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Planning and Zoning Meeting Agenda 
Wednesday, November 5, 2025 ~ 5:30 PM 

 

New City Hall at East Campus 
2818 E. U.S. Hwy. 290 

Fredericksburg, Texas 78624 

 

Planning and Zoning Meeting Agenda November 5, 2025  
   

Janice Menking, Chair 
Tim Dooley, Member 
George Hager, Member 
Jim Jarreau, Member  
Belinda McDonnell, Member 

Tom Musselman, Member 
Tyler Pansing, Member 

Todd Peters, Member 
Sondra Sultemeier, Member 

 
The City of Fredericksburg Planning and Zoning Commission will meet in regular session on 
November 5, 2025, at 5:30PM.  Link to City of Fredericksburg agenda webpage to watch video 
of the meeting.   
 
Written Comments: to be submitted remotely: 

1. Must be received by 2 p.m. on November 5, 2025. 
2. Complete the Citizen Comment Form online at www.fbgtx.org; or 
3. Email your comments to jmusgrove@fbgtx.org 

 
Verbal Comments: 
Sign up in-person between 5:00 p.m. and 5:30 p.m. New City Hall at East Campus 2818 E. 
U.S. Hwy. 290, Fredericksburg, Texas 78624 
You will be limited to 3 minutes to speak. 
 
    
1. CALL TO ORDER 
    
2. ROLL CALL 
    
3. APPROVAL OF MINUTES 
  A. October 1, 2025, Regular Meeting Minutes 

  
    
4. PUBLIC HEARING 
  A. Request Z-2513 (Old Business/Amended Reconsideration): By P.V. McMinn 

with Nuvista Development LLC, to reconsider a Site Plan and Conditional Use 
Permit per Sec. 3.200 for a Condominium and Townhome Use for Property 
Located at 1032 South Milam Street.   
 
i    Presentation by the Applicant 
ii   Presentation by the Staff 
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iii  Hold Public Hearing 
iv  Take Action on the Conditional Use Permit 
  

  B. Request Z-2521: By Dorothy Kay Zey Family Trust, Edward Zey, Trustee, to 
Consider the Following: 
 
A.  A Land Use Change from Medium Density Residential District (MDR) (Mixed 
Use Community / Corridor Place Type) to Commercial (C) (General Commercial 
Place Type) for 304 East Highway Street. 
 
B.  A Zoning Change from Mixed Residential (R2) to Commercial (C2) for 
Property Located at 304 East Highway Street. 
 
i   Presentation by the Applicant 
ii  Presentation by the Staff 
iii Hold Public Hearing 
iv Take Action on the Land Use Change 
v  Take Action on the Zoning Change 
  

    
5. ACTION ITEMS 
    
6. DISCUSSION ITEMS 
  A. Director's Report 

  
    
7. ADJOURN 
 
 

CERTIFICATION 
This is to certify that I, Jan Musgrove, posted this Agenda at 4:30PM on October 29, 2025, on 
the bulletin board of the City of Fredericksburg City Hall, 126 W. Main St., Fredericksburg, 
Texas.  
   

 
  

  Jan Musgrove 
Planner 1 
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STATE OF TEXAS PLANNING & ZONING COMMISSION 
COUNTY OF GILLESPIE MEETING MINUTES  
CITY OF FREDERICKSBURG October 1, 2025, 5:30 P.M. 

 
On the 1st day of October 2025, the Planning and Zoning Commission convened in Regular Session 
at the New City Hall at East Campus 2818 E. U.S. Hwy. 290, Fredericksburg Texas with the following 
members present to constitute a quorum: 

 
PRESENT:    JANICE MENKING 

TOM MUSSELMAN  
TIM DOOLEY 
BELINDA MCDONNELL 

                                                         JIM JARREAU 
  GEORGE HAGER 
  SONDRA SULTEMEIER 
  TODD PETERS 

 
ABSENT:  TYLER PANSING (A)

   
     
ALSO, PRESENT: CLIFF CROSS – Director of Development Services 

 SUSANA HUERTA – Assistant Director of Development                
Services 

 JAN MUSGROVE – Planner I 
EVAN WILLIAMSON– Staff Engineer 

 MICK MCKAMIE – Legal Counsel 
 
Janice Menking called the meeting to order at 5:30 P.M. and welcomed Todd Peters as a new member.  
 
Susana Huerta swore Todd Peters in as a new member of the Planning and Zoning Commission. 

Request Z-2515 - By Mark Cornett with Cornett Engineering requesting a Lane Use Change from 
Rural ® to Low Density Residential (LDR) and to Establish a Zoning of R1, Single Family Residential 
for approximately 39Acres of Land Located at 612 Hollmig Lane. 

Presentation: By Mark Cornett 
Mark Cornett of Cornett Engineering, representing Horizon Development, presented a request for a 
land use change from rural to low density residential and R1 single-family zoning for 39 acres at 612 
Homemade Lane. Mr. Cornett explained his project as a less intense use with the requested zone of R1 
and mentioned the large financial gain to the City if the development were to be approved. The 
development is near the middle school and includes collaboration with DR Horton as the home 
builder. 
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Staff Summary: Cliff Cross 
Cliff Cross summarized the land use and zoning change from Rural to Singel Family Residential for 
the proposed second phase of the Sonoma Oaks subdivision, Phase II. He identified the area as a 
future place type of Mixed Density Residential which is envisioned to provide a greater level of 
residential density in a variety of forms. Appropriate land use types include single-family detached 
residential. The Recommended underlying R1 zoning would require a larger lot size than r1-A district 
but would still be consistent with the trend of development throughout this area. 

 
Public Hearing: Janice Menking opened the public hearing at 5:52 PM 
Thirteen (13) members of the public and homeowners along Hollmig Lane including Kyle Segner, 
Jess Dittmar, Linda Morrow, Jody Kanesi, Gina Enderlin, Brett Schneider, and others, voiced 
opposition and concerns about water supply, stormwater management, erosion, and traffic safety. 
They cited historical issues with previous developments, lack of jurisdiction in the ETJ, and requested 
more stringent downstream water impact analysis and developer accountability.  

