
AGENDA

PLANNING AND ZONING COMMISSION MEETING

BOERNE CITY HALL

RONALD C. BOWMAN CITY COUNCIL CHAMBERS

447 North Main Street

Monday, September 8, 2025 – 6:00 p.m.

A quorum of the Planning and Zoning Commission will be present during the meeting 

at: 447 N. Main St., Boerne, TX 78006

EXECUTIVE SESSION IN ACCORDANCE WITH THE TEXAS GOVERNMENT CODE: THE 

PLANNING AND ZONING COMMISSION MAY, AS PERMITTED BY LAW, ADJOURN INTO 

EXECUTIVE SESSION AT ANY TIME TO DISCUSS ANY MATTER LISTED BELOW AS 

AUTHORIZED BY TEXAS GOVERNMENT CODE §551.071 (CONSULTATION WITH 

ATTORNEY)

1.  CALL TO ORDER – 6:00 PM

Pledge of Allegiance to the United States Flag

Pledge of Allegiance to the Texas Flag

(Honor the Texas flag, I pledge allegiance to thee, Texas – one state under God, one 

and indivisible.)

2.  CONFLICTS OF INTEREST

3.  PUBLIC COMMENTS: This is the opportunity for visitors and guests to address the 

Planning and Zoning Commission on any issue.  The Planning and Zoning Commission 

may not discuss any presented issue, nor may any action be taken on any issue at this 

time.  (Attorney General opinion – JC-0169)

4.  CONSENT AGENDA: All items listed below within the consent agenda are considered 

routine by the Planning and Zoning Commission and may be enacted with one motion.  

There will be no separate discussion of items unless there is a Commission member or 

citizen request, in which event the item may be moved to the general order of business 

and considered in its normal sequence.

CONSIDER THE APPROVAL OF THE MINUTES OF THE PLANNING 

AND ZONING COMMISSION MEETING OF AUGUST 4, 2025.

2025-444A.

5.  REGULAR AGENDA:
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September 8, 2025Planning and Zoning 

Commission

Agenda

HOLD A PUBLIC HEARING AND CONSIDERATION OF A REQUEST 

TO RATIFY THE ZONING DESIGNATION OF C3 - SICO 

(COMMUNITY COMMERCIAL WITHIN THE SCENIC INTERSTATE 

CORRIDOR OVERLAY DISTRICT), AS DETERMINED THROUGH 

LEGAL REVIEW OF THE UNIFIED DEVELOPMENT CODE, FOR AN 

APPROXIMATELY 5.155-ACRE PROPERTY LOCATED ON IH-10 

WEST. THIS TRACT, KNOWN AS THE IH-10 “SURPLUS NORTH” 

TRACT, ADJOINS THE FUTURE BUC-EE’S DEVELOPMENT AT 33375 

IH-10 WEST.

2025-445A.

HOLD A PUBLIC HEARING AND CONSIDER A PROPOSED PLANNED 

UNIT DEVELOPMENT (PUD) FOR A 6.46 ACRE TRACT OF LAND, 

LOCATED AT 727A JOHNS ROAD.

2025-447B.

CONSIDER A REQUEST FOR A VARIANCE TO CHAPTER 2.11.10(A), 

LEFT TURN LANES, OF THE ENGINEERING DESIGN MANUAL FOR A 

PROPERTY LOCATED AT 109 AMMANN ROAD (KCAD 310823 AND 

11864).

2025-452C.

6.  COMMENTS FROM COMMISSION/LEGAL COUNSEL/STAFF - No discussion or action 

may take place

Texas APA Conference October 21st and 22nd in Bryan/College 

Station.

2025-453A.

Agenda posting deadline update.2025-454B.

7.  ADJOURNMENT

s/s Nathan Crane

_______________________________

Administrative Officer

CERTIFICATION

I herby certify that the above notice of meeting was posted on the 2nd day of 

September, 2025 at 4:15 p.m.

s/s Kylie Nettles

_______________________________

Administrative Assistant
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September 8, 2025Planning and Zoning 

Commission

Agenda

NOTICE OF ASSISTANCE AT THE PUBLIC MEETINGS

The City Hall Complex is wheelchair accessible.  Access to the building and special 

parking is available at the front entrance of the building.  Requests for special 

services must be received forty-eight (48) hours prior to the meeting time by calling 

the Planning and Community Development Department at 830-248-1501.

Pursuant to Section 30.06 Penal Code (trespass by license holder with a concealed 

handgun), a person licensed under Subchapter H, Chapter 411, Government Code 

(handgun licensing law), may not enter this property with a concealed handgun.

Pursuant to section 30.07 Penal Code (trespass by license holder with an openly 

carried handgun), a person licensed under Subchapter H, Chapter 411, Government 

Code (handgun licensing law), may not enter this property with a handgun that is 

carried openly.
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MINUTES

PLANNING AND ZONING COMMISSION MEETING

BOERNE CITY HALL

RONALD C. BOWMAN CITY COUNCIL CHAMBERS

447 North Main Street

Monday, August 4, 2025 – 6:00 p.m.

Vice Chair Lucas Hiler, Commissioner Susan Friar, 

Commissioner Cody Keller, Commissioner Bill Bird, and 

Commissioner Carlos Vecino

Present 5 - 

Chairman Tim Bannwolf, and Commissioner Bob CatesAbsent 2 - 

1. CALL TO ORDER – 6:00 PM

Vice Chair Hiler called the Planning and Zoning Commission meeting to order at 

6:00PM.

Vice Chairman Hiler led the Pledge of Allegiance to the United States Flag and 

to the Texas Flag.

2. CONFLICTS OF INTEREST

No conflicts were declared.

3. PUBLIC COMMENTS:

Sam McGee, a local business owner and resident with addresses at 604 S Main 

and 133 Fair Springs, had numerous concerns about Buc-ee's. He requested 

that the city limit the project's footprint. He said that an excessive number of 

pumps will worsen traffic, strain emergency medical services, and contribute to 

noise pollution. McGee also noted that declining property values are a serious 

issue, particularly for a town like Boerne. He believes that reducing the scope 

of the project will better preserve the community’s balance and quality of life.

Kristine Ackerman, who lives at 623 Menger Springs, used the Best Western 

development to illustrate her concerns, which she said was built too close to 

the adjacent villas, negatively affecting neighboring homes. She fears Buc-ee’s 

will have similar consequences, including pollution, transient activity, and 

proximity to residential areas, all of which could lower property values. While 

she acknowledged that Buc-ee’s made efforts to minimize its neighborhood 

impact, she insisted that the development be kept as small as possible to 

protect the community.
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August 4, 2025Planning and Zoning Commission Official Meeting Minutes

Denise Bruchmiller of 373 Menger Springs echoed concerns about traffic and 

questioned whether current traffic studies are still valid. She raised issues 

regarding light pollution, environmental degradation, and the potential for 

declining property values. Mrs. Bruchmiller also stressed the importance of 

maintaining Boerne's dark sky standards and called for the Buc-ee’s project to 

be scaled down as much as possible to align with the community's character.

Dan Mathis of 164 Creek Springs criticized the lack of transparency and detailed 

public information for the Buc-ee’s project. He recalled a meeting with a 

Buc-ee’s representative in 2017 and acknowledged some proposed mitigation 

measures such as a smaller sign, water conservation efforts, and dark sky 

compliance. However, he was still troubled about the project's overall scale, 

especially the brightness and size of signage and lighting. Mathis warned that 

the development could degrade Boerne’s appearance, quality of life, and 

property values. He strongly supported limiting the project's size and denying 

any additional land requests.

Paula Rieker, who resides at 101 Creek Springs, shared her fear of the 

significant impact Buc-ee’s will have on neighboring areas. She criticized the 

lack of detailed information available to the public and cautioned against a 

“rubber-stamp” approach to approving additional acreage. Rieker highlighted 

that taxpayers are bearing the financial burden for much of the road 

construction associated with the project. She encouraged local officials to 

renegotiate the agreement in a way that benefits Boerne residents and 

supported the completion of a comprehensive traffic study.

Kristen McGee, of 133 Fair Springs, voiced frustration over the lack of readily 

available information regarding the Buc-ee’s development. She called for 

increased transparency from Buc-ee’s about their long-term intentions and 

questioned whether the project fits Boerne’s identity, especially on I10 as one 

of the main entrances into Boerne. McGee commented on conflicting priorities, 

such as the need for safety versus the desire to preserve dark skies. 

4. CONSENT AGENDA:

A. CONSIDER APPROVAL OF THE MINUTES OF THE PLANNING AND 

ZONING COMMISSION MEETING OF JULY 7, 2025.

The minutes were approved.
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August 4, 2025Planning and Zoning Commission Official Meeting Minutes

A MOTION WAS MADE BY COMMISSIONER FRIAR, SECONDED BY 

COMMISSIONER BIRD, TO APPROVE THE MINUTES OF THE PLANNING AND 

ZONING COMMISSION MEETING OF JULY 7, 2025.. THE MOTION CARRIED BY THE 

FOLLOWING VOTE:

Vice Chair Hiler, Commissioner Friar, Commissioner Keller, 

Commissioner Bird, and Commissioner Vecino

Yeah: 5 - 

Chairman Bannwolf, and Commissioner CatesAbsent: 2 - 

B. A REQUEST FOR FINAL PLAT APPROVAL FOR RANCHES AT 

CREEKSIDE, UNITS 7 & 8, GENERALLY LOCATED AT 125 STATE 

HIGHWAY 46.

The plat was approved.

A MOTION WAS MADE BY COMMISSIONER FRIAR, SECONDED BY 

COMMISSIONER BIRD TO APPROVE ITEM 4.B OF THE CONSENT AGENDA AS 

PRESENTED. THE MOTION CARRIED BY THE FOLLOWING VOTE:

Vice Chair Hiler, Commissioner Friar, Commissioner Keller, 

Commissioner Bird, and Commissioner Vecino

Yeah: 5 - 

Chairman Bannwolf, and Commissioner CatesAbsent: 2 - 

5. DISCUSSION ITEMS:

Nathan Crane, Director of Planning, discussed upcoming trainings with 

commissioners.

A. Cyber security training deadline is August 8, 2025.

B. Ethics training deadline is August 11,2025.

C. Texas APA Conference, October 22nd-24th in Bryan/College 

Station.

6. COMMENTS FROM COMMISSION/LEGAL COUNSEL/STAFF - No discussion or 

action may take place

No comments were made.

7. ADJOURNMENT
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August 4, 2025Planning and Zoning Commission Official Meeting Minutes

Vice Chair Hiler adjourned the meeting at 6:27p.m.

APPROVE

_______________________________

CHAIRMAIN

ATTEST

_______________________________

ADMINISTRATIVE ASSISTANT
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AGENDA ITEM SUMMARY 

Agenda Date 
 

September 8, 2025 

Requested Action 
 

Consideration of a request to ratify the zoning designation of C3 – SICO 
(Community Commercial within the Scenic Interstate Corridor Overlay 
District), as determined through legal review of the Unified 
Development Code, for an approximately 5.155-acre property located 
on IH-10 West. This tract, known as the IH-10 “Surplus North” tract, 
adjoins the future Buc-ee’s development at 33375 IH-10 West. 

Contact Person Tyler Holyoak, Planner II 
(830) 248-1628, tcain@boerne-tx.gov  

Background Information 
 

BACKGROUND: 

The property is 5.155 acres in size and is owned by Buc-ee’s LTD.  This 
property is part of a larger approximately 29.8 acres that is owned by 
Buc-ee’s LTD. 
 
The City entered into a 380 Economic Development Agreement with 
Buc-ee’s LTD., effective August 19, 2016.  This property (5.155 acres) 
was included within the Agreement. 
 
The property is designated as Auto-Oriented Commercial on the Future 
Land Use Map. The property was zoned B-2 Highway Commercial on 
June 23, 2020. 
 
In 2020, Buc-ee’s and TxDOT jointly requested that the land be rezoned 
to B-2 Highway Commercial, consistent with adjacent Buc-ee’s-owned 
parcels. The Council approved the rezoning to B-2 Highway Commercial 
on June 23, 2020. 

On July 2021, the City Council adopted the new Unified Development 
Code, which included the rezoning of properties throughout the City to 
ensure consistency with the updated regulations. As part of this action 
the B-2 District was retired.  

In mid-2025, Buc-ee’s informed the city of its intent to utilize the 
eastern portion of the 5.155-acre tract for expanded parking. During 
review of this request, staff discovered that the parcel had erroneously 
not been reassigned a zoning classification under the Unified 
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Development Code (UDC) adopted in July 2021 and, accordingly, 
retained its existing B-2 (Highway Commercial) zoning designation. 

The UDC adoption did include the adoption of the Scenic Interstate 
Corridor Overlay District, therefore the property is subject to the 
regulations of the overlay district. 

On July 31, 2025, following consultation with the City Attorney, the 
Planning Director issued a formal zoning determination. The 
determination concluded that the most appropriate UDC equivalent to 
the retired B-2 District was C3 (Community Commercial). As a result, 
the owner may proceed with platting and construction activities under 
the assumption that the property is zoned C3. While this determination 
guides immediate development review, it requires ratification through 
the public process. 

Ratifying a zoning district is the formal process of confirming and 
validating a property’s zoning designation. This ensures that district 
boundaries, permitted uses, and regulations are consistent with the 
adopted Unified Development Code and applicable state law. 
Ratification provides clarity and certainty for property owners, 
developers, and the public by formally affirming the zoning designation. 
The ratification process follows the same public procedures as a 
rezoning. 
 
REQUEST: 

1. Ratify the legal determination that the zoning of the property is 
C3 (Community Commercial).  

 
ANALYSIS: 
 
The Planning and Zoning Commission and City Council consider the 
following items in their review. Below is a summary of staff analysis. 

1. Whether the C3 District is consistent with the Comprehensive 
Master Plan. 

2. Whether the C3 District aligns with the intent, permitted uses, 
and development standards of the retired B-2 District. 

