
6/1/26



 

 

 

June 1, 2026 

 

 

 

 

Variance Request 

c/o Planning & Community Development Staff 

Planning and Zoning Commission 

City of Boerne 

447 N Main Street 

Boerne, TX 78006 

 

Re: Crunch Fitness – Boerne Tract (Menger Place Subdivision Lot 2A 7.762-acre Site) 

 Variance Request for UDC Chapter 6, Section 6-2(B)(1)(a)  

 

Dear City of Boerne Planning and Zoning Commission: 

 

This letter serves as a formal request for the consideration of a variance for the further subdivision of the 

7.762-acre Crunch Fitness – Boerne Tract and proposed development as it relates to commercial lot 

frontage along a public right-of-way. The existing lot lines were established in 2017 for the subject site, 

which is also known as Lot 2A of the Menger Place Subdivision Amending Plat recorded in Volume 8, Page 

370 of the Plat Records of Kendall County, Texas (ref. Attachment A). Lot 2A was established with direct 

frontage to the south along Christus Parkway, and frontage to the northeast along S Main Street (US Hwy 

87) by way of a variable width access easement established concurrently with the 2017 amending plat.  

 

We are writing to request a variance regarding UDC Chapter 6, Section 6-2(B)(1)(a) which in part reads:   

 

B. Lot Lines 

(1) Frontage.  

(a) All lots shall have a frontage on a public right-of-way. Cottage developments may 

provide frontage on a shared access/utility easement provided at either the front or 

rear of the lot line.  

 

The site is currently undeveloped land with Community Commercial (C3) zoning and is bordered by 

commercially zoned property to the west (C4), north and east (C3) within the Hybrid Commercial 

Character Zone of the City of Boerne SoBo Regulating Plan (ref. Attachment B). The SoBo district 

establishes parameters for development including architectural design, building materials, prohibitive 

signage, and specific setback requirements. More specifically, the Hybrid Commercial Character Zone 

focuses on auto-oriented development with an emphasis on linking regional destinations and utilizing 

cross-access driveways.  

 

The amending plat establishing the variable width access easement on Lot 3A for the benefit of Lot 2A 

also includes TxDOT Note 3 which specifically allows for a single access driveway located at the most 

northern point from the existing traffic signal at S Main Street and Christus Parkway to be aligned across 

from the Menger Crossing Shopping Center.  
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As presented in Attachment C, the proposed replat layout further subdivides Lot 2A into four (4) lots with 

general orientation and width to depth ratios between 1:3 and 2:1 per UDC Section 6-2(B)(4). The layout 

in Attachment C proposes a single access point from Christus Parkway, as expressly required by the City 

Engineering and Mobility Staff during a Pre-Development Meeting on March 5, 2026. The proposed layout 

in Attachment C also includes a single access point on S Main Street (US Hwy 87) in accordance with the 

amending plat TxDOT Note 3 (ref. Attachment A) which follows the graphical representation of access in 

the SoBo Regulating Plan (ref. Attachment B).  

 

We respectfully request that a variance be granted to allow for the proposed subdivision of Lot 2A with 

access as presented in Attachment C. If the owner complies strictly with the provisions of the lot line 

requirements in the UDC, there can be no development that includes out-parcel pads without requesting 

a variance from the previously mentioned UDC Section 6-2(B)(4) which restricts “piano key” or “flag lots”. 

Considering that there is an exception for Cottage developments in the UDC to count a shared access 

easement as frontage at the front lot line of the rear tract (Parcel D), that the plat included this easement 

with notes from TxDOT for the drive to serve the development specifically as proposed in Attachment C, 

and that the SoBo Regulating Plan depicts this same proposed access point, we submit this request as a 

reasonable variance for the proposed commercial subdivision that is in harmony with the existing 

entitlements to date. Furthermore, this hardship is unique to the land rather than personal circumstance 

and is not the result of the owner’s own actions.  

 

In order to make a finding of hardship and to grant a variance, the Planning and Zoning Commission 

must determine that all of the following conditions are met. State how your request meets these 

conditions.  

 

Are there unusual topographic or other physical conditions of the land or surrounding area, and 

these conditions are not typical to other lands in the area?  

The property is relatively flat with slopes typical of the surrounding area. There are no exposed 

rock outcroppings, atypical mounds/depressions, or notable elevation changes. The site 

resembles other commercial lots other than the fact that the lot is restricted to one access point 

from Christus Parkway at Herff Road. This lot extends deep from Christus Parkway without direct 

frontage for access at S Main Street (US Hwy 87), which is not typical for other larger commercial 

tracts which require secondary access for fire protection and peak hour traffic mitigation. It’s 

reasonable to assume the platted variable width easement and TxDOT note on the recorded 2017 

amending plat represent an intent for access to the subject site from the rear, which supports the 

current variance request.    

 

Is the condition beyond the control of the subdivider and is not due to the convenience or needs of 

a specific application or development proposal?  

Yes, the need for secondary access is typical for large commercial developments to provide fire 

protection and peak hour traffic mitigation. The current layout for Lot 2A can only support one 

type of commercial development and does not allow the owner to develop the property as 

proposed and in conformance to UDC regulations unless the owner purchases Lot 3A, which is 

an undue hardship and beyond the control of the subdivider.     
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Is the deviation minimal from the required standard necessary to allow a more appropriate design?  