 
The Public Hearing closed at 6:31PM 

 
Discussion: 
The Planning and Zoning Commission clarified their role as recommending land use and zoning 
changes, not annexation. After discussion, they voted to recommend the land use change to R1 
zoning, noting that final approval and annexation conditions would be determined by City Council, 
which could impose additional requirements or deny annexation. 
 
Jim Jarreau made a motion to change the land use from Rural (R) to Low Density Residential (LDR). 
Tim Dooley seconded the motion. All voted Aye and the motion carried. 
 
Jim Jarreau made a motion to zone the parcel at 612 Hollmig Lane from Rural (R) to R1, Single 
Family Residential.  George Hager seconded the motion. All voted Aye and the motion carried. 
 
Janice Menking called for a 5-minute break. 
 
6:48PM The Board returned to the meeting. 
 
Request Z-2518 – By Sitman Wainright to consider a Conditional Use Permit (CUP) per Section 
3.320 of the Zoning Ordinance to allow for General Warehousing & Distribution, and Light 
Manufacturing used for the property legally described as Kerr Road Comm Ctr II Lot 1, Located at 
977 Kerr Road, Fredericksburg, Texas. 
 
Presentation: Sittman Wainwright 
The applicant explained the need to renew the conditional use permit for three 5,000 square foot 
mixed-use commercial buildings, as the previous permit had expired after two years due to project 
delays at 977 Kerr Road. 
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Staff Summary: Cliff Cross 
City staff advised that the renewal should be treated as a new conditional use permit rather than an 
extension, recommending the standard two-year term and approval contingent on landscape and civil 
construction plans. Staff recommended approval as a new permit for a two-year term. 

Public Hearing opened at 6:52PM and closed at 6:52PM 

Discussion: 
Commissioners discussed the appropriateness of the two-year term and the potential for future code 
changes regarding CUP durations.  
 
Jim Jarreau made a motion to approve the extension with staff recommendations. 
  
Staff Recommendations: Approved Landscape and Screening Plan 
         Approved Civil Construction Plan 
 
Tom Musselman seconded the motion.  All voted Aye and the motion carried. 
 
Request Z-2519 – By Stan Klein Architect to consider a Conditional Use Permit (CUP) Per Section 
3.200 C1-Neighbourhood Commercial for property legally described as Allen Addn Lot 128B-AR. 
Located at 648 and 652 Post Oak Road, Fredericksburg, Texas. The applicant is requesting to operate 
a Club or Lodge in a C1-Neighbourhood Commercial District. 
 
Presentation: Stan Klein, Architect 
Mr. Klein presented a conditional use permit and site plan for the expansion of the Golden Hub 
Community Center at 648 and 652 Post Oak Rd. The applicant outlined plans to rehabilitate two 
existing buildings and expand the community center, including a larger kitchen, activity areas, and 
improved outdoor spaces, while maintaining a third cottage building. 

Staff Summary: Cliff Cross 
Staff evaluated the proposal against zoning and site plan requirements, confirming compliance with 
building coverage, impervious surface limits, height restrictions, parking, and utility standards. 
Approval was recommended with conditions for landscaping and civil construction plans. 
 
Public Hearing opened at 7:02PM and closed 7:02PM 
 
Discussion: 
The Commission noted that one formal protest letter was received and discussed the attachment of 
CUPs to land use. They clarified that the CUP would remain with the land unless voluntarily 
discontinued. 

Tom Musselman made a motion to approve. Jim Jarreau seconded the motion.  All voted Aye and the 
motion carried. 
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SP-2513 – By Gillespie County Committee on Aging DBA Golden Hub Community Center to 
consider and action on the site Plan for the construction of a building expansion along with associated 
improvements at the property commonly known as 648 Post Oak Road, Fredericksburg, Texas. 
 
Presentation: Stan Klein 
Stan Klein gave a brief description of the Site Plan for the new Community center known as the 
Golden Hub. He talked briefly about the exterior materials being used and the number of beautiful 
large Oak trees on the lot. 
 
Staff Summary: Cliff Cross 
Cliff Cross stated that the applicant had submitted a Site Plan to expand the building at 648 Post Oak 
Road for the use of the Gillespie County Committee on Aging DBA Golden Hub Community 
Center. The 5.279-acre tract and has three structures that are approximately 6,700 sq ft in size. Staff 
had reviewed the site plan application and was comfortable with its concept and recommended 
approval contingent upon the following:  
 

Approved Landscape and Screening Plan 
          Approved Civil Construction Plan 
Discussion: 
A very brief discussion occurred concerning the old site for the Golden Hub and what might happen 
to it once they have vacated the property. 
 
Jim Jarreau made a motion to approve the Site plan with Staff recommendations.  
 

Approved Landscape and Screening Plan 
          Approved Civil Construction Plan 
 
Tom Musselman seconded the motion. All voted Aye and the motion carried. 
 
Request Z-2520 – By Mustard Architects to Consider a Conditional Use Permit (CUP) per Section 
3.220 CBD- Central Business District and Section 3.7000 (PUD) for property legally described as 
FBG ADDN BLK 40 LOTS 579, 580,581, AND 582. G E CO UNMBR LOTS LOT GE UMBER 
LOT ADJOINS FBG ADD BLK 40; PTS 579, AND 580 LOCATED AT 108, 110, 112 AND 116 E. 
UFER ST.; AND 306 & 308 S LLANO ST., FREDERICKSBURG, TEXAS. 
 
Presentation: Ross Hamilton and Whitney Koch with Mustard Designs 
Presented a planned unit development for a mixed-use hotel, winery, restaurant, and retail project at 
Ufer and Llano Streets, requesting a land use change, PUD zoning, and conditional use permit. The 
development team described a 3.5-acre mixed-use project featuring a hotel, winery, restaurant, retail 
spaces, and public improvements, including a public lawn and parking enhancements along Lano 
Street. The design aims to create a walkable destination and anchor for future development in the 
warehouse district. 

Staff Summary: Cliff Cross 
Stated that the project creates an infill opportunity for a currently vacant tract and allows for greater 
flexibility of density, design standards and uses in a highly visible corridor. He stated that the PUD 
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allowed for a greater flexibility for development, staff would ensure that all dimensional standards are 
consistent with the trend of development and are not detrimental to the surrounding properties. 