3. Whether the C3 District is compatible with existing and 
anticipated future land uses. 
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Comprehensive Master Plan  

 The City’s Future Land Use Map designates this property as 
Auto-Oriented Commercial.  
 

 The Auto-Oriented Commercial land use category is intended for 
areas that will be developed to support local and regional non-
residential businesses that rely on higher traffic volumes (e.g., I-
10 and portions of SH 46). These areas are typically comprised of 
nonresidential uses of varying lot sizes and intensities and 
configured in a manner that predominantly serves the 
automobile. 
 

 The two most common zoning districts along the IH-10 Corridor 
are: C3 (Community Commercial) and C4 (Regional Commercial). 
 

 The C3 (Community Commercial) District is consistent with the 
Comprehensive Plan.  

 
Proposed Zoning District 

 There are four commercial zoning districts within Boerne: 
 

o C1 – Neighborhood Commercial 
o C2 – Transitional Commercial  
o C3 – Community Commercial 
o C4 – Regional Commercial 
 

 Using the Auto-Oriented Commercial Future Land Use Category 
and applicable development regulations, staff reviewed the C2, 
C3, and C4 districts in comparison to the B-2 district. Based on 
the purposes, permitted uses, and development standards, the 
B-2 district is most consistent with the C3 and C4 districts. A 
summary table of these findings is attached. 
 

 In addition, staff also reviewed the citywide rezoning to 
determine which zoning districts were used to replace the B-2 
District along IH-10. Staff found that the C3 and C4 were the 
most used Districts to replace the B-2 District. Further, the 
adjacent Buc-ee’s-owned parcels were reassigned the C3 
District. 
 

 The proposed zoning district aligns with the Community 
Commercial (C3) category. 
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Compatibility with Surrounding Land Uses 

 The proposed zoning will be compatible with future 
developments in this area.  The properties on the west and 
south are zoned C-3 (Community Commercial).  Properties on 
the west across IH-10 are zoned I1 (Storage and Transportation), 
I2 Light Industrial, and C4 (Regional Commercial). 
 

 The nearest single-family subdivision is approximately 880 feet 
west of the proposed site.  
 

FINDINGS: 
 
The proposed ratification meets the following findings:  
 

 The proposed C3 District is consistent with the Comprehensive 
Master Plan and Future Land Use Map.  

 The C3 District aligns with the intent, permitted uses, and 
development standards of the retired B-2 District. 

 The proposed C3 District will result in compatible land use 
relationships. 

 The proposed C3 District was used to replace the retired B2 
District on surrounding properties.  

 
RECOMMENDATION: 
 
The Planning and Zoning Commission should hold a public hearing and 
make a recommendation to the City Council regarding the ratification of 
the C3 (Community Commercial) District for the subject site. 
 
MOTIONS FOR CONSIDERATION:  
 
The following motions are provided to assist the Commission’s decision.  
 
I move that the Planning and Zoning Commission accept the findings 
and recommend APPROVAL of the zoning ratification. 
 
OR 
 
I move that the Planning and Zoning Commission recommend the 
(alternative zoning district) for the subject property based on the 
following findings: (The Commission will need to state the reasons for 
their recommendation). 
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Strategic Alignment 
 

 

Financial Considerations  N/A 

Citizen Input/Board 
Review 
 

A notice of the Planning Commission hearing of September 8 was 
published in the Boerne Star on August 24, 2025. Letters were mailed 
out to 18 properties (14 unique property owners) within 500 feet on 
August 20, 2025. A public hearing sign was posted on the subject 
property on August 21, 2025 to notice the Zoning Ratification request in 
anticipation of the September 8th P&Z meeting. 

One individual outside of the 500 ft. notice area submitted written 
comments to the case manager in opposition to the request as of 
9/2/2025.  

Legal Review 
 

This action is needed to meet statutory requirements. 

Alternative Options  The Commission may recommend approval; approval in part; denial; or 
denial in part. Each condition or reason for denial must be directly 
related to the requirements of city regulations and may not be 
arbitrary. 

Supporting Documents 
 

Attachment #1 - Aerial Map 
Attachment #2 - Future Land Use Map 
Attachment #3 - Zoning Map 
Attachment #4 - Environmental Constraints Map  
Attachment #5 - Written Responses 
Attachment #6 - Buc-ee’s 380 Development Agreement 
Attachment #7 - Ordinance No. 2020-18 - B-2 Zoning Pre-UDC 
Attachment #8 - C3 Zoning Determination Letter 
Attachment #9 - Buc-ee’s Project Briefing 
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Buc-ee’s Boerne Project Briefing: 
A Historical Record 

Introduction

The purpose of this document is to establish a factual, chronological record of the Buc-
ee’s project in Boerne, Texas. It provides a clear account of the events, decisions, and 
obligations that have shaped the project over nearly a decade, drawing primarily from 
official records of the Planning and Zoning Commission, the City Council, the Boerne 
Kendall County Economic Development Corporation (BKEDC), and other contractual or 
public proceedings. This document also outlines Buc-ee’s commitments as defined by 
formal agreements with the City, including development requirements, infrastructure 
responsibilities, and related conditions tied to approval.

The intent of this record is transparency. By compiling information from meeting 
minutes, ordinances, staff reports, agreements, and archived correspondence, the City 
seeks to present a comprehensive and verifiable account. Wherever possible, this 
report avoids speculation, relying instead on official records and documented outcomes. 
 
Creating such a record presents unique challenges. The majority of the City Council 
members, Planning and Zoning Commissioners, BKEDC staff, and City staff directly 
involved in the early stages of the project are no longer in those positions. As a result, 
much of the institutional memory surrounding the project has diminished, requiring a 
deliberate reconstruction of events from available documentation. 
 
This report should therefore be considered a living record. While it reflects the best 
available information as of its preparation, additional facts may come to light through 
future research or new developments in the project’s implementation. When that occurs, 
appendices or updates may be added to maintain an accurate and evolving history. 

Ultimately, this document is intended to serve as a reliable reference for decision-
makers, stakeholders, reporters, residents and the general public. By documenting the 
project’s history and obligations in detail, the City aims to ensure that ongoing 
discussion about the Buc-ee’s development rests on verified facts rather than 
incomplete or anecdotal accounts. In doing so, it supports informed decision-making, 
promotes public trust, and provides a technical historical record that balances clarity 
with precision. 
 
Executive Summary 

This comprehensive briefing consolidates City records to document the history and 
current status of the Buc-ee’s project at I-10 and Business 87.

The concept of bringing Buc-ee’s to Boerne originated in 2015, when the Boerne 
Kendall County Economic Development Corporation (BKEDC) first initiated outreach 
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conversations with the company. These early efforts established the foundation for the 
project. 

The City Manager at that time had a phone call with Beaver Aplin soon after the EDC 
contacts started, and shortly afterward, staff in the city manager’s office began 
discussions with planning, finance, and utilities staff regarding the feasibility of 
completing the likely needed infrastructure and 380 agreement to bring a Buc-ee’s 
development to Boerne. City staff conducted a comprehensive cost-benefit analysis, 
including contacting New Braunfels (the nearest existing Buc-ee’s) to get accurate 
estimates for projecting AV and sales tax revenues, utility revenues, and assessing the 
impacts on roads, police, fire, and other city services. Recent agreements related to 380 
incentives used by other cities were examined to determine the size of incentives 
awarded to Buc-ee’s in different parts of Texas. Multiple meetings took place over the 
years among the city of Boerne staff, EDC staff, Buc-ee’s staff, and the Texas 
Department of Transportation (TxDOT) staff. 
 
The City of Boerne’s documented involvement began in 2016, when City Council 
formally approved an Economic Development Agreement (DA) with Buc-ee’s, Ltd. under 
Chapter 380 of the Texas Local Government Code. Since that time, the project’s 
progress has been closely tied to TxDOT led interchange and access road 
improvements, City utility relocations, and plan approvals.  
 
Key policy framework changes after the project’s 2016 approval have shaped how the 
City manages its review processes: adoption of the Boerne Master Plan (2018) and the 
Unified Development Code (UDC, 2021), which consolidated development regulations 
into a single document and strengthened standards for dark sky, drainage, landscaping, 
and design. 
 
From the outset, both Buc-ee’s and the City have worked within the timelines and 
requirements set by TxDOT, whose major roadway construction took years longer than 
forecast and significantly delayed Buc-ee’s schedule. The original construction target 
was for an opening in 2019-2020. Additionally, several elements originally approved in 
the 2016 DA remain binding, while current staff continue working with Buc-ee’s to align 
newer aspects of the project with updated community standards. 
 
Initial grading and public-infrastructure work began in February 2025; vertical 
construction and fuel systems require additional permits still under review. In summer 
2025, Buc-ee’s finalized the acquisition of a TxDOT surplus tract along I-10 for 
accessory parking, which requires a zoning ratification. A public hearing on this request 
is expected in September 2025. 
 
This document is intended to provide a transparent, fact based record of the project’s 
history, decisions, and obligations, ensuring that current and future discussions are 
grounded in verified information. 
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Economic Development Agreement (DA) – Buc-ee’s Obligations and 
City Commitments 

On August 9, 2016, the Boerne City Council approved an Economic Development 
Agreement (DA) under Chapter 380 of the Texas Local Government Code with Buc-
ee’s, Ltd. The purpose of the agreement was to encourage the construction of a large-
format Buc-ee’s Family Travel Center in Boerne, with the goal that this flagship project 
would generate significant ad-valorem, sales tax, and utility revenue, create jobs, and 
stimulate surrounding commercial growth. 
 
The City’s goals were clear: expand its ad valorem and sales tax base, generate new 
utility revenues for electric, water, gas, and wastewater treatment, create significant 
employment opportunities, and attract complementary commercial activity. Providing ad 
valorem value to the Boerne Independent School District without increasing student 
population and subsequent service demand was also a consideration. By connecting 
Buc-ee’s development to infrastructure upgrades, the City aimed to use the project as a 
way to increase utility and road capacity in the area. The agreement resulted from a 
partnership among the City of Boerne, the Boerne Kendall County Economic 
Development Corporation (BKEDC), and Kendall County Commissioners Court. 
 
Key Terms of the 2016 Agreement 

The 2016 DA established mutual obligations for both the City and Buc-ee’s. 
 

 The Buc-ee’s Project 
The primary facility was defined as a minimum 50,000 square foot Family Travel 
Center, ultimately planned at 53,471 square feet, with at least 90 fueling 
positions. The agreement prohibited fueling of 18-wheelers, except for delivery 
trucks, and required creation of at least 170 full-time equivalent jobs within one 
year of opening. 

 Supplemental Projects 
Buc-ee’s retained the ability to subdivide unused land into commercial tracts. 
Each supplemental tract could receive incentives under the same terms as the 
main travel center, thereby encouraging complementary development. Fast 
forward to today, from the original intent of the DA, a decision has been made 
that these supplemental projects are no longer planned for the site since all 
purchased land is now being used for the fueling facility, adjacent parking lot, and 
additional buffer/open space. 

 Economic Incentives 
The City agreed to provide Buc-ee’s a sales tax rebate equal to 50% of the City’s 
1.5% sales tax collected from the Travel Center for twenty years. Supplemental 
projects would qualify for the same rebate during that same term. Rebates would 
be paid quarterly, in arrears, and only on actual tax receipts. Importantly, the DA 
did not offer property tax abatements or incentives from any other City revenues, 
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including utilities. Kendall County established an agreement that mirrored the 
city’s new sales tax rebate at the same level (50% of their 0.5% sales tax 
collected for 20 years).

City Infrastructure Commitments
The City committed, at its sole cost, to extend 12-inch sanitary sewer and water 
mains, provide three-phase electric service, and install a six-inch natural gas line 
to the site boundaries within 90 days of construction start. The City also 
committed to construct “Buc-ee’s Way,” a primary collector road extending Main 
Street west of I-10. Additionally, the City agreed to waive its right of first refusal 
on certain TxDOT surplus right-of-way so Buc-ee’s could acquire it, and to 
provide a $223,285 credit toward City fees if a Texas Capital Fund grant was 
secured. Another side note: since the adoption of the DA, the Texas Capital Fund 
(TCF) Infrastructure and Real Estate Development Program, which provided 
grants to non-entitlement communities (cities with populations under 50,000 and 
counties under 200,000) for public infrastructure and real estate development to 
support job creation, is no longer active and is not accepting applications.  

 Developer Commitments 
In return, Buc-ee’s agreed to convey the right-of-way for Buc-ee’s Way and 
provide necessary utility easements at no cost. The company also committed to 
dedicate at least five acres as park or open space, remain current on all taxes 
and fees, and provide quarterly sales tax reports necessary for rebate 
calculations. 

 Performance and Compliance 
The DA required Buc-ee’s to comply with all applicable City ordinances and 
permitting standards upon submittal of first development application. The 
agreement could be terminated in cases of default, change in law, or a decision 
by Buc-ee’s not to proceed. Repayment provisions applied for violations such as 
the employment of undocumented workers. The agreement’s term runs for 
twenty years beginning January 1 following the store’s opening, with all 
supplemental project rebates expiring concurrently. 
 

Publicly Stated Economic Impact 

When the project was announced in August 2016, officials and company 
representatives highlighted its projected economic benefits. Buc-ee’s anticipated 
creating over 170 full-time jobs, generating approximately $25 million in taxable sales 
annually, contributing $180,000 annually in school taxes, and making a $40 million 
private capital investment.

At the time, then-Mayor Mike Schultz emphasized the long-term benefits: “This will be 
huge in the dividends that it will pay in our community for years and years to come.” A 
Buc-ee’s spokesperson underscored the site’s advantages, citing Boerne’s location on 
the interstate, its strong community, and its employment base.
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The BKEDC had worked for more than a year on the proposal before Buc-ee’s filed its 
formal application for development incentives on July 19, 2016.

