
 

 

 

Planning & Zoning Commission Regular Meeting 

Dripping Springs City Hall 

511 Mercer Street – Dripping Springs, Texas 

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

AGENDA 

CALL TO ORDER AND ROLL CALL 

Commission Members 

Mim James, Chair 

Tammie Williamson, Vice Chair 

Christian Bourguignon 

Doug Crosson 

Eugene Foster 

Douglas Shumway 

Evelyn Strong 

Staff, Consultants & Appointed/Elected Officials 

Planning Director Tory Carpenter 

City Attorney Laura Mueller 

City Secretary Diana Boone 

IT Director Jason Weinstock 

 

PLEDGE OF ALLEGIANCE 

 

PRESENTATION OF CITIZENS 

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

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

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

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

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

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

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

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

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

 



 

 

CONSENT AGENDA 

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

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

the Commission or City staff. 

1. Consider approval of the September 23, 2025 Planning & Zoning Commission regular 

meeting minutes. 

 

BUSINESS AGENDA 

2. Applicant introductory presentation and possible Commissioner appointment to the 

Development Agreement Working Group for the Ranch Court (ATX RR12) Planned 

Development District and Annexation request located 26700 Ranch Road 12. Applicant: 

Abby Gillfillan, Lionheart Places 

 

PLANNING REPORTS 

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

direction; however, no action shall be taken. 

3. Planning Department Report. Tory Carpenter, Planning Director 

 

CLOSED SESSION 

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

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

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

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

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

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

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

Open Session. 

 

UPCOMING MEETINGS 

Planning & Zoning Commission Meetings 

November 17, 2025, at 6:00 p.m. 

December 9, 2025, at 6:00 p.m. 

City Council & Board of Adjustment Meetings 

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

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



 

 

December 2, 2025, at 6:00 p.m. 

December 16, 2025, at 6:00 p.m. 

 

ADJOURN 

 

TEXAS OPEN MEETINGS ACT PUBLIC NOTIFICATION OF MEETING 

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

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

located at 511 Mercer Street, and on the City website at, www.cityofdrippingsprings.com, on October 22, 

2025, at 4:30 PM.  

 

 

 
Diana Boone, City Secretary 

 

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

services must be made 48 hours prior to this meeting by calling (512) 858-4725.  



 

Planning & Zoning Commission Regular  Meeting 

Dripping Springs City Hall 

511 Mercer Street – Dripping Springs, Texas 

Tuesday, September 23, 2025, at 6:00 PM 

DRAFT MINUTES 

CALL TO ORDER AND ROLL CALL 

With a quorum of commissioners present, Chair James called the meeting to order at 6:02 p.m. 

Commission Members Present 

Mim James, Chair 

Tammie Williamson, Vice Chair 

Eugene Foster 

Douglas Shumway 

Evelyn Strong (arrived at 6:04 p.m.) 

Commission Members Absent 

Christian Bourguignon 

Doug Crosson 

Staff, Consultants & Appointed/Elected Officials 

Planning Director Tory Carpenter 

City Attorney Laura Mueller 

City Secretary Diana Boone 

Senior Planner Sara Varvarigos 

IT Director Jason Weinstock 

Mayor Pro Tem Taline Manassian 

Building Permit Technician Rebecca Foxhoven 

 

PLEDGE OF ALLEGIANCE 

 

The Pledge of Allegiance was led by Chair James 

 

PRESENTATION OF CITIZENS 

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

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

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

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

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

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

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



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

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

No one spoke during the Presentation of Citizens. 

 

CONSENT AGENDA 
 

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

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

member of the Commission or City staff. 

1. Approval of the July 22, 2025 Planning & Zoning Commission regular meeting 

minutes. 

                   A motion was made by Commissioner Foster and seconded by Vice Chair Williamson, to   

                   approve the July 22, 2025 meeting minutes.  The motion to approve carried unanimously 4 to  

                   0.  Commissioner Strong was not present to vote on this item. 

 

BUSINESS AGENDA 

2. Public hearing and consideration of recommending an Ordinance approving a Zoning 

Map Amendment regarding ZA2025-001: Rezoning the tract from Agriculture (AG) to 

General Retail with a Conditional Overlay (GR-CO) for the 4.98 acres located at 126025 

Ranch Road 12. Applicant: Angie and Brad Mendenhall, MBARR Holdings LLC 

    Commissioner Strong arrived at the start of the applicant presentation. 

a. Applicant Presentation 

 

    Angie Mendenhall presented and remained in the audience to answer questions as  

    needed. 