Staff have scrutinized the parking plan, which includes 107 on-site spaces and 20 public spaces on 
Llano Street, with additional valet parking spaces for hotel guests. The project includes buildings in 
the floodplain, requiring a conditional letter of map revision (CLOMR) from FEMA. Staff and the 
applicant had discussed compliance with floodplain regulations and the need for dimensional 
standards and permitted uses to align with the comprehensive plan. 

Staff requested clarification and restrictions on light manufacturing uses to prevent more intense 
operations, with the applicant agreeing to limit such uses to accessory retail activities (e.g., candle or 
pottery shops). ‘ 

Staff recommended approval contingent upon the following: 
All dimensional conditions or standards are justified and determined not to be 
detrimental to the neighboring properties. 
 
All permitted and Conditional uses, incorporated into the PUD, are consistent with 
the current underlying zoning districts. 

Public hearing opened at 7:49PM and closed at 7:49PM. 

Discussion: 
Concerns were raised about where employees would park and shared parking ratios, with the 
applicant noting plans for off-site parking and flexibility in peak demand management. Belinda 
McDonnell applauded the applicants for their thoughtful presentation and appreciated the beautiful 
job they had done. 
 
Jim Jarreau made a motion to approve the CUP with staff recommendations: 

All dimensional conditions or standards are justified and determined not to be 
detrimental to the neighboring properties. 
 
All permitted and Conditional uses, incorporated into the PUD, are consistent with 
the current underlying zoning districts. 

 
Tim Dooley seconded the motion. All voted Aye and the motion carried. 
 
Jim Jarreau made a motion to approve the land use change from CBD (Central Business District and 
OS (Open Space) to Commercial (C) (Mixed Use Community/Corridor Place Type to a Planned Use 
Development (PUD) with the condition that Staff work with the applicant on the definitions within 
the PUD. 
 
Tim Dooley seconded the motion. All voted Aye and the motion carried. 
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Request P-2425 - By Lantana Owner LLC to consider the review of a Development Plat for 405 
Goehmann Lane, Fredericksburg, Texas  

Presentation: Robert Radovan 
Presented a development plat for a 107-acre parcel at 405 Goehmann Lane, designed to assess city 
water and sewer adequacy for a single-parcel luxury hotel project, with details on infrastructure, 
floodplain compliance, and comprehensive plan alignment provided to the Commission. An approved 
CLOMR and impervious coverage calculations. The project features single-story detached units and a 
two-story restaurant, with 315 parking spaces planned. 
 
Staff Summary: Cliff Cross 
In reviewing this request, the 2024 Comprehensive Plan identifies a potential "Arterial" roadway 
within the property boundaries. As a result, the approval of a development plat, that would not 
incorporate the roadway, would not be consistent with the plan. Specifically, the plat as presented, 
would not meet the criteria requirement of Sec. 4.10(H) in that it would not conform to the 
requirements of the 2024 Comprehensive Plan. Specifically, Sec 
4.10(H,1) states; 
 
"The following criteria shall be used to determine whether the application for a Development Plat 
shall be approved, approved with conditions, or denied." 
 
1. The proposed development conforms to all City plans, including but not limited to, the 
Comprehensive Plan, utility plans and applicable capital improvement plans:" Sec 4.05 (H, 3) 
requires the Planning and Zoning Commission to review and act on the plat.  
 
In consideration of the request, the Planning and Zoning Commission has the following action 
options: 

a. Approve the Final Plat; 
 
b. Approve the Final Plat with conditions, which shall mean that the Final Plat shall be 

considered to have been approved once such conditions are fulfilled, and until the conditions 
are satisfied, it is considered denied; or 

 
c. Deny the Final Plat. 

 
Staff would recommend approval based upon the following conditions: 
 

1. Approval, by the City, authorizing removal or an approved alternate roadway for the  
 "Arterial" roadway shown within the subject property identified in the 2024                 
Comprehensive Plan (Map 2.3: Thoroughfare Plan). 

 
Discussion: 
The Board members discussed the roadway issue and the Comprehensive Plan and what that would 
look like in the future. 
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Evan Willliamson addressed the concerns and stated that this arterial roadway was on the 
Comprehensive Plan and amending the alternate roadway would require an amendment to the 
Comprehensive Plan. 
 
Jim Jarreau made a motion to approve the development plat with staff conditions. 

 
1. Approval, by the City, authorizing removal or an approved alternate roadway for the  
 "Arterial" roadway shown within the subject property identified in the 2024                 
Comprehensive Plan (Map 2.3: Thoroughfare Plan). 

 
Belinda McDonnell seconded the motion.  Roll Call vote is as below: 
 

Roll Call Vote:   Janice Menking – Aye  Todd Peters - Aye 

Tim Dolley – Nah   Belinda McDonnel - Aye 

Jim Jarreau – Aye   George Hager - Aye 

Tom Musselman – Nah  Todd Peters - Aye 

Sondra Sultemeier – Aye 

The motion carried 7 to 2. 

Approval of Minutes:  
Amended meeting minutes for September 3, 2025, were requested by the Commission. All voted Aye 
and the motion carried unanimously.  

Directors Report: 
Mr. Cross thanks the Commission members for attending the work session in September and 
mentioned that the RFQ for the Unified Development Code (UDC) and that it would be ready to go 
out in October. 
 
ADJOURN 
 
With nothing further to come before the Commission, the meeting adjourned at 9:04 PM. 

 
PASSED AND APPROVED on the 5th day of November 2025. 
 
 
 
 

 

JAN MUSGROVE, Planner I JANICE MENKING, Chair 
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PLANNING AND ZONING COMMISSION  
AGENDA MEMO 

 
    
DEPARTMENT: Development Services    
TO: Planning and Zoning Commission    
FROM: Cliff Cross, Director of Development 
Services 

 

MEETING DATE: November 5, 2025 SECTION: PUBLIC HEARING ITEM: A. 
     