Follow-Up Actions on the Agreement 

On April 13, 2020, the City issued a funding request letter to Buc-ee’s under Article II, 
Section 8 of the agreement. The City proposed that Buc-ee’s front the costs of utility 
extensions and Buc-ee’s Way construction, with reimbursement distributed over five 
years. This structure was intended to keep the project on schedule by ensuring that 
infrastructure obligations could be met without delay. 
 
Key Takeaways 

For stakeholders, several points are essential in understanding the 2016 agreement: 
 

 The DA provided no property tax abatements—only a partial sales tax rebate tied 
directly to actual taxable sales. 

 All incentives are performance-based, with no upfront cash outlays from the City. 

 Infrastructure commitments were designed to serve both Buc-ee’s and other 
surrounding properties. 

 Public value was supported by measurable forecasts, binding reporting 
requirements, and a clear compliance framework. 

 
Zoning History, Procedural Observations, and Vesting Rights 

Background and Initial Zoning Actions (2020)

In preparation for the Buc-ee’s development, zoning adjustments were required for 
TxDOT-owned right-of-way adjacent to the proposed site. In 2020, Buc-ee’s and TxDOT 
jointly requested that the land be rezoned to B-2 Highway Commercial, consistent with 
adjacent Buc-ee’s-owned parcels.

The rezoning process followed all statutory procedures under Texas Local Government 
Code Chapter 211. On May 4, 2020, the Planning and Zoning (P&Z) Commission voted 
unanimously to recommend approval. City Council approved the request unanimously 
on both first reading (June 9, 2020) and final reading (June 23, 2020). No opposition 
was voiced at either P&Z or Council hearings.
 
The total area rezoned amounted to 5.15 acres, divided by a planned future connection 
to Tilbury Boulevard. Once adopted, this zoning classification was binding and could not 
be removed without due process.
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Subsequent Property Acquisition (2023)

In summer 2023, Buc-ee’s began the process of officially acquiring the remaining 2.5-
acre TxDOT tract of the total 5.15 acres on the west side of the project. This expansion 
reflected the company’s long-term site plan but did not alter the zoning framework 
established in 2020. 
 
Discovery of Oversight During Parking Expansion Proposal (2025)

In mid-2025, Buc-ee’s informed the City of its intent to utilize the eastern portion of the 
5.15-acre tract for expanded parking. During review of this request, staff discovered that 
the parcel had not been reassigned a zoning classification under the Unified 
Development Code (UDC) adopted in July 2021.

This omission represented an administrative oversight. When the UDC replaced prior 
zoning categories — including the B-2 Highway Commercial district — the 5.15-acre 
parcel was inadvertently left without an updated designation. This clerical gap persisted 
for nearly four years, even though the 2020 rezoning itself remained valid and 
uncontested. 
 
Zoning Determination and Proposed Correction (2025) 

On July 31, 2025, following consultation with the City Attorney, the Planning Director 
issued a formal zoning determination. The determination concluded that the most 
appropriate UDC equivalent to the retired B-2 district was C-3 Community Commercial. 
 
The reasoning was threefold: 
 

 C-3 zoning most closely aligns with the intent and uses of the former B-2 
Highway Commercial category. 

 Surrounding parcels in the immediate area are already classified as C-3, 
ensuring consistency. 

 Development for these parcels under C-3 zoning requires compliance with 
modern standards governing parking, landscaping, dark-sky lighting, and 
stormwater detention. 

While the determination guides immediate development review, it requires ratification 
through the public process: 
 

 September 8, 2025 (target): Planning and Zoning Commission to consider the 
proposed classification and make a recommendation. 
 

 Subsequent City Council action: Final decision following P&Z recommendation. 
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Property Owner’s Position and Rights

Under Texas Local Government Code, the property owner retains the right to review 
and, if desired, contest the proposed classification. Buc-ee’s may present evidence that 
another UDC district more closely reflects the intent of the original B-2 zoning.  

Key Takeaways for Stakeholders

The 2020 rezoning to B-2 Highway Commercial was fully compliant, and properly 
noticed.

The 2021 omission during UDC adoption was an administrative oversight, not a 
reversal of the earlier rezoning.

The proposed C-3 classification is intended to preserve the original commercial 
development intent.

The formal public process in 2025 ensures transparency, public participation, and 
final ratification by P&Z and City Council. 

Signage 

Overview 

Signage for the Buc-ee’s travel center has remained one of the most visible and 
debated aspects of the project. For many residents, the issue symbolizes the broader 
tension between Boerne’s economic development aspirations and the community’s 
desire to preserve its aesthetic identity and transparent governance. 

Early Discussions and Development Agreement Context 

Correspondence from 2016–2017 shows that Buc-ee’s and City staff considered 
including signage provisions in the original Economic Development Agreement (DA). 
Draft proposals envisioned: 
 

 One primary Buc-ee’s sign up to 500 square feet in area and approximately 75 
feet in height, subject to a field study. 
 

 Co-location of tenant signage for adjacent tracts on the same sign pole to avoid 
multiple high-rise signs. 

 Standard monument signs (no taller than 8 feet, no larger than 64 square feet) 
for individual pad site street frontages. 
 

These ideas were intended to balance Buc-ee’s visibility requirements with community 
concerns about sign proliferation. Ultimately, however, the language was not 
incorporated into the executed 2016 agreement. 
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Regulatory Background

At the time, Boerne’s sign ordinance, established in 2008, set the following baseline 
limits for freeway-oriented, self-supported signs located within 100 feet of Interstate 10: 

 Height: 40 feet maximum. 
 

 Area: 100 square feet maximum for single establishments; up to 250 square feet 
for commercial complexes.
 

The ordinance also contained a specific exception: under Section BB(4)(c), the Sign 
Review Committee—consisting of the Chief of Police, the Fire Marshal, and the Director 
of Planning and Community Development—could administratively approve larger or 
taller signs if site-specific conditions justified it. The committee could authorize up to 75 
feet in height and 300 square feet in area. Importantly, this process was administrative 
and did not require public hearings or City Council involvement. 

Buc-ee’s Sign Application History

 October 24, 2017 – City Council Action: Buc-ee’s sought variances to allow a 
sign as tall as 100 feet. One motion to deny outright was made; another 
attempted to authorize a 77-foot sign. Both motions failed, leaving the ordinance 
standards intact.
 

 December 19, 2017 – Buc-ee's submitted a new signage application and 
supporting documents requesting the Sign Committee meet and consider 
approval as allowed under the ordinance under Section BB(4)(c). They requested 
that the sign review committee approve a 75-foot sign—the maximum height 
permitted administratively. It is not entirely clear when the sign committee met, as 
there is no official agenda or minutes since this was an administrative committee. 
One can assume that the committee met within 10 business days of December 
19th, since the ordinance clearly stated that part of the process, as advised by 
the City Attorney. 
 

 January 25, 2018 – Buc-ee’s submits the official city sign permit application.

 March 23, 2018 - Buc-ee’s sends the planning director a letter summarizing the 
signage agreed upon as allowed by the sign committee. 
 

 April 27, 2018 – The planning director sends a letter to Buc-ee’s stating that 
the Sign Committee had approved the sign at 75 ft. The committee’s decision did 
not return to the Council because the ordinance explicitly authorized the 
committee to act independently within that limit. 

 April 30, 2018 – Sign permit application officially approved by staff.
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 May 3, 2018 – Sign permit issued to Buc-ee’s. 
 

The committee’s report established:

1. Buc-ee’s could erect one self-supporting sign of 75 feet in height and 300 square 
feet in area.
 

2. One adjacent development tract could host a 40-foot sign, but additional tracts 
could not.
 

3. All other signage must comply with ordinance requirements in effect at the time 
of permit application. 
 

Buc-ee’s later confirmed it would utilize the 75-foot sign and forgo use of the secondary 
40-foot sign. 
 
Public Concerns and Controversy 

The signage issue has continued to animate opposition, particularly because of how the 
sequence unfolded: 

 Transparency Concerns: Residents perceived the administrative approval as 
circumventing the Council’s 2017 denial. In reality, the ordinance created two 
distinct paths: (1) variance (requiring Council consideration) and (2) 
administrative review (via staff designated committee). Buc-ee’s pursued the 
latter after the variance was denied, a choice legally permissible under the 
ordinance. 
 

 Aesthetic Compatibility: Many argued that the scale of the 75-foot sign was 
inconsistent with Boerne’s desired character and gateway vision. 
 

 Dark Sky Standards: Kendall County and the City have adopted “Dark Sky” 
measures to reduce light pollution. Residents expressed doubt that Buc-ee’s 
signage and lighting would comply, given the travel center’s large scale. Staff has 
consistently required Buc-ee’s to meet applicable Dark Sky provisions as codified 
in the 2019 ordinances. 
 

Vesting Rights and Applicable Standards 

Under Texas Local Government Code Chapter 245, development projects “vest” to the 
regulations in place when a qualifying application is filed. Buc-ee’s submitted its initial 
qualifying development application (preliminary plat) in 2019, securing its rights to be 
reviewed under the City’s ordinances as they existed at that time.
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As a result, even though the City has since updated its sign ordinance, Buc-ee’s 
signage is governed by the 2019 standards. The 75-foot sign was approved under those 
rules and remains legally valid.

This principle is often misunderstood and labeled as “special treatment.” In fact, vesting 
rights are a state law designed to ensure predictability for (building) permit applicants 
and developers: once a project begins under a certain set of rules, later changes cannot 
retroactively apply. While this sometimes frustrates communities seeking to apply 
newer, stricter standards, it reflects a balance established in Texas law between 
municipal authority and property rights. 
 
Key Takeaways for Stakeholders 

1. Buc-ee’s initial request for a variance above 100 feet was denied by City Council 
in 2017.
 

2. In late 2017, the company lawfully pursued administrative approval under a 
separate ordinance provision, resulting in a 75-foot sign.

3. The administrative process did not require Council approval or public hearings, 
which fueled perceptions of a “backroom” decision. 

4. Buc-ee’s signage remains subject to Dark Sky and other requirements applicable 
under the 2019 vested ordinances. 
 

5. The signage history illustrates both the limits of Council discretion under state 
law and the importance of clarifying how multiple regulatory processes intersect. 

 
Traffic Impact Analysis (TIA) – Requirements, Findings, and Status 

City TIA Code Framework 

Since 2009, the City of Boerne has required Traffic Impact Analyses (TIAs) for 
developments that generate significant traffic. These requirements, now incorporated 
into the Unified Development Code (UDC), apply throughout the permitting process—
including zoning, platting, site development, and building permit stages.
 
Key provisions include: 

 
 Trigger Threshold: Any project generating more than 100 additional peak-hour 

trips must submit a full TIA. 
 

 Scope: Studies evaluate impacts within a two-mile radius, covering roadway 
segments, access points, and intersection operations. 
 

62



11 
 

 Performance Standard: Traffic is graded by “Level of Service” (LOS), ranging 
from A (free-flow) to F (failing). Boerne requires projects to ensure intersections 
operate at LOS C or better.
 

 Mitigation Obligations: Where intersections already operate below LOS C, 
developers must prevent conditions from worsening by more than 10% beyond 
background growth. Acceptable mitigation measures include turn lanes, 
pavement widening, signal upgrades, pedestrian facilities, or access controls. 

These requirements ensure that major developments like Buc-ee’s do not impose 
disproportionate traffic burdens on surrounding infrastructure. 

Buc-ee’s TIA History

Because of its projected scale and customer volume, the Buc-ee’s Travel Center 
required a full TIA. The first study was prepared in May 2017, but rapid changes in 
roadway conditions, particularly TxDOT’s reconstruction of the I-10 frontage roads and 
replacement of the South Main Street bridge, quickly rendered it outdated. City staff 
required updated analyses before any site development permit could be approved. 

Review Timeline:
 

 May 8, 2017 - Initial TIA prepared by Buc-ee’s consultants.

 October 10, 2019 - City Planning forwards 2017 TIA to the City’s third-party traffic 
consultant for review. 

 October 23, 2019 - City provides technical comments.

 November 8, 2019 - New City engineering staff begin coordination of responses. 

 May 2, 2024 - Buc-ee’s submits Site Development Permit (SDP) package with 
the outdated 2017 TIA.

 May 10, 2024 - Application deemed deficient (unapproved TIA, missing building 
plans, and missing TxDOT approvals). 

 May 20, 2024 - City advises Buc-ee’s to update TIA to reflect post-TxDOT 
construction roadway network. 

 July 30, 2024 - TIA Submittal #2 received. 
 

 September 6, 2024 - City issues comments on TIA Submittal #2.
 

 September 16, 2024 - TIA Submittal #3 submitted. 
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 September 30, 2024 - City issues comments on Submittal #3. 
 

 October 11, 2024 - Technical review of SDP #2 concludes; application marked 
deficient. 

 
 July 14, 2025 - TIA Submittal #4 received. 

 
 August 14, 2025 - City issues comments on Submittal #4 (latest review to date).

This cycle reflects both the complexity of the project and the City’s insistence on 
keeping traffic data current with TxDOT’s evolving highway improvements. 

Findings and Next Steps 

The Buc-ee’s project will not be allowed to open until all required TIA findings are 
addressed. Mitigation measures recommended by the approved TIA must be 
implemented in coordination with TxDOT before the facility begins operation. 

At present, City review of the latest (fourth) TIA submittal is ongoing. Site development 
permits remain incomplete pending resolution of traffic concerns, building permit 
submissions, and final TxDOT approvals.
 
Transparency and Public Value

This record demonstrates that Buc-ee’s has been held to the same traffic standards as 
any other large-scale development in Boerne. When older traffic studies became 
outdated, City staff required updated submittals and withheld approvals until 
deficiencies were addressed. Far from being expedited, the Buc-ee’s project has 
undergone repeated technical review to ensure compliance with adopted code and 
regional transportation conditions.

Utility Infrastructure Requirements and Status 

Early Coordination (2016–2018)

Utility planning for the Buc-ee’s project began in 2016 following the execution of the 
Chapter 380 Economic Development Agreement. Early discussions covered: 

 Water and Sewer: Initial work focused on sizing water meters and exploring 
options to extend sewer service via a new Suggs Creek Sewer Main.

