales Waiting on Resubmittal

SD2024-004 Glass Business Park, Phase 2 ETJ 2560 W Hwy 290
Construction of 6 additional warehouse buildings with 
associated site improvements

Waiting on Resubmittal

SD2024-007 New Growth at Roger Hanks CL US 290 at Roger Hanks Pkwy
Mix land use and 240 residential units with parkland 
and roadway connections.

Waiting on Resubmittal

SD2024-008 AutoZone 5807 Dripping Springs CL US Hwy 290 Retail parts store. Waiting on Resubmittal

SD2024-010 Austin Ridge Bible Church ETJ 3100 E Hwy 290
Church campus, with worship center, driveways, 
parking, detention, and park area.

Waiting on Resubmittal

SD2024-011 Patriot Erectors CZP ETJ 3023 West Hwy 290 Detention pond. Under Review

SD2024-012 5285 Bell Springs Rd ETJ 5285 Bell Springs Rd
Private religious educational facility and associated 
improvements.

Waiting on Resubmittal

SD2024-013 Cowboy Church of the Hill Country ETJ 207 Darden Hill Road
Construction of a church building and accompanying 
site improvements. 

Under Review

SD2024-014 Pear Tree Commercial ETJ 27322 RR 12
Existing commercial space. Pave the parking area and 
provide water quality treatment of that area.

Waiting on Resubmittal

SD2024-016 UG Boat and RV Storage ETJ 31301 RR 12 Open air rv and boat storage. Waiting on Resubmittal

SD2024-018 Short Mama's CL 101 College Street
Existing project addition to include dining area, parking, 
lawn area, stage, and streetscaping.

Waiting on Resubmittal

SD2024-019 VB Dripping Springs CL 27320 RR 12 100' wireless telecommunication tower. Waiting on Resubmittal

SD2024-020 Lost Lizard ETJ 10730 FM 967
Four residential accessory structures and gravel 
parking.

Waiting on Resubmittal

SD2024-021 Genesis City - Glamping Hotel ETJ 113 Concorde Circle One main building with 9 cabins, and parking. Under Review
SD2024-022 Stephenson Building Addition and Parking 
Improvements

CL 311 Old Fitzhugh Rd
Phase 1:Stephenson building addition. Phase 2: 
parking lot improvements.

Under Review

Site Development Projects
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Comprehensive Plan

Cannon Mixed-Use

PDD2023-0001 
Madelynn Estates

PDD2023-0002
Southern Land

PDD2023-0003
ATX RR12 Apartments

Awaiting Resubmittal. Applicant may update submittal 
to expand the area to include commercial. 

Ongoing Projects

Comprehensive plan subcommitee TBD

Awaiting Resubmittal

Dormant

Awaiting Resubmittal
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In Administrative Completeness Filing Date
SUB2023-001 Village Grove Phase 2B Townhome Infrastructure 29-Jan
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