  
CAPTION: Request Z-2513 (Old Business/Amended Reconsideration): By P.V. McMinn with 
Nuvista Development LLC, to reconsider a Site Plan and Conditional Use Permit per Sec. 3.200 for a 
Condominium and Townhome Use for Property Located at 1032 South Milam Street.   
 
i    Presentation by the Applicant 
ii   Presentation by the Staff 
iii  Hold Public Hearing 
iv Take Action on the Conditional Use Permit 
  
SUMMARY:  
This development previously obtained a Conditional Use Permit for Condominiums and Townhomes in 2021 with 
conditions that included the requirement to obtain a Subdivision Waiver for the length of Crestview Circle, approval 
of a Site Plan and Plat, and the addition of sidewalks to connect the residential uses to commercial uses as well as 
review of the existing residence to determine historical significance. As the development did not start construction 
within 2 years as required by Sec. 5.481, the Conditional Use Permit has expired. The applicant has since returned 
and submitted a Site Plan and Conditional Use Permit application requesting permission to construct a mixed-use 
development that would include Condominiums and Townhomes. . 
 
The original proposed development included two lots, Lot 1R-2 focused on the development of Condominiums to 
include 32 units in 4, 2-story buildings totaling 32,000 sq ft. The Residential Condominiums would have provided 
amenities such as a tennis court, community center and pool as well as covered parking. In addition, a Professional 
Office building is proposed on the eastern portion of the lot.  
 
Lot 1R-1 focused on the development of Townhomes to include 21 lots as well as a 11,600 sq ft, 2-story, 
Professional Office Building as well as the existing residence, which appears to have a square footage of 4,989 but 
the height of the structure was unknown.  
 
The original proposal was presented to the Planning & Zoning Committee as well as City Council for multiple public 
hearings.  City Council deferred the application back to the Planning and Zoning Committee to reconsider an 
amended request, by the applicant, on September 16, 2025. 
 
Therefore, the application is back before the Planning and Zoning Committee to reconsider an amended request 
that would include a proposed development that would result in the creation of 3 lots totaling approximately 14.25 
Acres. The final plat would result in Lot 1R-2 (6.68 Acres), Lot 1R-1B (2.49 Acres) and Lot 1R-1A (5.08 Acres). Lots 
1R-2 and 1R-1B would be platted as two individual vacant out lots. Lot 1R-1A would accommodate the proposed 
21-Unit Townhome Development.  
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As a result, of the creation of the out lots, the proposed Conditional Use Permit would only apply to Lot 1R-1A which 
is proposing the 21-Unit Townhome Development. 
  
BACKGROUND: Lot 1R-1A Development Review 
 
Site Area: 5.08 Acres - 221,285 sq ft 
 
Zoning: C1, Neighborhood Commercial 
 
Building Coverage: 43% Proposed (52,500 sq ft) 55%/121,706 (Maximum) 
 
Impervious Coverage: 58% Proposed (128,114 sq ft) 70% (Maximum) / 12% Should Account For Parking 
 
Heights: 1 Story (16 ft) and 2 Story (32 ft) - 3-Story Maximum (the plans state a maximum of 2-stories) 
 
Access: Lot 1R-1A does not have its own acces, rather it shares 1 access point onto Keller Crossing Drive. and is 
a 46 ft-wide road called Highland Boulevard. Individual Townhome lots will have direct access to Crestview Circle. 
 
Parking: 2 spaces per unit is required for the Townhome use (plus 2 spaces per unit if insufficient R.O.W exists to 
allow on-street parking), resulting in 84 required spaces. T 
 
In reviewing the required number of spaces for the 21 townhomes staff verified the required parking ratio is 2 
spaces per dwelling unit plus 2 spaces per insufficient ROW if it exists. As a result, the total townhome development 
would require 4 spaces per unit, totaling 84 spaces. It is staffs understanding that each unit provides 4 onsite 
spaces meeting that requirement. As a result, no on-street (ROW) parking would be required to meet this 
requirement. The applicant has identified 107 spaces to serve the townhome development, which includes 84 
onsite spaces and an additional 23 parallel offsite spaces.   
 
Landscape and Screening: Plans are required per Sec. 7.920 and should include One (1) tree per 75 LF required. 
Off-street parking should have ten (10) sq ft of interior landscaping for each parking space. A strip of land at least 
five (5) ft in depth located between the abutting right-of-way and the off-street parking areas or other vehicular area 
which is exposed to an abutting right-of-way shall be landscaped and include one (1) tree for each fifty (50) LF. In 
addition, a hedge wall, or other durable landscape barrier, of at least two (2) feet in height, shall be placed along the 
perimeter. Screening along the perimeter of the property is required per Sec. 7.940 (property line to the West) and 
screening of the dumpster is required per Sec. 7.980 
 
Public Hearing: As part of the Public Hearing process, Staff must notify all property owners who own property 
within 200 ft of the subject tract. As of June 24, 2025 two letters of protest were received. 
 
Sec. 5.460 - Review and Evaluation Criteria for Conditional Use Permits. Contains 13 items that must be 
considered when reviewing a Conditional Use Permit. please see the following: 
 
Conformance with applicable regulations and standards established by the Zoning Regulations. 
 
Compatibility with existing or permitted uses on abutting sites, in terms of building height, bulk and scale, setbacks 
and open spaces, landscaping and site development, access and circulation features. 
 
Potentially unfavorable affects or impacts on other existing or permitted uses on abutting sites, to the extent such 
impacts exceed those which reasonably may result from use of the site for a permitted use. 
 
Modifications (including variance from property development regulations) to the site plan which would result in 
increased compatibility, would mitigate potentially unfavorable impacts, would be necessary to conform to 
applicable regulations and standards and would protect the public health, safety, morals and general welfare. 
 
Safety and convenience of vehicular and pedestrian circulation in the vicinity, including traffic reasonably expected 
to be generated by the proposed use and other uses reasonable and anticipated in the area; existing zoning and 
land uses in the area. 
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Protection of persons and property from erosion, flood or water damage, fire, noise, glare and similar hazards and 
impacts. 
 
Location, lighting, and type of signs; the relation of signs to traffic control and adverse effect of signs on adjacent 
properties. 
 
Adequacy and convenience of off-street parking and loading facilities. 
 
Determination that the proposed use is in accordance with the objectives of these Zoning Regulations and the 
purposes of the zone in which the site is located. 
 
Determination that the proposed use will comply with each of the applicable provisions of these Zoning Regulations. 
 
Determination that the proposed use and site development, together with any modifications applicable thereto, will 
be compatible with existing or permitted uses in the vicinity. 
 
Determination that any conditions applicable to approval are the minimum necessary to minimize potentially 
unfavorable impacts on nearby uses and to ensure compatibility of the proposed use with existing or permitted uses 
in the same district and the surrounding area. 
 