Natural Gas and Electric: Early designs contemplated rerouting City utilities in a 
straight alignment along TxDOT’s proposed eastbound frontage road.

TxDOT Right-of-Way (ROW): TxDOT’s policy to delay dedication of surplus 
ROW until completion of its I-10 Frontage Road reconstruction — along with the 
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replacement of the South Main Street bridge — prevented the City from 
relocating utilities then envisioned in its original timeline.

At this stage, staff in the City Manager’s Office led coordination efforts, supported by the 
Planning Department and Economic Development staff. 
 
Renewed Planning (2019–2021) 

As TxDOT projects advanced, Buc-ee’s and the City returned to utility planning. Key 
milestones included:

 2019–2020: Continued discussions addressed sewer main routing along Suggs 
Creek and securing easements.
 

 September 2019: Buc-ee’s engineers committed to designing the Suggs Creek 
Sewer Extension and began coordination with TxDOT on a permitted I-10 
crossing.
 

 February 2021: The City obtained a sewer easement from an adjoining property, 
enabling the main alignment. 
 

 March 2022: The City approved Buc-ee’s sewer plans with conditions requiring 
TxDOT permitting and tree removal approvals. 
 

Because TxDOT released surplus ROW incrementally, the City modified its gas and 
electric relocation plans, shifting alignments into the Buc-ee’s Way corridor rather than 
the frontage road ROW anticipated in the 2016 agreement. 
 
Construction and ROW Acquisitions (2022–2024) 

 March–November 2022: Buc-ee’s negotiated phased ROW purchases from 
TxDOT, including the Buc-ee’s Way corridor.
 

 February 2024: Boerne City Council formally requests the transfer of ROW from 
TxDOT to the City from surplus ROW for future roadway development. 
 

 May 2024: The State of Texas formally approves the transfer of surplus ROW no 
longer needed by TxDOT, per approval of the Texas Transportation Commission 
in Minute Order 116671, directly to the City of Boerne for the Buc-ee’s Way 
Extension (recorded at Kendall Courthouse 5/30/24). 
 

 June 2024: The City contracted Schneider Engineering to design natural gas and 
electric relocations. 
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 October 2024: Buc-ee’s submitted a final plat. Because plat approval (and 
corresponding easements) was still pending, the City requested separate 
dedication instruments for the necessary utility easements. 
 

Sewer Construction Coordination (2025)

In early 2025, Buc-ee’s sought to begin construction of the Suggs Creek Sewer Main. 
Because the 380 Agreement obligated the City to reimburse the project in full, the City 
Attorney advised that municipal procurement law required competitive bidding. The City 
assisted Buc-ee’s in preparing bid documents, but the first bid opening in February 2025 
was cancelled due to incomplete specifications. 

The project remains pending re-bid. City staff continue to provide technical support to 
Buc-ee’s as complete bid documents are prepared. 

Utility Relocations (2025)

 July 2025: Buc-ee’s completed roadway embankment work on Buc-ee’s Way, 
providing a corridor for gas and electric lines. 
 

 August 2025: The City substantially completed relocation of the natural gas main. 
 

 October 2025 (anticipated): Completion of the relocated electric distribution line, 
subject to material availability.

Summary

The utility work for the Buc-ee’s project highlights the interdependence of private 
development, TxDOT infrastructure schedules, and municipal obligations under the 380 
Agreement.
 
Key takeaways include: 

 ROW Dependencies: TxDOT’s phased dedication of ROW delayed utility 
relocations and required adjustments to original plans.
 

 Sewer Extension: Buc-ee’s elected to lead construction of the Suggs Creek 
Sewer Main to meet its timeline, but municipal bidding requirements created 
additional procedural steps. 
 

 Gas and Electric Relocation: Years of revised planning are culminating in near-
complete relocations, now aligned along Buc-ee’s Way. 

 
This sequence illustrates the City’s good-faith efforts to meet its contractual obligations 
while adhering to state procurement laws, balancing project timelines with public 
accountability. 
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Plan Submittals and Permit Requests to the City of Boerne

Overview of the Review Process

In addition to public hearings before the Planning and Zoning Commission and the City 
Council, much of the technical review of a development occurs directly between 
applicants and City staff. This administrative process — used for all projects in Boerne 
— ensures that applications comply with adopted codes and ordinances before formal 
approval. Developers typically submit detailed plans to staff, who then provide 
comments or corrections; applicants revise and resubmit until compliance is achieved. 
 
For Buc-ee’s, this iterative process has been especially extensive. Initial plan submittals 
began in 2019, and apart from a pause in 2022 during ongoing TxDOT construction, 
new filings have occurred every year. Activity has accelerated since 2023, once TxDOT 
completed its I-10 interchange and frontage road reconstruction, enabling Buc-ee’s to 
proceed with its site development. 
 
Chronology of Major Permit Applications 

The following represents the key plan submittals and permits filed by Buc-ee’s with the 
City of Boerne: 
 

 June 15, 2023 - Building Permit: Filed to initiate vertical construction planning for 
the primary travel center structure.

 April 19, 2024 - Grading Permit: Requested for initial earthwork on the site, 
including cut-and-fill operations and site stabilization.

 May 2, 2024 - Site Development Permit (SDP): First comprehensive submission 
of site engineering plans. Ultimately deemed incomplete due to the outdated TIA, 
missing building plans, and missing TxDOT approvals.

 May 10, 2024 - Tree Removal Permit: Submitted in conjunction with early 
clearing work. 

 June 12, 2024 - Floodplain Development Permit: Required due to the project’s 
proximity to drainage features and floodplain-regulated areas. 

 March 3, 2025 - Tree Removal Permit: Second application tied to revised site 
clearing plans. 

 March 18, 2025 - Zoning Verification Permit: Filed to confirm zoning designations 
for parcels involved in the expanded site plan. 

 April 16, 2025 - Site Development Permit (Resubmittal): Updated SDP 
incorporating corrections and revised technical studies. 
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 April 30, 2025 - Tree Removal Permit: Supplemental permit for expanded 
clearing tied to revised layouts.

 July 17, 2025 - Right-of-Way Permit: Requested to perform utility and roadway 
work within the Buc-ee’s Way corridor. 

 
Observations 

Multiple Iterations: The number of permits and re-submittals reflects both the 
project’s scale and the complexity of aligning private development timelines with 
TxDOT construction schedules and City regulatory requirements.
 

 Compliance-Oriented Process: Each permit category — grading, floodplain, tree 
removal, site development — serves a specific compliance function under the 
City’s codes and ordinances. This ensures that development proceeds in stages 
only when all requirements are met.
 

 Adaptive Review: As Buc-ee’s has revised its site plan in response to 
neighborhood input, TxDOT ROW releases, and utility coordination, new 
submittals have been required. This iterative cycle is standard for large, multi-
year projects.
 

Community Opposition and Engagement 

Public Concerns and Organized Opposition (2016–2019) 

From the moment Buc-ee’s was publicly announced in August 2016, the proposal 
became one of the more contested development issues in Boerne’s modern history. 
While City officials and the Boerne Kendall County Economic Development Corporation 
emphasized projected benefits — including more than 170 full-time jobs, $25 million 
annually in taxable sales, and significant new sales tax revenues — many residents saw 
the project as a direct challenge to Boerne’s identity, character, and livability. 
 
Residents voiced their concerns in public hearings, written comments, and organized 
campaigns. Facebook groups became a focal point for opposition, and a way to express 
visible frustration. 
 
The primary concerns raised included: 
 

 Traffic Congestion - The projected thousands of additional vehicle trips per day 
were seen as exacerbating congestion on I-10 and South Main Street, both 
already under pressure from regional growth. 
 

 Lighting Impacts - Opponents worried about the loss of night-sky visibility due to 
glare and skyglow from a 24-hour facility. 
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 Noise Pollution - Continuous customer traffic and delivery operations raised fears 
of round-the-clock noise impacts. 
 

 Environmental Risks - Concerns focused on stormwater runoff, groundwater 
contamination from underground fuel storage, and impacts to local creeks and 
aquifers. 
 

 Property Values and Community Fit - Residents argued that the scale and 
intensity of the project were incompatible with Boerne’s small-town image and 
would reduce the value of nearby homes.
 

 Transparency and Process - Some residents perceived that the 2016 incentive 
agreement and subsequent approvals limited opportunities for meaningful public 
participation, fueling perceptions of a “backroom deal.” 

 
These themes recurred in City Council and Planning & Zoning Commission hearings 
between 2016 and 2019. They remain documented in meeting minutes and recordings 
preserved on the City’s website. 
 
Coordination with Adjacent Neighborhood 

Recognizing that the most direct impacts would fall on the Menger Springs subdivision 
immediately west of the project site, Buc-ee’s, Ltd. engaged with the Menger Springs 
Homeowners Association (HOA) during the formal design process. With City planning 
staff facilitating, these discussions resulted in a negotiated redesign that addressed 
several neighborhood concerns.

On December 10, 2021, the City’s Design Review Committee unanimously approved a 
revised site plan incorporating the following key changes: 

 Relocation of fueling stations and parking areas farther from the neighborhood 
boundary to reduce light, noise, and visual impacts.

 Expanded landscape buffers with native plantings, tree canopy restoration, and 
berming to create separation between the project and adjacent homes. 

 Dark Sky–compliant lighting with shielded fixtures to minimize glare and skyglow. 

 Ecological enhancements, including the installation of a monarch butterfly 
waystation, intended to integrate the site more harmoniously with the surrounding 
environment. 

It is important to note that these modifications exceeded the baseline requirements of 
the Unified Development Code (UDC) and reflected a collaborative compromise 
between the developer, the neighborhood, and the City. 
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City Response and Outcome

City officials consistently acknowledged the intensity of community opposition but 
emphasized that the Buc-ee’s project will meet all applicable zoning, subdivision, and 
development code standards. Traffic, lighting, and drainage were subject to enforceable 
requirements under the UDC and TxDOT access management, and noise was 
regulated under the City’s Code of Ordinances.
 
At the same time, the City pointed to broader community benefits embedded in the 2016 
agreement and subsequent approvals: significant job creation, long-term sales tax 
growth, extension of public infrastructure that would serve multiple properties, and the 
dedication of public open space. 

Despite the continuing opposition, Buc-ee’s advanced through its required approvals. 
Construction, delayed by TxDOT’s multi-year interchange and frontage road projects, 
finally began in 2025. The controversy surrounding the project remains emblematic of 
the balance that fast-growing communities must navigate — preserving local character 
while accommodating regional economic forces and development pressures. 

Project Timeline and Milestones 

Early Discussions and Agreement (2015–2016)

In the summer of 2015, the Boerne Kendall County Economic Development Corporation 
(BKEDC) initiated preliminary conversations with City leadership about recruiting Buc-
ee’s to Boerne. Discussions between representatives from BKEDC, City officials, and 
Buc-ee’s executives began exploration for potential sites along I-10. 
 
On July 26, 2016, the City Council held its first Executive Session discussion on the 
matter, though no action was taken at that time. The project became public on August 8, 
2016, when local media reported that Buc-ee’s was seeking incentive agreements from 
both the City and Kendall County for a proposed $40 million travel center investment, 
expected to create approximately 175 jobs. 
 
The following day, August 9, 2016, the City Council approved a Chapter 380 Economic 
Development Agreement (DA) with Buc-ee’s, Ltd. through Resolution 2016-R72. The 
agreement laid out terms for incentives, infrastructure extensions, and project 
requirements. Media coverage following the approval cited an anticipated opening in 
2020 with around 170 new jobs. 
 
Early Development and Signage Disputes (2017–2018) 

The first public controversy arose around signage. On October 24, 2017, Buc-ee’s 
requested a variance for a 100-foot sign. After residents spoke in opposition, the City 
Council denied both the 100-foot proposal and an alternative motion for a 77-foot sign.

70



19 
 

In March 2018, Buc-ee’s sought approval through the City’s Sign Review Committee 
process, which operated under then-current ordinances. The Planning Department 
approved a sign permit allowing one 75-foot sign for the travel center tract and one 40-
foot sign for an adjacent tract.

That same year, Boerne adopted its new Master Plan (August 28, 2018) following 
extensive community engagement: 13 focus groups, 11 committee meetings, three 
public workshops, 1,700 survey responses, and multiple joint sessions with Council and 
P&Z. The adopted plan emphasized supporting a diverse economy, job creation, and 
destination amenities, while reinforcing land use compatibility.

Vesting and Initial Applications (2019–2020) 

Buc-ee’s filed its first formal development applications in 2019, vesting the project to the 
ordinances in effect that year. That same year, the City launched its Unified 
Development Code (UDC) project to consolidate all development-related ordinances 
into a single document. 

 October 7, 2019 - Buc-ee’s submitted a preliminary plat. After extensive 
revisions, the plat was presented to P&Z for approval.
 

 October 19, 2019 - Initial infrastructure plans were submitted, covering utilities, 
drainage, sewer, and street improvements.

 
In 2020, the City issued a funding request under the DA, asking Buc-ee’s to advance 
funding and complete the construction of offsite utilities and Buc-ee’s Way, with the City 
reimbursing over time.

The same year, TxDOT and Buc-ee’s requested rezoning of a 5.15-acre tract of TxDOT 
right-of-way to B-2 Highway Commercial. P&Z unanimously recommended approval on 
May 4, 2020, and the City Council adopted Ordinance 2020-18 on June 23, 2020 
approving the B-2 zoning. 
 
Also in 2020, the preliminary plat for 29.22 acres — the core Buc-ee’s site — was 
approved by P&Z without conditions. No members of the public spoke at the hearing. In 
November 2020, the City approved the purchase of a sanitary sewer easement to serve 
the site. 
 
Neighborhood Coordination and Design Adjustments (2021–2022) 

Throughout 2021, Buc-ee’s and the City facilitated discussions with the Menger Springs 
HOA. These meetings resulted in significant design changes, including relocation of fuel 
pumps, expanded landscape buffers, and compliance with Dark Sky measures.