 

b. Staff Report 

 

    Sara Varvarigos presented the staff report and recommended approval of zoning   

    amendment and conditional overlay as presented. 

 

c. Public Hearing 

 

    Donna Sheehan spoke regarding concern for property value for adjacent residence. 

  

d. Ordinance 

                               A motion was made by Commissioner Strong and seconded by Vice Chair Williamson,    

                               to approve rezoning with staff recommendation.  The motion to approve carried  

                               unanimously 5 to 0. 

 



PLANNING REPORTS 

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

direction; however, no action shall be taken. 

3. Planning Department Report. Tory Carpenter, Planning Director 

                   No action was taken. 

 

CLOSED SESSION 

A motion was made by Chair James and seconded by Commissioner Strong, to go into Closed Session for 

item 4, under sections 551.071 and 551.087.  The motion carried unanimously 5 to 0.   

Closed Session began at 6:45 p.m. 

Closed Session ended at 7:04 p.m. 

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

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

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

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

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

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

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

Open Session. 

4. Consultation with Attorney related to legal issues in development agreement and 

planned development district process and Deliberation Regarding Economic 

Development Negotiations. (551.071, Consultation with Attorney; 551.087, Economic 

Development).  

   

ADJOURN 

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

meeting.  The motion to adjourn carried unanimously 5 to 0.   

The meeting was adjourned at 7:05 p.m. 
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ZONING/PDD AMENDMENT APPLICATION 
 
 

 

CONTACT INFORMATION 
 

PROPERTY OWNER NAME___ATX Capital Jorge Canavati______________________________________________________ 

STREET ADDRESS______500 W 2nd St. Suite 1900_________________________________________________ 

CITY__________Austin____________________STATE___Texas_________________ ZIP CODE ___________  

PHONE___832-289-6030_______ EMAIL___jcq@atxcapital.com_____ 

 

APPLICANT NAME___Abby Gillfillan________________________________________________ 

COMPANY _____Lionheart Places_________________________________________ 

STREET ADDRESS____1023 Springdale RD___________________________________ 

CITY___Austin_____________STATE__Texas_________ ZIP CODE __78721______  

PHONE_512.644.9628__________ EMAIL__abby@lionheartplaces.com________ 

 
  
 

Case Number (staff use only): ________-____ 

REASONS FOR AMENDMENT  

 ☐ TO CORRECT ANY ERROR IN THE REGULATION 
OR MAP 

 X TO RECOGNIZE CHANGES IN TECHNOLOGY, STYLE 
OF LIVING, OR MANNER OF CONDUCTING BUSINESS 

 

 X TO RECOGNIZE CHANGED CONDITIONS OR 
CIRCUMSTANCES IN A PARTICULAR LOCALITY 

 
X TO MAKE CHANGES IN ORDER TO IMPLEMENT 

POLICIES REFLECTED WITHIN THE COMPREHENSIVE 
PLAN 
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COMPLIANCE WITH OUTDOOR LIGHTING ORDINANCE? * 
(See attached agreement). 

X YES (REQUIRED)* ☐ YES (VOLUNTARY)* ☐ NO* 
 
* If proposed subdivision is in the City Limits, compliance with Lighting Ordinance is mandatory. If proposed 
subdivision is in the ETJ, compliance is mandatory when required by a Development Agreement or as a 
condition of an Alternative Standard/Special Exception/Variance/Waiver.  

Voluntary compliance is strongly encouraged by those not required by above criteria (see Outdoor Lighting tab 
on the CODS webpage and online Lighting Ordinance under Code of Ordinances tab for more information). 
  

PROPERTY & ZONING INFORMATION 

PROPERTY OWNER NAME  Kopponen Viktor & Sirkka; ATXC Dripping Springs, LLC

PROPERTY ADDRESS   26700 Ranch Rd 12, Dripping Springs, TX 78620

CURRENT LEGAL DESCRIPTION  

TAX ID#  17787; 17782

LOCATED IN X CITY LIMITS    

X EXTRATERRITORIAL JURISDICTION  

CURRENT ZONING  ETJ and Single Family - Low Density

REQUESTED 
ZONING/AMENDMENT TO PDD 

 

REASON FOR REQUEST 
(Attach extra sheet if necessary) 

 

INFORMATION ABOUT 
PROPOSED USES 
(Attach extra sheet if necessary) 

 

http://www.cityofdrippingsprings.com/


PHYSICAL: 511 Mercer Street • MAILING: PO Box 384 • Dripping Springs, TX 78620 
512.858.4725 • cityofdrippingsprings.com  

Page 3 of 4 
 

APPLICANT'S SIGNATURE  
 
The undersigned, hereby confirms that he/she/it is the owner of the above described real property and 
further, that ______________________________ is authorized to act as my agent and representative with 
respect to this Application and the City’s zoning amendment process.  
(As recorded in the Hays County Property Deed Records, Vol. ______, Pg. ________.) 
    