Determination that the proposed use, together with the conditions applicable thereto, will not be detrimental to the 
public health, safety, or welfare or materially injurious to properties or improvements in the vicinity. 
 
In review of the 13 items outlined in the Review Criteria, Staff has concerns that the development as proposed does 
not provide for the safety and convenience of pedestrian and vehicular traffic. Crestview Circle has a length greater 
than 500 ft and provides a cul-de-sac rather than extending connectivity. These issues would require a Subdivision 
Waiver and approval by the Planning and Zoning Commission. If approved, the development may not have more 
than 15 residential lots created along this street. The Comprehensive Plan is clear that safer mobility for all users 
(vehicular, pedestrian and bicycle) is important and the streets and drive-isles as proposed do not provide mobility 
for all pedestrians as the development lacks sidewalks and there is no consideration for bicyclists. As this is a 
mixed-use development, these items should be taken into consideration. In addition, to mitigate potentially 
unfavorable impacts of the development, the applicant should provide additional screening in the form of a 
landscape buffer for the residential subdivision to the west.  
 
In reviewing the layout of the townhomes staff concurs that pedestrian safety and vehicular traffic flow should be 
considered as part of the site plan approval. In reviewing the proposed layout, of the townhome lots, the applicant 
has indicated that prior staff has advised that per 6.12 (Streets), Subsection G (Cul-de-Sacs) the 500 hundred feet / 
15 foot requirement is not applicable. Specifically, the applicant has indicated that previous staff members have 
indicated this provision is only applicable to single-family residential detached developments requiring larger lot 
sizes. In reviewing the code the subdivision regulations define both a dwelling, single-family detached and dwelling, 
single-family (attached - townhouse). The two uses are specifically defined as the following per the subdivision 
regulations: 
 

50. 
Dwelling, Single Family (attached - townhouse) 

A dwelling which is joined to another dwelling at one or more sides by a party wall or 
abutting separate wall, and which is designed for occupancy by one family and is located 
on a separate lot delineated by front, side and rear lot lines. 

51. 
Dwelling, Single Family (detached) 

A dwelling designed and constructed for occupancy by one family and located on a lot or 
separate building tract and having no physical connection to a building located on any 
other lot or tract and occupied by one family. 

Furthermore, in reviewing the zoning ordinance the code defines a townhouse lot, townhouse residential, single-
family residential, site area, etc. Specifically, the definitions are as follows: 
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SINGLE FAMILY RESIDENTIAL 

The use of a site for only one dwelling unit, other than a manufactured home. 

SINGLE FAMILY RESIDENTIAL (ATTACHED) 

A single family dwelling constructed as part of a series of dwellings, all of which are either attached to the 
adjacent dwelling or dwellings by party walls or are located immediately adjacent thereto with no visible 
separation. Included under this use category is townhouse and condominium. 

SINGLE FAMILY (DETACHED) 

The use of a site for only one dwelling unit, other than a manufactured home. This use also includes Short-
term Rental, Accessory and Short-term Rental, B&B. 

SITE 

A tract or parcel of land, subdivided lot or lots, or parts thereof, or land acreage intended and suitable for 
development, which is a genuine part of the development; or the ground or area on which a building or buildings 
or a townhouse has been proposed to be built or has been built. 

SITE AREA 

The calculated area within the site. 

Base Site Area. A calculated area defined as the Gross Site Area minus 25-year floodplain. 

Gross Site Plan. An area defined as the total site area including easements, flood plains, waterways, ponds 
and any other area for preservation. 

TOWNHOUSE GROUP 

Two or more contiguous townhouses having common or abutting walls. 

TOWNHOUSE LOT 

That portion of the total development site or a townhouse residential use is intended for separate ownership 
as the location of a single townhouse and associated  

private yard area. 

TOWNHOUSE RESIDENTIAL 

The use of a site for two or more townhouse dwelling units, constructed with common or abutting walls and 
each located on a separate ground parcel within the total development site, together with common area serving 
all dwelling units. 

In reviewing the proposal if the applicant were to construct permitted single-family detached dwelling units based 
upon the permitted lot frontages of 70 feet the maximum number of homes and lots created could be 7 dwelling 
units. If developed within the R2 District the minimum lot frontages of 50 feet the maximum number would be two 
per buildable lot. In summary, the permitted number of townhomes, within a traditional 500 foot cul-de-sac, could be 
approximately 25 units.  
 
2024 Comprehensive Plan 
 
In 2024 the City of Fredericksburg adopted a new Comprehensive Plan that provides direction for requested 
development. This document speaks specifically to 7 items including Mobility and Small-Town Sensitive Growth.  
 
In reviewing Mobility, guiding principles and strategies are provided to ensure the safety of vehicular, bicycle and 
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pedestrian connectivity. Recommendations include complete streets (sidewalks, bicycle lanes and typical roadway) 
to promote safer mobility for all users, as well as transportation improvements which prioritize the safety, comfort, 
and connectivity of pedestrians and cyclists and ensure ADA accessibility for the entire community.  
 
In reviewing Small-Town Sensitive Growth, new framework is provided which aids the City of Fredericksburg in 
considering placemaking more holistically and on a larger scale, using place types which incorporate guidance for 
land use, transportation, site planning and design. Action G.1.A.5 states: establish context-sensitive design 
regulations and guidelines that ensure the physical form of new and infill development is visually compatible with 
and contributes to the community’s existing character and identity. Implement density-based maximum size 
limitations on developments. Action G.1.A1.7 states: Establish good neighbor nuisance regulations to address 
higher density and mixed-use issues, reserving separated land use for a limited number of uses. 
   
   
  
STAFF RECOMMENDATION:  
In reviewing the application, the staff reviewed and referenced the C1 zoning ordinance, Conditional Use Permit 
Review and Evaluation Criteria, individual Townhome Developments as well as the Comprehensive Plan. As part of 
our review, staff believes the development, as proposed, would provide for safe internal pedestrian and vehicular 
traffic. In reviewing the concerns, pertaining to the proposed layout of Crestview Circle (which exceeds 500 ft in 
length), staff believe the original interpretation has merit in that section 6.12(G) would not be applicable and would 
only apply to single-family residential developments. Furthermore, staff has reviewed and confirmed that all 
dimensional requirements associated with the proposal meet the requirements of the applicable codes and 
ordinances. In addition, staff have approached the HRB with the applicable concerns pertaining to the existing 
structure on the property. In initial discussions and evaluation, the staff's understanding is that although it is an old 
structure, there has been no determination of historical significance.  
 