On December 12, 2021, the City’s Design Review Committee unanimously approved 
the updated layout, noting the inclusion of ecological features such as a monarch 
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butterfly waystation. At a December 14, 2021 Council meeting, members acknowledged 
Buc-ee’s responsiveness to neighborhood concerns.

In 2022, Buc-ee’s continued refining its plans to address City requirements on lighting, 
landscaping, and traffic.

Infrastructure Preparations and Renewed Permitting (2023–2024) 

By 2023, with TxDOT’s interchange projects nearing completion, Buc-ee’s activity 
intensified. 
 

 May 22, 2023 - Buc-ee’s submitted its fifth round of public infrastructure plans 
since 2019. 
 

 June 15, 2023 - The company applied for its building permit. 
 
In 2024, several permits were submitted: 
 

 April 19 - Grading Permit 
 

 May 2 - Site Development Permit 
 

 May 10 - Tree Removal Permit 
 

 June 12 - Floodplain Development Permit 
 

On June 25, 2024, Council approved a professional services agreement with Schneider 
Engineering to design relocation of City utilities along I-10 and Buc-ee’s Way. 

Construction and Zoning Ratification (2025)

Early 2025 marked the first visible signs of construction.

 January 22, 2025 - City issued a mass grading permit for Buc-ee’s Way and 
utilities. 
 

 February 26–28, 2025 - Local and regional media reported that initial grading and 
roadway work had begun.

 
Buc-ee’s submitted additional permits throughout the year:

 March 3 - Tree Removal Permit
 

 March 18 - Zoning Verification Permit
 

 April 16 - Site Development Permit 
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 April 30 - Tree Removal Permit
 

 July 17 - Right-of-Way Permit 
 
Zoning actions resurfaced in mid-2025. A rezoning request for an accessory parking lot 
was scheduled for July 7, 2025, but postponed. After sending out public hearing 
notifications, and prior to the July 7th meeting, staff discovered the previous zoning error 
made in 2021. City officials confirmed with the City Attorney and clarified that the 
required zoning action is ratification to align UDC zoning maps with the Council’s 2020 
approvals.

Public hearings were rescheduled:

 September 8, 2025 - Planning & Zoning Commission to consider ratification.
 

 September 23, 2025 - City Council scheduled for first reading of the ordinance.
 
Summary 

The Buc-ee’s project timeline demonstrates a decade-long process shaped by 
interagency coordination, evolving City codes, and community dialogue. From initial 
incentives in 2016 to infrastructure construction in 2025, the project reflects both the 
challenges of managing large-scale development and the City’s commitment to 
documenting each milestone through transparent public processes. 
 
Next Steps and Monitoring 

As of August 2025, two major milestones remain before the Buc-ee’s project can 
transition from infrastructure preparation into full construction. 

Accessory Parking Lot Zoning 

The eastern portion of the TxDOT surplus tract, which Buc-ee’s owns and now intends 
to use for accessory parking, is undergoing procedural zoning ratification. The Planning 
and Zoning Commission is scheduled to hold a public hearing and consider the 
application on September 8, 2025. Should the Commission recommend approval, the 
City Council will then consider the zoning ordinance on first reading at its September 23, 
2025 meeting, with final action to follow. 
 
It is important to note that this accessory parking lot is a standalone parcel, legally and 
procedurally distinct from the primary Buc-ee’s fueling station site. It’s zoning and 
permitting process are independent, and progress on the parking lot does not govern or 
control progress on the fueling center project.
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Vertical Construction Permits

On the fueling station tract, grading, roadway, and utility relocation work has advanced; 
however, Buc-ee’s has not yet received approval for vertical construction. Before the 
company may proceed with building its main facility or installing fuel systems, it must 
secure additional permits — most notably, a building permit and fuel-system permits. 
These approvals are contingent upon successful completion of plan reviews, resolution 
of outstanding Traffic Impact Analysis comments, and confirmation of compliance with 
City ordinances applicable under the project’s vested rights. 

Monitoring and Transparency 

City staff will continue monitoring compliance with the 2016 Economic Development 
Agreement and subsequent approvals. Progress updates will be documented through 
formal permit reviews, staff reports, and public meetings of the Planning and Zoning 
Commission and City Council. This approach ensures that both elected officials and the 
community remain informed at each milestone in the project’s advancement.

Conclusion and Acknowledgments 

The Buc-ee’s project has unfolded over nearly a decade of planning, negotiations, 
regulatory reviews, and public debate. It stands as one of the more complex 
development efforts in Boerne’s recent history — requiring coordination across multiple 
agencies, governing bodies, and community stakeholders. 
 
From its inception in 2015 through the present, the project has reflected both the 
promise of economic growth and the challenges of managing development within a 
community that treasures its character and quality of life. The City has consistently 
applied its ordinances, required mitigation where impacts were identified, and worked 
within the framework of state law governing vested rights and zoning procedures. While 
disagreements remain, the City’s goal is to ensure that decisions are grounded in fact, 
transparency, and accountability. 
 
This document provides a technical, fact-based record of the project to date. It is not 
intended to advocate for or against the development, but rather to establish a clear 
historical account—one that can guide current and future decision-making, foster 
informed public dialogue, and serve as a reference for community leaders and residents 
alike. 

As the project moves forward, additional updates will be necessary. The accessory 
parking lot zoning ratification, pending permit approvals for vertical construction, and 
completion of outstanding infrastructure work will each mark important milestones. The 
City remains committed to documenting these developments publicly and ensuring that 
both elected officials and the community remain informed at each step. 
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AGENDA ITEM SUMMARY 

Agenda Date 

 

September 8, 2025 

Requested Action 

 

Conduct a Public Hearing and consider a proposed Planned Unit 

Development (PUD) for a 6.46 acre tract of land, located at 727A Johns 

Road. 

Contact Person Francesca Linder, AICP, Assistant Planning Director 

(830) 248-1528  flinder@boerne-tx.gov 

Background Information 

 

PRIOR REVIEW:  

 

On April 7, 2025, the Planning and Zoning Commission discussed the 

proposed development for the property.  

 

On June 2, 2025, the Commission considered a request to rezone the 

property from Interim Hold (HOL) Zoning District to Duplex Residential 

(R3-D) Zoning District within the Scenic Interstate Corridor (SIC) Overlay 

District to allow for a 30-lot duplex subdivision. 

 

Based on the results of the public hearing, the applicant decided to 

withdraw the original request and propose a Planned Unit Development 

(PUD).  

 

PUD’s are regulated by Section 3.8 Flexible Zoning Tool in the UDC. One 

of the purposes of a PUD is to provide flexibility in the planning and 

construction of project.  PUD’s are reviewed and approved using the 

process found in Chapter 2 Procedures of the UDC for rezonings. 

 

BACKGROUND:  

 

The city has received an annexation, zoning, and PUD request for a 6.46-

acre parcel of land located at 727A Johns Road. The property is owned 

by Dennis Spinelli and Carter Feldhoff, Centerline Engineering and 

Consulting, is the applicant. 

 

The property is designated as Transitional Residential on the Future Land 

Use Map. 
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A Boerne Neighborhood Discussion (BND) Meeting was held on January 

21, 2025, to gather input from the community. Three community 

members attended the meeting.  

REQUEST: 

1. The applicant is requesting a Planned Unit Development (PUD) 

for a 6.46 acre tract of land, located at 727A Johns Road to allow 

for 29 dwelling units. The proposed density is 5.58 units per acre. 

 

2. The PUD includes 1.74 acres of community open space. 

 

ANALYSIS: 

The Planning and Zoning Commission must determine whether the 

proposed zoning meets the requirements of Section 2.5.C.5 of the UDC 

prior to making a recommendation on the Planned Unit Development.   

The applicant bears the responsibility of demonstrating compliance. 

Below is a summary of staff analysis: 

 

Compatibility and Consistency with Comprehensive Master Plan 

 The 2018 Comprehensive Master Plan provides guidance for 

decisions related to the City’s zoning map to consistently work 

toward the desired growth pattern.  The Future Land Use Map 

(FLUM) graphically illustrates this growth pattern using general 

future land uses.  The property is designated as Transitional 

Residential in the FLUM. 

 

 Transitional Residential areas are designed for higher-density 

housing with a mix of housing types, distinct from lower-density 

Neighborhood Residential. These areas are auto-oriented, with 

streets, driveways, parking, and garages as dominant features. 

They serve as a buffer between Neighborhood Residential and 

more intensive nonresidential uses. Primary land uses include: 
o Single-family attached residential, multi-family, personal 

care, and parks.  

 

 The 2018 Comprehensive Master Plan outlines several goals and 

guiding principles for the continued development of Boerne. 

These goals include: 

77



o “Diversify housing and employment opportunities through 

a focus on the character and quality of development and 

redevelopment around Boerne.” 
o “Foster the development of new neighborhoods 

comprised of diverse and quality housing options (i.e., a 

range of price, size, and design preferences) to meet the 

needs of a growing workforce and multigenerational life-

cycle community” 

 

 The proposed development includes 29 duplex units. Each unit 

would be individually plated, enabling each unit to be individually 

owned and occupied. This framework would encourage owner-

occupied units that typically appeal to first time home buyers, 

young families, and retirees. 

 

 The proposed PUD is consistent with the Comprehensive Master 

Plan.  

Compatibility with Surrounding Land Uses 

 The proposed use is compatible with the current and future 

development in the area. The table below describes the adjacent 

land designation, zoning district, and use: 

 

Adjacent Land Designations & Use 

Direction FLUM Zoning Use 

North Transitional 

Residential 

R4-L (Low 

Density Multi-

Family 

Residential) 

Multi-Family 

(171 Units) 

East Public & 

Institutional 

and 

Transitional 

Residential 

CIV (Civic and 

Institutional) 

Fabra 

Elementary 

School 

South Neighborhood 

Residential 

R2-M 

(Moderate 

Density 

Residential) 

The Villas at 

Hampton Place  

West Auto-Oriented 

Commercial 

C3 (Community 

Commercial) 

Vacant 
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Infrastructure 

 The parcel has access to right-of-way on its southern boundary at 

the Hampton Way cul-de-sac. This is a local neighborhood street 

within The Villas at Hampton Place neighborhood. However, the 

PUD would restrict access to Hampton Way and would instead 

rely on private easements to provide access to the development.  

 

 The parcel also has access to a private cross–access road along 

the western boundary of this parcel.  The current agreement only 

allows for a 25-feet wide access point for this parcel.  The 

applicant will be required to show legal use of this easement. 

 

 Engineering and Mobility has requested stipulations to address 

street design, access, and compliance with development 

standards. 

 

 The applicant is also in discussions with the Boerne Independent 

School District to obtain a 26 feet emergency access easement 

through their property east of the subject tract. This easement 

would be required to ensure safety for this development.  

 

 Upon annexation this site will be served by City water, 

wastewater, electric and natural gas.  The City has the capacity 

to serve the site. 

 

Preservation of historical or cultural areas 

 This parcel is the site of Lex Sanitarium, a Recorded Texas Historic 

Landmark (RTHL). Any proposal to move or modify this structure 

will require approval from the Texas Historical Commission and 

the City of Boerne’s Historic Landmark Commission. The 

applicant/property owner is aware of this requirement and has 

expressed their intent to move the structure but retain it on site.  

  

Environmental  

 This parcel has a significant Drainageway Protection Zone (DPZ) 

running east-west through the center of the property.  It is 

estimated that the area within the DPZ is approximately one acre. 

No development will be permitted within the DPZ. The size and 

location of the DPZ will be verified during the review of the plat.  
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FINDINGS:  

 

 The proposed rezoning is consistent with the Comprehensive 

Master Plan. 

 

 The proposed PUD is compatible with existing and future land 

uses. 

 

 The request is consistent with the approval criteria listed in the 

Unified Development Code 2.5.C.5. 

RECOMMENDATION: 

The Planning and Zoning Commission should hold a public hearing and 

determine if the request meets the requirements of UDC 2.5.C.5 

Approval Criteria. If the Commission chooses to recommend approval, 

staff recommends the inclusion of the following stipulation(s):  

1. The PUD shall substantially conform to the PUD Plan Packet date 

stamped September 2, 2025. 

2. An emergency access easement shall be approved by BISD that 

meets all City and Fire Code requirements. 

3. All private streets shall be designed and constructed in 

accordance UDC and applicable construction details for publicly 

dedicated streets as described in UDC 7.4(B) 

4. Gated entrance layout to comply with requirements of UDC 

7.5(B) and EDM 2.9.1 

5. All dead end roadways shall comply with EDM 2.1.10 

6. Street layouts, drainage features, utilities, or other 

improvements shown herein are conceptual only and shall not be 

considered approved for construction. Final design and 

construction are subject to full compliance with all City codes, 

ordinances, and standards.  

7. This PUD shall be null and void if any of these conditions are not 

met. Additionally, the PUD must comply with the expiration and 

amendment regulations outlined in UDC 2-5.  

MOTIONS FOR CONSIDERATION:  

The following motions are provided to assist the Commission’s decision.  

 

I move that the Planning and Zoning Commission accept the findings and 

recommend APPROVAL of the proposed Planned Unit Development 

(PUD) for a 6.46 acre tract of land, located at 727A Johns Road subject to 

the seven stipulation(s) recommended by staff.  
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OR 

 

I move that the Planning and Zoning Commission recommend DENIAL  of 

the proposed Planned Unit Development (PUD) for a 6.46 acre tract of 

land, located at 727A Johns Road. (The Commission will need to state the 

reasons for denial, referencing specific regulations in the UDC.) 

Strategic Alignment 

 

 

Financial Considerations N/A 

Citizen Input/Board 

Review 

 

A BND meeting for this request was held on January 21, 2025. Text 

message notifications were sent to neighbors in a geo-targeted area 

surrounding the project and 3 community members attended.  