   _____________________________________ 
   Name 
    
   _____________________________________ 
   Title 
 
STATE OF TEXAS   § 
    § 
COUNTY OF HAYS  § 
 
 This instrument was acknowledged before me on the ____ day of ______________, 
 
201___ by _____________________________________. 
 
     ____________________________________ 
     Notary Public, State of Texas 
 
My Commission Expires: _____________________________ 
 
 
__________________________________ 
Name of Applicant 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

http://www.cityofdrippingsprings.com/
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ZONING AMENDMENT SUBMITTAL  

 CHECKLIST 
STAFF APPLICANT 

 

☐ X Completed Application Form - including all required signatures and notarized 
☐ X Application Fee-Zoning Amendment or PDD Amendment (refer to Fee Schedule)  

☐ X

PDF/Digital Copie s of all submitted Documents           

When submitting digital files, a cover sheet must be included outlining what 
digital contents are included. 

☐ X Billing Contact Form 
☐ ☐ GIS Data 

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

☐ X Legal Description 
☐ X Concept Plan 
☐ X Plans 
☐ X Maps 
☐ X Architectural Elevation  
☐ X Explanation for request (attach extra sheets if necessary) 
☐ X Information about proposed uses (attach extra sheets if necessary) 
☐ ☐ Public Notice Sign   (refer to Fee Schedule) 
☐ ☐ Proof of Ownership-Tax Certificate or Deed 
☐ ☐ Copy of Planned Development District (if applicable) 

☐ ☐ 
Digital Copy of the Proposed Zoning or Planned Development District 
Amendment 

 

All required items and information (including all applicable above listed exhibits and fees) must be received by 
the City for an application and request to be considered complete. Incomplete submissions will not be accepted. 
By signing below, I acknowledge that I have read through and met the above requirements for a complete 
submittal: 
 
Applicant Signature   Date 

http://www.cityofdrippingsprings.com/


Received on/by: 

Project Number:  _____-_____ 
Only filled out by staff 

 
 

 
 
 
 

 
BILLING CONTACT FORM 

Project Name:     

Project Address:    

Project Applicant Name:    

Billing Contact Information 

Name:  

Mailing Address:    

 
 

Email:  Phone Number:   

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

� Alternative Standard � Special Exception 
� Certificate of Appropriateness � Street Closure Permit 
� Conditional Use Permit � Subdivision 
� Development Agreement � Waiver 
� Exterior Design � Wastewater Service 
� Landscape Plan � Variance 
� Lighting Plan � Zoning 
� Site Development Permit � Other   

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

 
 

Signature of Applicant Date 



EXHIBIT B: PD MASTER PLAN
SUBMITTAL DATE: AUGUST 2025

B u d a

Kyl e

B l a n co

J o h n so n
Ci ty

B e e
Ca ve

L a ke wa y

S p r i n g
B ra n ch

Wi m b e r l e y

Au sti n

D r i p p i n g
S p r i n g s

SL
 1

SH 45

US 290

SL
 3

60

RM 620

IH
 3

5

SH 71

RM
 1

2

U
S 

28
1

LOCATION MAP

General Notes

1.	 The location of buildings, parking, driveways, trees and 
landscaping are conceptual and may shift at the time of site 
plan approval as long as the standards of the PUD are met.

2.	 The project will expand the existing Village Grove Rd. with 60’ 
of additional ROW and new vehicular lanes and sidewalks.

3.	 Rob Shelton Boulevard will be extended through the entire 
property and consist of 110’ of ROW.

4.	 A new public street will provide a connection from the 
extension of Rob Shelton Boulevard to the parcel to the east.

5.	 The project is intentionally designed to preserve existing trees.

6.	 The use of native, drought tolerant, and adapted plant 
materials will apply to all new landscaping.

7.	 This property will utilize the City of Dripping Springs reclaimed 
water lines for all outdoor irrigation.
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