Furthermore, as the purpose of the Conditional Use Permit process is to encourage broad public review and 
evaluation of site development features and operating characteristics in order to ensure adequate mitigation of 
potentially unfavorable impacts, Staff could only recommend approval of the Conditional Use Permit if  potential 
unfavorable impacts have been addressed. In reviewing the request, and evaluating all potential concerns and 
potential impacts, staff would recommend approval of the proposed Conditional Use Permit contingent upon the 
prior conditions identified during the September 3, 2025 meeting and clarification of the percentage of impervious 
surface the individual townhome parking spaces account for. 
  
  
 
  
  
ATTACHMENTS:  
1. Z-2513 Public Hearing Map 
2. Z-2513_ Review Comments_July Meetings (2) 
3. Z-2513_ SITE PLAN_cup - addressed.- 8 - 06162025 (2) 
4. Z-2513_Keller Oaks CUP application (2) 
5. 2021 City Council Memo (3) 
6. Updated CUP Plat Layout 
7. Keller Oaks Updated Townhome CUP Layout 
8. Combined Protest Letters_Redacted 
9. Z-2513 - Approval letter received 8_6_25_Redacted 
10. Z-2513 - late arrival letters of support - received July 1 and2_Redacted 
  
  
APPROVAL/REVIEW: 
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Date: October 31, 2025 
Cliff Cross, Director of Development Services   
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R1 - Single Family Residential

R2 - Mixed Residential

R3 - Multi-Family Residential
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The City of Fredericksburg 
126 W. Main St. • Fredericksburg, Texas 78624-3708 • (830) 997-7521 • Fax (830) 997-1861 

 
 
June 9, 2025 
 
P.V. McMinn, Jr. 
Via Email 
pvmcminnjr@gmail.com 
 
RE: Z-2513, Review Comments for the Conditional Use Permit request for 1032 S Milam, 
Keller Oaks. 
 
Dear Applicant,  
 
Project will require Planning and Zoning approval scheduled for Wednesday, July 2, 2025, at 
2818 US 290 East (HEB Room at the former University Center – City Hall East Campus), please 
have a representative present at the meeting. 
 
The project will also require consideration by City Council on Tuesday, July 15, 2025, at 2818 US 
290 East (HEB Room at the former University Center – City Hall East Campus), please have a 
representative present at the meeting.  
 
Please review the following comments and address appropriately. Please provide a written 
response as to how the items are addressed in addition to the revised Site plan by Monday, 
June 16, 2025. 
 
Plans will not be reviewed or considered without a response sheet. 
 

• Correct the Lot Sizes for Lot 1R-1 and 1R-2. They both read as 7.23 Acres (314,939 sq ft) 
• Correct the Development Calculations for both lots given the need to update the lot size 

o Building Cover 
o Impervious Cover 
o ETC 

• Provide density calculations based on bedroom counts by lot. Per Sec. 3.200 
o Example = 35, 1-bedroom units @ 3,000 sq ft per unit = 105,000 sq ft 
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The City of Fredericksburg 
126 W. Main St. • Fredericksburg, Texas 78624-3708 • (830) 997-7521 • Fax (830) 997-1861 

• Please provide parking calculations and appropriate dimensions  Per Sec. 7.863 
• Add appropriate handicapped parking spaces in required locations and provide 

dimensions Per Sec. 7.863 
• Location of loading facilities for both lots per Sec. 7.131 
• Parking Lot lighting needs to be shown on the plan. Sec. 7.131 
• Provide a note that all lighting will be compliant with Article XV – Outdoor Lighting. This 

includes parking lot lighting.  
• Landscaping required Per. Sec. 7.920 and should include One (1) tree per 75 LF is 

required. Off-street parking should have ten (10) sq ft of interior landscaping for each 
parking space. A strip of land at least five (5) ft in depth located between the abutting 
right-of-way and the off-street parking areas or other vehicular area which is exposed to 
an abutting right-of-way shall be landscaped and include one (1) tree for each fifty (50) 
LF. In addition, a hedge wall, or other durable landscape barrier of at least two (2) ft in 
height, shall be placed along the perimeter.  

• Screening required per Sec. 7.940 & Sec. 7.980 to include a solid wood and/or masonry 
fence or wall at least 6 ft in height but not greater than 8 ft between the subject 
property and residentially zoned property to the East. All refuse collection must be 
screened.   

• There is an existing residence on the site that is not shown on the plan. Staff has not 
approved its demolition and suspect it might possess historical significance. Staff will 
need to perform a site visit to determine the properties condition and value. This home 
is not listed on the City’s inventory of Historical Structures, but due to its age, it may 
qualify for historic protection. 

• The 2024 Comprehensive Plan identifies this property with a future place type of Mixed 
Use Community Corridor which is envisioned to be a well-planned walkable mixed-use 
area with a strong sense of place. These highly activated areas should include integrated 
residential, retail and small-scale employment uses.  

o Important characteristics include building relationship with the street, 
pedestrian movement, signage, street design and public gathering spaces.  

o Middle housing types such as townhomes, patio homes, cottage courts, urban 
lofts and apartments in walkable environments near commercial and open 
space. 

o High interconnectivity between uses and parcels is required internal to the site, 
both vehicular and pedestrian.  

o Buildings should be sited in close proximity to each other and well-connected via 
pedestrian pathways and sidewalks.  
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The City of Fredericksburg 
126 W. Main St. • Fredericksburg, Texas 78624-3708 • (830) 997-7521 • Fax (830) 997-1861 

• Create mechanisms to properly consider infrastructure, community character, and 
economic impact of all new development (Small Town Sensitive Growth) 

• Encourage neighborhood placemaking elements that add community character and 
support pride of ownership (pocket parks, street trees, art in public spaces, sidewalks, 
etc.) (N.1.A.6) 

• Apply transportation improvements which prioritize safety, comfort, and connectivity of 
pedestrians and cyclists and ensure ADA accessibility for the entire community 
(Mobility) 

• Invest in bike parking, street furniture and other elements that encourage walking and 
biking. Begin investments at key points of interest and community facilities (i.e, libraires, 
schools, parks, museums, shopping districts) (M.2.B.6) 

• Subdivision Waiver (Major) required for block lengths exceeding 500 ft or 1,200 ft in 
length per Subdivision Ordinance 6.06 D & E.  

o Where no existing subdivision controls, the blocks should not be less than 500 
feet in length. However, in cases where physical barriers, property ownership, or 
individual usage creates conditions where it is appropriate that these standards 
be varied then, upon approval by the Director of Development Services, the 
length may be increased or decreased to meet existing conditions, having due 
regard for connecting streets, circulation of traffic and public safety. 