A Public Hearing to be held by the Planning & Zoning commission was 

previously scheduled for February 3, 2025. While this public hearing 

was canceled, notice of the Planning & Zoning Commission public 

hearing was published in the Boerne Star on January 19, 2025.  Letters 

were sent to 74 property owners within 500 feet, and a public notice 

was posted on the property on  January 19, 2025. Staff received 2 

written correspondence, 1 opposed to the request and 1 in favor of the 

request. 

The Planning & Zoning Commission discussed this proposed rezoning at 

the public meeting held on April 7, 2025 

Notice of the Planning & Zoning Commission public hearing for rezoning 

the property was published in the Boerne Star on May 18, 2025.  Letters 

were sent to 74 property owners within 500 feet, and a public notice 

was posted on the property on May 18, 2025.  1 additional written 

correspondence was received in response to this notice, however they 

also submitted a response January 2025. A total of 3 written 

correspondences were received, 2 in favor (from 1 property owner) and 

1 opposed.  

Several community members shared concerns centering around 

allowing access to this development through Hampton Court. The 

rezoning request was withdrawn by the applicant at the meeting. 

Notice of the Planning & Zoning Commission public hearing for the PUD 

was published in the Boerne Star on August 28, 2025. Letters were sent 

to 74 property owners within 500 feet, and a public notice was posted 
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on the property on August 28,2025. A total of 3 written correspondence 

were received, 2 in favor (from 1 property owner) and 1 opposed.  

Legal Review 

 

No action is required for this discussion item. 

Alternative Options  No action is required for this discussion item. 

Supporting Documents 

 

Attachment 1: Aerial Map 

Attachment 2: Future Land Use Map 

Attachment 3: Zoning Map 

Attachment 4: Environmental Constraints Map 

Attachment 5: PUD Plan Packet 

Attachment 6: Written Correspondence  

Attachment 7: UDC Sec. 2-5.C.5 Approval Criteria  
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Planned Unit Development (PUD) Narrative 

 

Project Name: John’s Estates Addition 

Location: 727A Johns Rd., Boerne, Texas 

Current Zoning Designation: HOL (Holding) 

 
I. Base Zoning Category 

 

The base zoning category proposed for this Planned Unit Development (PUD) is R3-D, which 

permits detached single-family residential dwellings at moderate densities. This zoning aligns with 

the “Transitional Residential” land use designation in the 2018 Boerne Master Plan (Technical 

Version, pg. 98), which lists R-2, R-3, R-D, and R-4 as compatible zoning districts. 

 
II. Development Summary 

 

Land Use Component Acreage 

Total Tract Area 6.46 acres 

Private Right-of-Way Dedication 1.29 acres 

Combined Residential Lot Area 3.47 acres 

Community Open Space (Total) 1.74 acres 

 
III. Residential Development Details 

 

Per Boerne UDC Chapter 3, Section 3.2 (Zoning Districts & Dimensional Standards) 

• Total Dwelling Units Proposed: 29 

• Net Developable Residential Area: 3.47 acres (excluding ROW and community open space) 

• Net Density: 5.58 dwelling units per acre 

This density complies with the intent and scale of the R3-D zoning classification and reflects a 

compatible level of development for Boerne’s Transitional Residential areas. 

 
IV. Non-Residential Development 

 

• Non-Residential Acreage: N/A 

• Gross Non-Residential Floor Area: N/A 

• No commercial, institutional, or mixed uses are proposed. The development is strictly 

residential, as allowed under UDC §2.5.4 and §3.2.4 for PUDs with R3-D base zoning. 
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V. Community Open Space & Amenities 

 

Per Boerne UDC Chapter 7, Section 7.1.6 (Open Space Requirements for Residential 

Development) 

• Community Lot (NW Corner): 0.26 acres 

• Community Lot (South Boundary): 0.44 acres 

• Designated Protection Zone (DPZ): 1.04 acres of preserved green space 

• Total Community Open Space: 1.74 acres 

Features: 

• Preservation of Historic Structure: 

o A historic building will be relocated to the 0.26-acre Northwest community lot and 

repurposed as a shared neighborhood facility. 

• Additional Amenities: 

o Open lawn areas, greenbelt-style space in the DPZ, and integrated pedestrian-

friendly layout. 

Compliance: 

• UDC Minimum Requirement (15% of 6.46 acres): 0.969 acres 

• Actual Provided: 1.74 acres → Exceeds UDC requirement 

• Reduction Requested: None 

 
VI. UDC Zoning & PUD Approval Criteria Compliance 

 

A. Zoning Map Amendment Criteria – UDC §2.5.5.C.5 

 

1. Consistency with Comprehensive Plan 

o R3-D zoning supports the vision of the “Transitional Residential” category in the 

Master Plan, emphasizing compatibility with nearby R-2 to R-4 zones. 

2. Protection of Adjacent Property Use 

o No connection will be made to the existing Hampton Way cul-de-sac. 

o A 5’ non-access easement will be recorded along the property line to prevent future 

right-of-way extension, per UDC §6.3.E.1.a. 

3. Adequacy of Infrastructure & Utilities 

88

http://www.thecenterlineengineering.net/


  TX.OK.NM.AR 

www.theCenterline.com  

(806)470-8686 

 

 

 

 

o The City of Boerne is able to serve the site with existing infrastructure systems 

(water, sewer, roadways, and stormwater). No off-site upgrades or utility mitigation 

are required under UDC §2.5.5.C.5.b.iii. 

4. Protection of Historic/Cultural Assets 

o The historic structure on-site will be preserved and repurposed in a designated 

community space lot, consistent with UDC §3.1.3 and §7.1.6.B. 

5. Meets Citywide Public Need 

o The proposed 29-lot residential development contributes to Boerne’s housing supply 

and balances growth with green space and neighborhood preservation. 

6. No Detriment to Public Health, Safety, or Welfare 

o All access, fire response, drainage, and density standards are met or exceeded. 

 
B. PUD-Specific Criteria – UDC §2.5.4.C 

 

1. Project Size Under 10 Acres 

o The total tract area is 6.46 acres, qualifying the site for PUD consideration. 

Constraints such as limited access and historic preservation justify the flexible 

zoning approach. 

2. Density and Land Use Compatibility 

o At 5.58 dwelling units per acre, the development aligns with the adjacent Villas at 

Hampton Place, Unit 2 and other surrounding neighborhoods zoned for transitional 

residential use. 

3. Community-Wide Objectives Fulfilled 

o The development preserves historic resources, provides more than the required 

amount of open space, and delivers needed residential units in a growth-managed 

format. 
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4. Compatibility Resolution and Public Benefit 

o Access Management: 

▪ Primary Access: Provided through a 20’ easement from the John’s Crossing 

Addition (Vol. 880, Pg. 859 & 872; amended Vol. 954, Pg. 373–387); a gate 

will be installed in compliance with UDC Ch. 8, Art. II, §D103.5-1 

▪ Emergency Access: 12’ easement from New Fabra Elementary School (Vol. 

8, Pg. 185–189), expanded via coordination with Boerne ISD; gate and knock 

box provided 

▪ Hampton Way Cul-de-sac: Though compliant (496’ length and 19 homes), it 

will not be used for connection; a 5’ non-access easement will ensure 

separation 

o Defined Public Benefits: 

▪ Preservation of a local historic building 

▪ Community green space well above minimum code 

▪ Improved pedestrian layout and context-sensitive design 

 
VII. Conclusion 

 

This Planned Unit Development (PUD) proposes 29 residential lots on 3.47 acres of net 

developable land with a density of 5.58 units per acre, consistent with R3-D zoning. The site 

includes 1.29 acres of private right-of-way and 1.74 acres of publicly accessible green and 

community space. With strong alignment to the Boerne Master Plan and full compliance with the 

Unified Development Code, this project provides an appropriate and beneficial land use 

transition, preserves local heritage, and enhances neighborhood character. 

 

We respectfully request approval of this PUD and zoning amendment. 
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Purpose 

 

This table provides a comparison between the standards of the proposed Planned Unit Development 

(PUD) and the adopted standards of the Boerne Unified Development Code (UDC). It outlines each 

requested deviation, including: 

 

• The UDC section being modified 

• The standard being deviated from 

• The proposed PUD alternative 

• A justification for each deviation 

• Mitigation measures, if applicable 

 
Comparison Table 

UDC Section 
UDC 

Standard 

Proposed 

PUD 

Standard 

Deviation Justification 
Proposed 

Mitigation 

Ch. 6, Sec. 

6.3.E(1)(a) 

Cul-de-sac 

maximums: 

• Max length: 

600 ft 

• Max units: 

25 

Do not 

connect to 

existing 

Hampton Way 

cul-de-sac 

(496 ft, 19 

units) 

Deviation 

from expected 

internal street 

connectivity 

Preserves 

neighborhood 

integrity and 

prevents cut-

through traffic. 

Hampton Way 

functions within 

UDC limits and 

will remain 

isolated. 

A 5’ non-access 

easement will be 

recorded to prohibit 

future ROW 

connection. 

Ch. 6, Sec. 6.3 

(Access & 

Circulation) 

Two public 

access points 

required 

One public 

access point 

via 20' 

reciprocal 

access 

easement 

Secondary 12’ 

emergency-

only easement 

Only one full 

public access 

The site is 

landlocked with 

limited access. 

Only one feasible 

ingress/egress point 

exists. 

Emergency access to 

be widened with 

Boerne ISD 

coordination and 

equipped with a 

gated knock box. 

Primary access will 

be gated per UDC 

Ch. 8, Art. II, Sec. 

D103.5-1. 

Ch. 3, Sec. 3.2 

(Dimensional 

Standards – 

R3-D) 

Preferred 

lot/block 

structure: 

Curvilinear 

design with 

single cul-de-

sac 

Alternative 

layout 

Site constraints and 

intent to preserve 

historic structure 

and green space 

Includes pedestrian 

connectivity, 

preserved open 

space, and low-
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UDC Section 
UDC 

Standard 

Proposed 

PUD 

Standard 

Deviation Justification 
Proposed 

Mitigation 

gridded or 

hybrid layout 

justify non-grid 

design 

impact internal 

circulation 

Ch. 7, Sec. 

7.1.6 

(Community 

Open Space) 

Minimum 

15% of site = 

0.969 acres 

(based on 

6.46 acres) 

1.74 acres 

provided 

Exceeds UDC 

standard 

Provides additional 

open space for 

aesthetics, usability, 

and historic 

preservation 

No mitigation 

needed – exceeds 

code requirement 

Ch. 2, Sec. 

2.5.4.C 

(PUD 

Requirements) 

PUDs must be 

<10 acres and 

demonstrate 

constraints 

Site = 6.46 

acres, with 

access 

constraints 

and historic 

structure 

Meets size 

but invokes 

flexibility 

clause 

Historic structure 

preservation and 

access limitations 

warrant use of PUD 

standards 

Historic site 

preserved; open 

space expanded; 

emergency access 

improved 

 
Conclusion 

 

All proposed deviations from the UDC are justified through: 

 

• Physical and access-related constraints 

• The preservation of a historic building 

• Design flexibility to enhance community livability 

Each modification includes either mitigation or results in a public benefit that exceeds minimum city 

requirements. This PUD reflects responsible, contextual land use planning in line with Boerne’s vision 

and adopted development standards. 
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Lots 1 thru 34,
 John's Estates Addition,

SURVEYOR

Justin Cantwell

8312 Upland Ave.,
Lubbock, Tx 79424

(806) 470-8686

PLANNED UNIT DEVELOPMENT

W

S

E

N

GENERAL SURVEYOR NOTES:

1. Heavy Lines indicate plat limits.

2. All streets, alleys and easements within plat limits are herein dedicated, unless noted otherwise.

3. Any relocation or revision of  existing facilities shall be at the subdivider's expense. Compensation shall
be made prior to the recording of this final plat.

4. All existing or proposed utility services to and on tracts indicated by this plat shall be contained in the
public right-of-way and public or private utility easements. Utility service installation requested at a
future date and not within an easement indicated by this plat, shall be within a proper utility easement
granted by the owner of  said property by separate recorded instrument prior to the provision of  such
service. Such easements shall be at the expense of the entity requesting such installation.

5. All easements herein granted shall entitle the city or the utility company using such easements to the
right to remove, repair or replace any lines, pipes, conduits, or poles within such easements as may be
determined by the city or utility company without the city or utility company being responsible or liable
for the replacement of  improvements, paving, or surfacing of  the easement necessitated by such repair,
removal, or replacement. Easements designated or intended for vehicular passage (utility and
emergency) or pedestrian access shall not be fenced or otherwise obstructed.

6. Any easements or rights-of-way shown as ‘to be dedicated by separate instrument' are shown on the plat
for information purposes only. This plat does not dedicate said easements.

7. The survey information shown hereon was prepared from the result of  an on the ground survey of  the
property shown hereon, and has been completed substantially in compliance with the Professional and
Technical Standards promulgated by the Texas Board of  Professional Land Surveying Practices Act,
Section 663. 13.

8. Blanket garbage collection easement as required for service within the plat limits is herein granted.

9. Bearings and Coordinate values shown hereon are based upon the Texas Coordinate System, North
Central Zone, NAD83 Datum.

10. Distances and areas shown hereon are based on horizontal grid measurements in U.S. feet.

11. A proposed Seven foot (7') wood privacy fence will buffer the PUD from other zones along the
property boundary line.

VICINITY MAP
Scale: 1" = 2000'

OWNER

Dennis Spinelli

331 Fifth St.,
Comfort, Tx 78013

ENGINEER

Daniel Wetzel

8312 Upland Ave.,
Lubbock, Tx 79424

(806) 470-8686

PLAT SUMMARY TABLE

Total acreage for Easements = 1.61 Acres
Total Number of Residential Lots = 29
Total acreage of Right-of-Way = 1.26 Acres (55021 Sq. Ft.)

Private = 1.26 Acres
Public = 0.00 Acres

Total acreage = 6.46 Acres
Percent of impervious cover = 60%

Total acreage of parkland/open-space = 1.73 Acres (75466) Sq. Ft.)