Yes, as discussed above, the intent for access from S Main Street (US Hwy 87) to the subject site 

has been documented in the 2017 amending plat as well as the SoBo Regulating Plan. There is 

currently an allowance for one type of development to count an access easement as frontage 

along a public right-of-way, so the requested variance is minimal from alternate layout options 

and is in harmony with the intent of existing entitlements.  

 

Will the variance alter, negate, or negatively impact the ability to meet any specific standard 

contained in the City of Boerne Zoning Ordinance?  

No, since the proposed variance is related to lot frontage and access will be provided, there is no 

anticipated negative impact or inability to meet every other UDC standard the proposed 

commercial development is required to follow.   

 

Demonstrate that the required standard is inapplicable to the specific site, so that the proposed 

plat equally or better meets all of the following:  

1. The goals and policies of the Master Plan 

2. The purposes of these regulations; and  

3. The intent of the standards. 

As mentioned herein, the site does fall within the Hybrid Commercial Character Zone of the City 

of Boerne SoBo Regulating Plan (ref. Attachment B). The goals and policies of the SoBo Hybrid 

Commercial Character Zone are to promote auto-oriented commercial development with an 

emphasis on cross-access driveways and linking regional destinations. The intent of the 

standards is to provide primary and secondary circulation routes as depicted in the SoBo 

Regulating Plan with specific notes in the UDC that the general location of intersections and 

connectivity of the circulation shall not change. The proposed subdivision with access points 

shown in Attachment C conforms to the SoBo circulation paths and satisfies the general intent 

of the SoBo Regulating Plan, as it relates to decreasing queuing on arterial/collectors by allowing 

for internal site circulation and connectivity from Christus Parkway to S Main Street (US Hwy 87). 

Furthermore, if the variance is granted, the proposed development will follow all other City of 

Boerne UDC and Engineering Design Manual requirements.    

 

Will the variance have an adverse effect on existing adjacent landowners, potential future 

landowners in and adjacent to the subdivision, or existing or potential development within any area 

of impact of the proposed subdivision?   

No, on the contrary: since the site is surrounded by master-planned property to the west and 

existing commercial development to the north, the proposed variance will not have an impact to 

those adjacent properties. The further subdivision of Lot 2A as shown in Attachment C will 

complete the planned connectivity to Lots 1A & 3A presented in the 2017 amending plat and 

provide for secondary access and internal circulation in conformance with the ultimate 

development depicted in the SoBo Regulating Plan.   
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Will the variance negatively impact efficient development of the land and surrounding areas based 

on sound planning principles and the goals and policies of the Master Plan? 

As previously noted, the site is currently zoned C3 within the Hybrid Commercial Character Zone 

of the SoBo Overlay District and future development is subject to the development regulations of 

the City of Boerne UDC and Engineering and Design Manual regardless of the variance approval. 

The variance will not negatively impact efficient development of the land and surrounding areas 

since the proposed subdivision and layout is in harmony with the intent of the overlay and 

depictions within the SoBo Regulating Plan.     

 

Will the variance adversely impact the general health, safety, and welfare of the public?   

No, considering the intent for access at this location has been documented in the existing 

entitlements for approximately ten years or more, access and addressing to the proposed 

subdivided Parcel D will be from S Main Street (US Hwy 87) which will provide additional 

connectivity from major City of Boerne thoroughfares, keep larger parking areas further from 

Christus Parkway, and support the planned connectivity and internal circulation shown in the 

SoBo Regulating Plan. This variance will allow for the proposed hybrid commercial development 

intended in the SoBo overlay as shown in Attachment C and will promote economic development 

instead of limiting the site to a single large lot without any outparcels. The approval of the 

variance, which will allow the proposed development to proceed, outweighs the current 

restriction on further subdivision which limits this tract to a very specific commercial product.  

 

In my professional opinion, the proposed variance request remains in harmony with the spirit and intent 

of the UDC, and will not adversely affect the health, safety, or welfare of the public.  

 

Thank you for your consideration, and if you have any questions or require additional information, please 

do not hesitate to contact our office at your earliest convenience. 

 

Sincerely, 

Pape-Dawson Consulting Engineers, LLC 

 

 

 

 

Stacey Weichert, P.E. 

Vice President 

 

Attachments 

- Attachment A – Menger Place Subdivision Amending Plat (Vol. 8, Pg. 370, PR) (Sep. 2017) 

- Attachment B – City of Boerne SoBo Regulating Plan (Nov. 2016) 

- Attachment C – Proposed Subdivision Layout 
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ATTACHMENT A 

Menger Place Subdivision 

Amending Plat  

(Vol. 8, Pgs. 370-372, PR)  









 

 

 

 

ATTACHMENT B 

City of Boerne SoBo 

Regulating Plan (Nov. 2016) 



SoBo Regulating Plan - Boerne, Texas

November 28, 2016



 

 

ATTACHMENT C 

Proposed Subdivision 

Layout 



CHRISTUS PKWY

HERFF RD

SH-87 (S MAIN ST)

IH-10 FRONTAGE RD

PARCEL D
±4.24 AC

(APPRX. W:D = 1:1.6)

CRUNCH FITNESS
(38,000 SF)

(240 PARKING SPOTS)

PARCEL B
±1.00 AC

(APPRX. W:D = 1:1.5)

PARCEL C
±0.98 AC

(APPRX. W:D = 1:1.6)
PARCEL A
±1.55 AC

(APPRX. W:D = 1:1)
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