• As part of the previously approved CUP The Planning and Zoning Commission voted 7-0 
to approve the CUP for Townhomes & Condominiums with the condition that the 
project provides additional sidewalks in the development. Sec. 7.131 

 
Please return the revised plans along with your written response as to how the comments have 
been addressed by Monday, June 16, 2025. Please feel free to contact me with any comments 
or questions, and I will be happy to assist you.  
 
For information regarding these comments please contact Jan Musgrove with Development 
Services at 830-990-2079 or jmusgrove@fbgtx.org  
 
 
 
 
 

Jan Musgrove 
Development Review Committee (DRC) 
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The City of Fredericksburg 

126 W. Main St. • Fredericksburg, Texas 78624-3708 • (830) 997-7521 • Fax (830) 997-1861 

 

CITY COUNCIL MEMO 

 
DATE: February 15, 2021   

TO:  Mayor and City Council 

FROM:  Jason Lutz 

SUBJECT:   Z-2019 – Conditional Use Permit for Condominiums & Townhomes at the northwest 
intersection of Keller Crossing & S. Milam St. 

Summary: 

The applicant is proposing a multi-phased mixed use development to be constructed on approximately 
14.6 acres of land located to the north of Keller Crossing, between Burger King and the Windcrest 
Townhome subdivision.  The Keller Oaks Development is proposed to consist of 22 Townhomes and 32 
Condominiums (Phase I & II).  The project will include a Community Center as well as Professional Offices 
fronting on Keller Crossing.  The proposed Professional Office Space will consist of 8 Office Buildings. Total 
building area is approximately 45,559 square feet.  

The property is currently zoned Neighborhood Commercial (C-1) and medical offices are allowed, by right 
in the zoning district.  The C-1 zoning district does allow Townhomes & Condominiums, with the approval 
of a Conditional Use Permit (CUP).  The property is bounded to the north by the Windcrest residential 
development (PUD), Commercial (C-2) zoning to the south & west, and Public Facilities (PF) zoning districts 
to the south & east (Hospital). 

The project will need to go through additional City processes before any permits can be issued.  The next 
step will be to plat the property for the townhomes and condominiums.  As part of the platting process, 
a variance to City regulations regarding the maximum lengths of streets that end in cul-de-sacs will need 
to be approved.  The proposed street, Crestwood Circle, is 733’ in length and the maximum for this type 
of street is 500’.  Staff can support this variance request due to the associated topographic and safety 
issues.  No sidewalks are proposed along the residential areas and staff is recommending that the 
development provide additional sidewalks to provide pedestrian access to other phases of the 
development.  In addition to the platting process, the applicant will need to have the official site plan 
reviewed and approved based on conformance to City regulations.  Before the site plan may be approved, 
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The City of Fredericksburg 

126 W. Main St. • Fredericksburg, Texas 78624-3708 • (830) 997-7521 • Fax (830) 997-1861 

staff will need to work with the applicant regarding an existing home located on the property.  This home 
is not listed on the City’s inventory of Historical Structures, but due to its age, may qualify for historic 
protections.    

Recommendation: 

The Planning and Zoning Commission voted 7-0 to approve the CUP for Townhomes & Condominiums 
with the condition that the project provide additional sidewalks in the development. 

Staff received 13 protests for the original request of multiple CUP land uses and received 5 protests on 
the updated CUP request for Condominiums and Townhouses. 

Staff recommends Approval of the Conditional Use Permit for Condominium Residential and Townhouse 
Residential, for Phase I & II, with the condition that additional sidewalks be constructed along the 
residential areas in order to provide pedestrian access to other phases of the development.  

 

Background / Analysis: 

See the attached Conditional Use Permit Brief for a summary of the existing and proposed land uses and 
zoning. 

 
Attachments: 

Conditional Use Permit Brief, property owner list, project plans, project summary, maps, and opposition 
letters. 

 
 
 
 
Department Approval        City Manager Approval 
 
 
 
City Attorney Approval 
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PLANNING AND ZONING COMMISSION  
AGENDA MEMO 

 
    
DEPARTMENT: Development Services    
TO: Planning and Zoning Commission    
FROM: Cliff Cross, Director of Development 
Services 

 

MEETING DATE: November 5, 2025 SECTION: PUBLIC HEARING ITEM: B. 
     
  
CAPTION: Request Z-2521: By Dorothy Kay Zey Family Trust, Edward Zey, Trustee, to Consider 
the Following: 
 
A.  A Land Use Change from Medium Density Residential District (MDR) (Mixed Use Community / 
Corridor Place Type) to Commercial (C) (General Commercial Place Type) for 304 East Highway 
Street. 
 
B.  A Zoning Change from Mixed Residential (R2) to Commercial (C2) for Property Located at 304 
East Highway Street. 
 
i   Presentation by the Applicant 
ii  Presentation by the Staff 
iii Hold Public Hearing 
iv Take Action on the Land Use Change 
v Take Action on the Zoning Change 
  
SUMMARY:  
The applicant has submitted a Land Use and Zoning Change request for approximately .17 acres (7,405 sq. ft) of 
land located at 304 East Highway Street. The applicant is requesting a Land Use Change from Medium Density 
Residential (MDR) (Mixed Use Community / Corridor Place Type) to Commercial (C) (General Commercial Place 
Type) and a zoning change from R2, Mixed Residential to C2, Commercial.   
  
BACKGROUND: The surrounding properties include M2, Medium Manufacturing to the South and C2, 
Commercial to the East. There is R2, Mixed Residential to the North and West. 
 