A PLANNED UNIT DEVELOPMENT OF 6.46 ACRES OF LAND OUT OF
THE ANTON LOCKMAR SURVEY, SECTION No. 178, ABSTRACT No.
31, KENDALL COUNTY, TEXAS, BEING ALL OF THAT CERTAIN 6.46
ACRE TRACT RECORDED IN COUNTY CLERK FILE No. 2020-350671,

OFFICIAL PUBLIC RECORDS OF KENDALL COUNTY, TEXAS
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City of Boerne, Texas
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Sec. 2-5. - Zoning procedures. 

… 

C. Property zoning and rezoning. 

… 

5.    Approval criteria. 

a. In making a determination regarding a proposed zoning amendment, planning 
and zoning commission, and the city council shall consider the criteria of this 
section. No single factor shall be controlling in the decision-making process. 

b. Criteria for approval of a zoning amendment. 
i. The proposed zoning amendment is consistent with the comprehensive plan; 
ii. The proposed amendment will not prevent the use and enjoyment of a 

neighboring property that is currently exercising a permitted use; 
iii. The city is able to adequately service the new use or new development with 

the needed streets, water supply, sanitary sewers, and other public services 
and utilities, or mitigation measures are in place to ensure the city's ability to 
adequately service the change in use of the subject property, or 
documentation from the service provider verifying ability to provide adequate 
service, if utility service is provided by an entity other than the city; 

iv. The proposed amendment will not inhibit the preservation and protection of, 
or negatively impact the view, accessibility or performance of historical or 
cultural places and areas that are of value to the community; 

v. The proposed amendment meets a significant, city-wide public need or 
purpose (affordable housing, economic development, etc.); and/or 

vi. Any other factors which will substantially affect the public health, safety, 
morals, or general welfare of the city. 
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 AGENDA ITEM SUMMARY 

Agenda Date 
 

September 8, 2025 

Requested Action 
 

Consider a request for a variance to chapter 2.11.10(a), left turn lanes, 
of the Engineering Design Manual (EDM) for a property located at 109 
Ammann Road (KCAD310823 and 11864). 

Contact Person Abigail Knott – City Engineer 

Background Information 
 

 
The applicant requests a variance to the City’s Engineering Design 
Manual (EDM) for the property at 109 Ammann Road to remove the 
requirement to construct a left-turn lane on Ammann Road.  The 
applicant’s request is based upon the limited primary operations only 
being Sunday mornings between 10:15 a.m. and 11:15 a.m. 
 
BACKGROUND: 
In February 2021, City Council adopted the Engineering Design Manual 
concurrent with the Unified Development Code (UDC).  In April 2023, 
City Council adopted amendments to the Engineering Design Manual, 
including a revised lower threshold for left-turn lanes. The current EDM 
requires left turn lanes to be provided at intersections and site access 
points when the projected left turning movements are 5 or more 
vehicles during the peak hour of traffic.   

Turn lanes at driveways and intersections serve several key purposes: 

 Improved Safety: Separating vehicles from through traffic 
reduces the likelihood of rear-end and angle collisions. 

 Reduced Congestion: Turn lanes keep through traffic moving by 
removing slower turning vehicles from the main travel lane. 

 Better Access: Drivers entering or exiting private driveways can 
do so more safely and with less delay. 

 Long-Term Benefit: As traffic volumes grow, these 
improvements ensure that both public roadways and private 
developments function well together. 
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ANALYSIS: 
The site at 109 Ammann Road is approximately 18.14 acres and is 
within the City’s Extraterritorial Jurisdiction (ETJ).   Ammann Road is a 
classified roadway on both the city and county throughfare plans; a 
“Collector” Road on the city plan and “Major” Road on the county’s 
plan.  The section of Ammann Road adjacent to the project is under the 
jurisdiction of Kendall County.  It is currently a rural two-lane road 
without turn lanes, curbs, or shoulders with a speed limit of 45 mph.   
 
The proposed development is a 47,423 square foot new church facility.  
Two driveways are proposed with the project: one driveway with full 
access and a second gated location for emergency access only.   
 
Per the traffic data provided by the applicant, the proposed project is 
required by City’s EDM to provide both a right deceleration lane and a 
left turn lane at the proposed project driveway.   
 
VARIANCE REQUEST:  
Per the provided variance application, the applicant proposes to utilize 
a uniformed police officer on-site during Sunday services to direct 
traffic instead of construction of the left turn lane on Ammann Road. 
 
MOTIONS FOR CONSIDERATION: 
 
The following motions are provided to assist the Commission’s decision. 
 

- I move that the Planning and Zoning Commission APPROVE 
the variance request to Engineering Design Manual Chapter 
2.11 to waive construction of a left-turn lane on Ammann 
Road.   
 

- I move that the Planning and Zoning Commission DENY the 
variance request to Engineering Design Manual Chapter 2.11 
to waive construction of a left-turn lane on Ammann Road. 

 
 

Item Justification [  ]  Legal/Regulatory Obligation 

[  ]  Reduce Costs 

[  ]  Increase Revenue 

[  ]  Mitigate Risk 

[  ]  Master Plan Recommendation  

[  ]   Infrastructure Investment 

[  ]   Customer Pull 

[  ]   Service Enhancement 

[  ]   Process Efficiency 

[X]   Other: Variance Request 
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Strategic Alignment 
(Example:  C2 – Customer 
Feedback, B1 – Data Driven 
Decision) 

N/A 

Financial Considerations N/A   

Citizen Input/Board 
Review 
 

N/A 

Legal Review 
 

N/A 

Alternative Options  N/A 

Supporting Documents 
 

Variance Application, Variance Exhibit, Letter received from Kendall 
County, City Thoroughfare plan, County Thoroughfare plan 

108



109

Gabriela
Text Box
109 Ammann Road, Boerne, TX 78006



110



111



Cover Letter, Letter of Authorization, and Documentation of Authority 
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July 31, 2025 
 
City of Boerne 
Planning Department 
447 N. Main Street 
Boerne, TX 78006 
 

RE:  Variance Request for approximately 18.143 acres, located at 109 Ammann Rd., in 
the Extraterritorial Jurisdiction (“ETJ”) of Boerne, Texas (KCAD Property ID Nos. 
310823 and 11864; see Exhibit “A”) 

 
To Whom It May Concern: 
 
The Bridge Boerne d/b/a The Bridge Fellowship respectfully submits this request for a variance 
from Section 2.11.10(a) of the City of Boerne (“City”) Engineering Design Manual (“Code”) for 
the construction of a church located at 109 Ammann Road, Boerne, Texas 78006 (“Subject 
Property”). The Code provision requires a full left-turn lane when projected turning movements 
exceed five vehicles per hour. On behalf of The Bridge Fellowship, we request that the City review 
and approve this variance based on the considerations outlined below. Due to the unique 
characteristics of the proposed development and its minimal and infrequent traffic impact, we 
believe the turn lane requirement should be waived. 
 
The proposed development consists of a new church facility (“Project”). The Project’s primary 
operations are limited to Sunday mornings between 10:15 a.m. and 11:15 a.m., with an estimated 
559 trips during that single weekly peak hour. Outside of that timeframe, the Project will generate 
minimal, if any, traffic. As confirmed by the Traffic Impact Analysis (“TIA”) prepared by Kimley-
Horn, while a left-turn lane is technically triggered by City code, it is not required under Texas 
Department of Transportation (“TxDOT”) thresholds and is not operationally recommended given 
the infrequency and short duration of the turning volumes. The TIA excerpts are included with this 
request (see Exhibit “C”).  
 
The Subject Property is in the City’s ETJ, along a relatively rural section of Ammann Road with 
limited surrounding development and low traffic activity. The Project’s weekly use pattern 
distinguishes it from higher intensity projects that generate consistent weekday traffic. In this 
context, the standard left-turn lane requirement does not align with the actual use or setting and 
imposes an unnecessary burden that does not improve overall traffic operations. 
 
The need for this variance arises from the nature of the proposed land use and the characteristics 
of the surrounding area. Applying infrastructure requirements designed for high-volume, multi-
day uses to a one-day-per-week operation results in a disproportionate and unnecessary obligation. 
The variance requested is narrow and well-supported. It seeks only to omit the full left-turn lane 
at Driveway 1 (see Exhibit “D”). To ensure safe site access, the Project will utilize a uniformed 
police officer on-site during Sunday services to direct traffic, simulating the effect of signalized 
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control. This solution supports safety and traffic flow without requiring permanent infrastructure. 
The variance does not conflict with the City’s development standards.  
 
Additionally, under the City’s rough proportionality standard in Section 4.5 of the Engineering 
Design Manual, infrastructure requirements must be reasonably related to the development’s 
impact. The TxDOT turn lane analysis, combined with the TIA and Level of Service (“LOS”) 
projections, shows that the construction of a full left-turn lane may exceed what is proportionate 
for this Project. The TIA confirms all relevant intersections are projected to operate at a LOS B 
level under full build-out conditions (see Exhibit “C”). 
 
The proposed variance does not negatively impact nearby properties or future development. The 
traffic generated by the Project occurs during off-peak periods, and nearby land uses are low-
density and low-traffic. With police-directed traffic control in place and no existing congestion, 
there is no anticipated adverse impact to adjacent parcels. Moreover, the variance supports the 
City’s planning principles and goals by avoiding unnecessary infrastructure that provides no 
functional benefit. Importantly, the variance will not compromise public health, safety, or welfare. 
With traffic management in place during the singular day peak period, the Project is expected to 
operate efficiently and safely. Low background traffic volumes, limited turning activity, and on-
site traffic control prevent potential risks to the traveling public. 
 
In summary, the Project meets all the findings required for a variance under Section 2.06.002 of 
the Subdivision Ordinance. We respectfully request that the Planning and Zoning Commission 
approve this variance request and allow the Project to proceed without construction of the full left-
turn lane. 
 
Included with this correspondence please find the following documents: 
 

1. Property Information (see Exhibit “A”);  
2.  Property Maps (see Exhibit “B”); 
2. TIA Excerpts (see Exhibit “C”); and   
3. Site Plan (see Exhibit “D”). 

 
If you have any questions regarding this matter, please do not hesitate to email me at 
rob@kgftx.com or call me at (210) 960-2750. 
 

Sincerely, 
 

KILLEN, GRIFFIN & FARRIMOND, PLLC 
 
 

BY:   
Rob Killen 
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Exhibit A – Kendall County Appraisal District Property ID Nos. 310823 and 11864 
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Exhibit B – Property Maps 
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Exhibit C –  Select Excerpts from the Traffic Impact Analysis ("TIA")
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Traffic Impact Analysis 

Bridge Fellowship Church TIA 

City of Boerne, Texas 

Prepared for: 
Bridge Fellowship 

Prepared by: 

10814 Jollyville Road, Building IV, Suite 200 
Austin, Texas 78759 
(512) 418-1771

KH Project No. 068725800 

May 19, 2025 

5/19/2025 
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EXECUTIVE SUMMARY 

The proposed Bridge Fellowship Church Development is located south of Ammann Road between 
Wyatt Trail and Savanajon Boulevard in the City of Boerne, Texas. The project is assumed to be 
completed in one phase. The development is projected to be completed in 2026. This study 
determines traffic generation characteristics, analyzes potential traffic-related impacts on the 
adjacent road network, and identifies mitigation measures. The site is anticipated to contain 54,980 
square feet of church. 

The site will have access to the surrounding roadway network via Ammann. The westernmost 
driveway, Driveway 1, is a full-access driveway, and the easternmost driveway, Driveway 2, is an 
emergency access only driveway. After discussions with review agency staff, the existing 
intersection of SH 46 at Ammann Road was determined to be analyzed. 

Turning movement counts were obtained at the intersection on Sunday, February 9th, 2025. Traffic 
operations were analyzed at SH 46 at Ammann Road for 2025 Existing conditions, 2027 No Build, 
and 2027 Site Build-Out conditions. Background traffic was projected to 2027 by applying a 4.5% 
annual growth factor determined using historical traffic counts in the area. 
 
Site traffic is distributed into and out of the site driveways and onto the street system based on the 
area street system characteristics, existing traffic patterns, and the location of driveway access 
to/from the site.  
 
For the proposed land uses, projected site traffic is calculated using the Institute of Transportation 
Engineers (ITE) Trip Generation Manual 11th Edition. The full development is anticipated to 
generate approximately 269 trips entering and 291 trips exiting on Sunday.  
 
A left-turn lane is warranted per City of Boerne code. A left-turn lane is not warranted per 
TxDOT code. A left-turn lane is not recommended due to the proposed left-turning traffic 
occurring only one day per week.  

A right-turn lane is recommended at Ammann Road and Driveway 1. The developer will 
design and construct the turn lane.  

No additional improvements are recommended. 

The TxDOT area office has given concurrence that no additional action is required on TxDOT 
facilities as a result of this TIA. Appendix H provides the correspondence from TxDOT.  
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BUILD WITH MITIGATIONS OPERATING CONDITIONS 

A mitigation plan must be developed for every development phase considered in a Traffic Impact Analysis. 
Mitigation plans are designed to show the recommended improvements to bring intersection operations 
back to Level of Service (LOS) D or to at least the operating conditions of the No Build scenario.  

Analysis of the 2027 Build-Out scenarios showed all intersections operate at acceptable LOS. 
 
All vehicles are projected to be able to queue on-site. Detailed Synchro reports are provided in Appendix 

E.  

INTERSECTION CAPACITY ANALYSIS 

Kimley-Horn conducted a traffic operations analysis to determine potential capacity deficiencies in 2027 
and at the study intersections. The acknowledged source for determining overall capacity is the Highway 
Capacity Manual.  

ANALYSIS METHODOLOGY 

Capacity analysis results are listed in terms of Level of Service (LOS). LOS is a qualitative term 
describing operating conditions a driver will experience while traveling on a particular street or highway 
during a specific time interval. It ranges from “A” (very little delay) to “F” (long delays and congestion). 
Table 5 shows the definition of level of service for signalized and unsignalized intersections. LOS D is 
the threshold for acceptable operations for signalized intersections. 