The property is currently zoned R2, Mixed Residential and permits several uses by right and upon the issuance of a 
conditional use permit, some of the mixture and intensity of use types include the following: 
 
 Community Recreation Local Utility Service 
Duplex Residential Multiple Family Residential 
Townhouses (Section 7.610)   
 Group Residential Single Family Residential (Detached) 
Single Family Small Lot (Section 3.101 R-1-A)   
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 Short-term Rental, Accessory: (With a STR permit and 
adherence to Chapter 20, Article VII) 

Short-term Rental, B & B: (With a STR permit and 
adherence to Chapter 20, Article VII) 

  
Uses Permitted Subject To Conditional Use Permit 
The following uses may be permitted subject to a Conditional Use Permit as provided in Section 5.400. 
 Private Primary Educational Facilities Private Secondary Educational Facilities 
Day Care Services   
 Condominiums (Section 7.610)   
 Convalescent Services   
 Cultural Services Religious Assembly 
Guidance Services   

 
It is the desire of the applicant to obtain a C2, Commercial Zoning classification and Sec. 3.210 - C2, Commercial 
speaks to the development standards allowed below: 
 
Sec. 3.210 - C2: Commercial speaks to the development standards allowed in C2 and includes the following uses 
permitted by right: 

 

Administrative and Business Office 

Agricultural Sales and Services 

Arts and Crafts 

Automotive Rentals 

Automotive Repair Services 

Automotive Sales 

Automotive Washing 

Building Maintenance Services 

Business or Trade School 

Business Support Services 
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Club or Lodge 

Cocktail Lounge 

Commercial Off-Street Parking 

Communication Services 

Construction Sales and Services 

Consumer Convenience Services 

Consumer Repair Services 

Convalescent Services 

Convenience Store/Self Serve Gas 

Cultural Services 

Custom Manufacturing 

Day Care Services 

Equipment Repair Services 

Equipment Sales 

Exterminating Services 

Financial Services 

Food Sales 

Funeral Services 
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Group Residential 

Single Family Residential (detached) if structure was not used as other than residential in its most recent use 

General Retail Sales 

Guidance Services 

Hotel/Motel 

Horticulture 

Hospital Services (Limited) 

Indoor Entertainment 

Indoor Sports and Recreation 

Kennels 

Laundry Services 

Liquor Sales 

Local Utility Services 

Maintenance and Service Facilities 

Medical Offices 

Mobile Food Establishments, but not in any right-of-way or public easement 

Multiple Family Residential 

Outdoor Entertainment 
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Outdoor Sports and Recreation 

Pawn Shop Services 

Personal Improvement Services 

Personal Services 

Pet Services 

Private Primary Educational Facilities 

Private Secondary Educational Facilities 

Professional Offices 

Religious Assembly 

Research Services 

Restaurant - Drive-In/Fast Food 

Restaurant 

Service Station 

Veterinary Services 

Short-term Rental, Unoccupied: (With a STR permit and adherence to Chapter 20, Article VII) 

Short-term Rental, Accessory: (With a STR permit and adherence to Chapter 20, Article VII) 

Short-term Rental, B & B: (With a STR permit and adherence to Chapter 20, Article VII) 

Short-term Rental, Facility: (With a STR permit and adherence to Chapter 20, Article VII) 
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Corporate Housing (Chapter 20, Article VII) 

 

with the following uses permitted subject to an approved Conditional Use Permit (CUP): 

 

Camp Grounds 

Condominiums (Section 7.610) 

Convenience Storage 

Drive through facilities associated with any use 

Single Family Residential (detached)- new construction or after cessation of use other than residential 

Duplex Residential Condominium Residential(section 7.610) 

Single Family Residential (Detached) 

Townhouse Residential (section 7.610) 

Transportation Terminals 

 
The 2024 Comprehensive Plan identifies the subject property as a future Place Type of Mixed-Use Community / 
Corridor which is envisioned to provide flexibility towards development and preference for complete neighborhoods 
with integrated commercial and residential uses.  
 
Appropriate existing zoning districts would include R2, R3, R5, NC, C, M3, MU1, MU2 
 
Notice of Public Hearing Response: As part of the Public Hearing process, staff must notify property owners that 
own property within 200 ft of the subject property. As of  
October, 30, 2025, no responses have been received. 
   
   
  
STAFF RECOMMENDATION:  
Staff has reviewed the request and the proposed application requesting the land use and zoning change. In 
reviewing the request, the Comprehensive Plan has classified the subject property as a Mixed-Use Community / 
Corridor place type. Per the "Intent And Character" section of the plan, "Within a small geographic area, different 
land uses can be side by side or within the same building. These places tend to be bustling and diverse, with a 
sense of place. Mixed-Use Communities or Corridors can serve a large region, while others can serve local 
residents. The functions and characteristics of both concepts are generally the same, with variations in the size of 
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their service areas and intensity of development". 
 
Although the specific place type designation request is not specifically identified for this property, the trend of 
development and surrounding underlying zoning districts provide for the ability to establish higher density residential 
and commercial uses.  Furthermore, the current Mixed-Use Community / Corridor Place Type identifies the 
Commercial (C2) zoning as an appropriate zoning classification. In addition, the current Mixed-Use Community / 
Corridor Place Type identifies additional appropriate underlying districts that would better fit the trend of 
development throughout the general area. Staff would not recommend approval of the Land Use Change from 
Mixed-Density Residential District (MDR) (Mixed Use Community / Corridor Place Type) to Commercial (C) 
(General Commercial Place Type) but would recommend approval of the rezoning from Mixed Residential (R2) to 
Commercial (C2) for Property Located at 304 East Highway Street. 
  
  
 
  
  
ATTACHMENTS:  
1. Z-2521_Notification 304 E Highway MAP 
2. 304 Zoning Map 
3. 304 Land Use Map 
4. 304 Place Type Map 
5. Application Material For Packet_Redacted 
  
  
APPROVAL/REVIEW: 

 

  

Date: October 31, 2025 
Cliff Cross, Director of Development Services   
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FIGURE 1
City of Fredericksburg

Z-2521 304 E Highway St
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200' Notification
Area
Notified Property

City Limit
Boundary
GCAD Parcels

Document Path: \\fbggis01\gisdata\ArcMap\Development_Services\Notification_Maps\00_FBG_ANSI_A_Portrait_Notification 304 E Highway.mxd
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