Table 5 – Level of Service 

Level of 
Service 

Signalized Intersection 
Average Total Delay 
(sec/veh) 

Unsignalized Intersection 
Average Total Delay 
(sec/veh) 

A ≤10 ≤10 
B >10 and ≤20 >10 and ≤15 
C >20 and ≤35 >15 and ≤25 
D >35 and ≤55 >25 and ≤35 
E >55 and ≤80 >35 and ≤50 
F >80 >50 

Definitions provided from the Highway Capacity Manual, Special Report 209, Transportation Research Board, 2010. 

Study area intersections were analyzed based on average total delay for signalized intersections. For 
the unsignalized analysis, the level of service (LOS) is defined for each controlled approach.  

Where possible, HCM 7th analysis is used. For intersections not possible to analyze using HCM 7th, 
HCM 2000 is used. Calculations for the level of service at the study intersections are provided in 
Appendix E. 
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TURN LANE ANALYSIS 

Amann Road is currently maintained by Kendall County, the county does not currently have posted turn 
lane criteria, therefore both TxDOT and City of Boerne criteria were considered in the turn lane analysis. 
The results of both the City of Boerne and TxDOT analysis are as follows:  

A left-turn lane is warranted per City of Boerne code. A left-turn lane is not warranted per TxDOT 
code. A left-turn lane is not recommended due to the proposed left-turning traffic occurring only 
one day per week.  

A right-turn lane is recommended at Ammann Road and Driveway 1. The developer will design and 
construct the turn lane.  

TXDOT TURN LANE ANALYSIS 

TxDOT’s Table 4-17, Guide for Left-Turn Lane Warrants for Urban and Suburban Arterials, from their 
Roadway Design Manual, requires that a left turn lane be constructed when the left-turning volume on the 
minor road is at least 15 vehicles and the major road volume is at least 300 vehicles during the peak hour. 

Similarly, per the TxDOT Roadway Design Manual, a right deceleration turn lane must be provided at the 
approach to a driveway that generates 50 or more peak-hour vehicles turning into a driveway on a roadway 
with a posted speed limit above 45 MPH.  

Tables 8 and 9 show the results of the TxDOT standards turn lane analysis.  

 

Table 8 – TxDOT Left-Turn Lane Analysis 

Location 
SUN Peak Left-Turn 

Lane 
Required? 

Westbound-Left 
Volume 

EB Thru-
Volume 

WB Thru-
Volume 

Ammann Road 
& Driveway 1 13 94 117 No 

Table 9 – TxDOT Right-Turn Lane Analysis 

Location 
SUN Peak Right-Turn 

Lane 
required? 

Eastbound-Right 
Volume  

EB Thru-
Volume 

WB Thru-
Volume 

Ammann Road 
& Driveway 1 256  94 117 Yes 
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CITY OF BOERNE TURN LANE ANALYSIS 

The City of Boerne’s Engineering Design Manual requires left-turn lanes when projected turning movements 
are 5 vehicles or more per hour.  

Table 10 shows the results of the City of Boerne turn lane analysis.  

Table 10 – City of Boerne Turn Lane Analysis 

Location 
SUN Peak Left-Turn 

Lane 
required? Left-Turn 

Ammann Road 
& Driveway 1 13 Yes 

While a left-turn lane is warranted per City of Boerne code, it is not recommended due to the proposed left-
turning traffic occurring only one day per week (Sunday) during a relatively short timeframe. Additionally, 
adjacent street traffic unrelated to the site is relatively low during this period and TxDOT thresholds are not 
met for a left-turn lane. 

SIGHT DISTANCE 

ISD should be measured from a 3.5-foot height of the driver’s eye (as they are turning out of the proposed 
driveway) to an object 4.25 feet above the roadway surface (approaching the driveway from either 
direction). The location of the driver’s eye should be 18 feet from the edge of the major roadway to represent 
the typical position of the driver’s eye on a minor road or driveway. 

The speed limit on Ammann Road is 45 mph. The following are the intersection sight distance (ISD) 
requirements for Driveway 1: 

• Per AASHTO’s A Policy on Geometric Design of Highways and Streets: 
• Design ISD – Case B1, Left turn from stop: 500’  
• Design ISD – Case B2, Right turn from stop: 430’ 

 
Appendix F shows that the proposed driveway meets and satisfies the sight distance requirements.  
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ROUGH PROPORTIONALITY 

Per Section 4.5 of the City of Boerne Engineering Design Manual (EDM), the developer’s portion of the 
costs may not exceed the amount required for infrastructure improvements that are roughly proportionate 
to the proposed development. An analysis using vehicle-miles of travel in the PM peak hour for the proposed 
development was conducted. The acknowledged source for trip generation rates is the 11th edition of Trip 
Generation Manual published by the Institute of Transportation Engineers (ITE). 

Based on the data in Table 11, the developer’s proportionate share to the proposed development is 
$2,221,748.83.  

Table 11 – Rough Proportionality Calculation 
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RECOMMENDATIONS, MITIGATIONS, AND CONCLUSIONS 

This study analyzes traffic impacts of the proposed development located in the City of Boerne, Texas. The 
scenarios studied include – Existing conditions, 2027 No Build, and 2027 Build-Out.  

Analysis of the 2027 Build-Out scenarios showed all intersections operate at acceptable LOS. 

A left-turn lane is warranted per City of Boerne code. A left-turn lane is not warranted per TxDOT 
code. A left-turn lane is not recommended due to the proposed left-turning traffic occurring only 
one day per week.  

A right-turn lane is recommended at Ammann Road and Driveway 1. The developer will design and 
construct the turn lane.  

No additional improvements are recommended. 

The TxDOT area office has given concurrence that no additional action is required on TxDOT facilities as 
a result of this TIA. Appendix H provides the correspondence from TxDOT.  

CERTIFICATION STATEMENT 

I hereby certify that this report complies with the City Guidelines and with applicable technical requirements 
of the City of Boerne and is complete to the best of my knowledge. 

KIMLEY-HORN AND ASSOCIATES 

 

Benjamin Plett, P.E., PTOE 
Project Manager 
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Exhibit D – Site Plans 
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SITE DATA TABLE
GENERAL SITE DATA

LEGAL DESCRIPTION A10053 - SURVEY 209 P BRYAN 10.48 ACRES

ZONING ETJ RESIDENTIAL AND AGRICULTURAL LAND USE

SITE ACREAGE ±18.14

ADDRESS 109 AMMANN RD., BOERNE, TEXAS 78006

BUILDING DATA

BUILDING SQUARE FOOTAGE ±47,423

BUILDING HEIGHT TBD

PARKING DATA

REQUIRED PARKING SPACES 488

STANDARD SPACES PROVIDED 435

COMPACT SPACES PROVIDED 42

ACCESSIBLE SPACES PROVIDED 10

TOTAL SPACES PROVIDED 487

LEGEND
PROPERTY BOUNDARY

PROPOSED SAWCUT LINE

PROPOSED FIRE LANE

PROPOSED PARKING COUNT

PROPOSED ACCESSIBLE PARKING SPACE

PROPOSED BARRIER FREE RAMP

PROPOSED SANITARY SEWER MANHOLE

PROPOSED CURB INLET

PROPOSED FIRE HYDRANT

EXISTING POWER POLE

Project No.

CONSTRUCTION
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Know what'sbelow.
Call

Know what'sbelow.
R before you dig.R before you dig.
Know what'sbelow.

CAUTION!!

EXISTING UNDERGROUND UTILITIES IN THE AREA CONTRACTOR
IS RESPONSIBLE FOR DETERMINING THE  HORIZONTAL AND

VERTICAL LOCATION OF ALL UTILITIES PRIOR TO CONSTRUCTION.
CONTRACTOR SHALL BE RESPONSIBLE FOR ANY REPAIRS TO

EXISTING UTILITIES DUE TO DAMAGE INCURRED DURING
CONSTRUCTION. CONTRACTOR SHALL NOTIFY THE ENGINEER OF

ANY DISCREPANCIES ON THE PLANS.

TBM #1
RAILROAD SPIKE SET IN POWER POLE APPROXIMATELY
26 FEET SOUTHEAST OF THE NORTHWEST CORNER OF
THIS 18.143 ACRES.

ELEVATION: 1,409.71'

      BENCHMARK  LIST
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NOTES
1. ALL DIMENSIONS ARE TO FACE OF CURB UNLESS OTHERWISE NOTED.

2. REFER TO ARCHITECTURAL CONSTRUCTION DRAWINGS FOR EXACT BUILDING
DIMENSIONS. REFER TO LANDSCAPE ARCHITECT'S PLANS FOR DIMENSIONS AND DETAIL
OF HARDSCAPE.

3. ALL CURB RADII ARE 3 FEET UNLESS DIMENSIONED OTHERWISE.

4. BUILDING, MECHANICAL EQUIPMENT AND SIGNS ARE SHOWN HEREON FOR REFERENCE
ONLY.  REFER TO CONSTRUCTION PLANS OF THOSE ITEMS FOR LOCATIONS AND
DIMENSIONS.

5. ALL CONSTRUCTION SPECIFICATIONS WITHIN CITY RIGHT-OF-WAY AND EASEMENTS
SHALL COMPLY WITH CITY OF BOERNE STANDARDS. PRIOR APPROVAL TO USE ANY
NON-STANDARD MATERIAL IS REQUIRED.
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COUNTY OF KENDALL 
County Engineer 

 
  
 

                                              201 E. San Antonio Ave., Ste 101                Mary Ellen Schulle PE, CFM 
                                              Boerne, TX 78006                County Engineer 
                                             Office: 830-249-9343     www.co.kendall.tx.us 
                                             Fax: 830-249-6206                 
 
 
 

Page 1 of 1 
 

August 27, 2025 
 
Attention: Jeffrey Carroll, PE, CFM - Director of Engineering & Mobility – City of Boerne 
RE: The Bridge Fellowship Variance Request - 109 Ammann Road 
 
Mr. Carroll, 
 
Kendall County would like to provide the following information and comments pertaining to the variance 
request for Bridge Fellowship.  Our understanding is that the Bridge Fellowship is seeking a variance to the 
requirement for a turn lane on Ammann Road.  Kendall County does not support this variance request as the 
turn lane is critical for safety on Amman Road.  Unfortunately, Kendall County’s code does not allow us to 
require a turn lane based on the traffic volumes presented by Bridge Fellowship and the County is dependent 
upon the City upholding the turn lane criteria for this project.  Please consider the following information 
pertaining to the proposed turn lane at this site: 
 

 Kendall County believes the left turn lane is necessary for safety and is warranted per the Traffic 
Impact Analysis.  Ammann Road functions as a thoroughfare (and is classified as such on the 
County's thoroughfare plan) and we need a solution that improves safety on the roadway, not 
diminishes it. 

 Kendall County does not support the use of uniformed officers for traffic control when there are other 
warranted alternatives available.  The use of uniformed officers for traffic control will negatively 
impact public mobility on a permanent recurring basis for the sole benefit of a single development 
when there are other warranted alternatives available.  In addition, there is no mechanism in place for 
the County to require the use of uniformed officers. 

 The applicant asserts in several instances that requiring the left turn lane may exceed rough 
proportionality requirements.  I disagree with the applicant’s assertions as 1) they intend to 
implement voluntary uniformed officer traffic control to mitigate their traffic impact, which is an 
acknowledgement that the left turn lane is “reasonably related” to their development, and 2) their 
roughly proportional exaction is calculated at $2,221,748.83 (page 36) which will well exceed the 
combined values of right of way dedication, construction of the right turn lane, and construction of 
the left turn lane. 

 
 
Thank you, 
Mary Ellen Schulle, PE, CFM 
County Engineer 
Kendall County 
 
Cc: Commissioner Pct. 2 – Andra M. Wisian 
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Major Thoroughfare Plan
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Note:
The intended use of this Thoroughfare Plan is to provide
for future connectivity if development occurs along the
dashed roadways and trails and to provide the ultimate
function of roadways as arterials or collectors in the City's
transportation network. Final alignments may differ, but
the connections are intended to remain between roadway
or trail facilities.

Note:
UDC 7.2(F)(2) defines the street
cross section standards and
right-of-way requirements based
on classifications on this map or
otherwise required by Code.

The Thoroughfare Master Plan
was adopted by City council on
4/11/2023.

151


	Agenda
	2025-444 - PZlMeetingMinutes0804
	2025-445 - AIS -Buc-ee's Zoning Ratification Final - 9.2.2025
	2025-445 - Attachment #1 - Aerial Map
	2025-445 - Attachment #2 - Future Land Use Map
	2025-445 - Attachment #3 - Zoning Map
	2025-445 - Attachment #4 - Environmental Constraints Map
	2025-445 - Attachment #5 - Written Responses
	2025-445 - Attachment #6 - Bucees 380 Development Agreement
	2025-445 - Attachment #7 - Ordinance No. 2020-18 - B-2 Zoning Pre-UDC
	2025-445 - Attachment #8 - C3 Zoning Determination Letter
	2025-445 - Attachment #9 - Buc-ee's Project Briefing 2025.08.27 Final
	2025-447 - AIS 727A Johns Road PUD Final
	2025-447 - Attachment 1 - Aerial Map
	2025-447 - Attachment 2 - FLUM
	2025-447 - Attachment 3 - Zoning Map
	2025-447 - Attachment 4 - Environmental Constaints
	2025-447 - Attachment 5- PUD Plan Packet
	2025-447 - Attachment 6 - Written Correspondence
	2025-447 - Attachment 7 - UDC Sec. 2-5.C.5 Approval Critera
	2025-452 - AIS - 109 Ammann Road_Left Turn Variance
	2025-452 - 20250819_The Bridge Boerne_Variance Application_Final
	2025-452 - 20250827_Kendall County Response to COB
	2025-452 - 2022 - County Thoroughfare Plan
	2025-452 - 2023-MajorThoroughfarePlan_Approved 20230411



