Planning & Zoning Commission Regular Meeting
Dripping Springs City Hall
511 Mercer Street - Dripping Springs, Texas

Tuesday, February 24, 2026, 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

Senior Planner Sara Varvarigos

City Attorney Aniz Alani

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 January 27, 2026 Planning & Zoning Commission special
meeting minutes.

BUSINESS AGENDA

2. Public hearing, discussion, and recommendation for VAR2026-002: variance request to
construct an accessory structure within the rear building setback at 613 Hazy Hills Loop
in the Headwaters subdivision development. Applicant: Carlos Castillo on behalf of Corey
King, property owner.

a. Applicant Presentation
b. Staff Report

c. Public Hearing

d. Variance

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), 551.0761 (Deliberation
Regarding Critical Infrastructure Facility), 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
March 24, 2026, at 6:00 p.m.

April 28, 2026, at 6:00 p.m.

May 26, 2026, at 6:00 p.m.

June 23, 2026, at 6:00 p.m.




City Council & Board of Adjustment Meetings
March 3, 2026, at 6:00 p.m.

March 17, 2026, at 6:00 p.m.

April 7, 2026, at 6:00 p.m.

April 21, 2026, at 6:00 p.m.

May 5, 2026, at 6:00 p.m.

May 19, 2026, 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 February,
18, 2026 at 5:00 p.m.

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.



f Planning & Zoning Commission Special Meeting

W Dripping Springs City Hall
\\—/ 511 Mercer Street - Dripping Springs, Texas
: / Tuesday, January 27, 2026, at 6:00 PM
MINUTES

CALL TO ORDER AND ROLL CALL
With a quorum of commissioners present, Chair James called the meeting to order at 6:00 p.m.

Commission Members Present
Mim James, Chair

Tammie Williamson, Vice Chair
Doug Crosson

Eugene Foster

Commission Members Absent
Christian Bourguignon
Douglas Shumway

Evelyn Strong

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

Senior Planner Sara Varvarigos

City Attorney Aniz Alani

City Secretary Diana Boone

Mayor Pro Tem Taline Manassian

PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was led by Commissioner Foster

PRESENTATION OF CITIZENS

A member of the public who wishes to address the Commission regarding items on the posted agenda may
do so at Presentation of Citizens. For items posted with a Public Hearing, the Commission requests that
members of the public hold their comments until the item is presented for consideration. Members of the
public wishing to address matters not listed on the posted agenda may do so at Presentation of Citizens.
Speakers are allotted two (2) minutes each and regarding issues not on the agenda and two (2) minutes
per item on the agenda may not cede or pool time. Members of the public requiring the assistance of a
translator will be given twice the amount of time as a member of the public who does not require the
assistance of a translator to address the Commission. Speakers are encouraged to sign in to speak, but it
is not required. By law no action shall be taken during Presentation of Citizens.

No one spoke during Presentation of Citizens.



CONSENT AGENDA

The following items will be acted upon in a single motion and are considered to be ministerial or routine.
No separate discussion or action on these items will be held unless pulled at the request of a member of
the Commission or City staff.

1.

Consider approval of the October 28, 2025 Planning & Zoning Commission regular
meeting minutes.

A motion was made by Vice Chair Williamson and seconded by Commissioner Crosson, to
approve the October 28, 2025 meeting minutes.

The motion to approve carried 3 to 1, with Commissioner Foster abstaining.

BUSINESS AGENDA

2.

Public hearing and consideration of recommending an Ordinance approving a Zoning
Map Amendment regarding ZA2025-002: Rezoning the 14-acre Fellers tract located at
1300 Creek Rd from Agriculture (AG) to Moderate Density Residential (SF-2) upon its
Annexation into city limits. Applicant: Pat Hegelson (Tri Pointe Homes) on behalf of
Cypress Forks Ranch LP.

a. Applicant Presentation

Pat Hegelson with Tri Pointe Homes spoke and requested a zoning amendment from
Agricultural to Moderate Density Residential.

b. Staff Report

Senior Planner Sara Varvarigos presented the staff report and recommended approval of
the zoning amendment as presented.

c. Public Hearing

Resident Dade Shields expressed concerns related to residential density and minimum
lot size requirements.

d. Ordinance

A motion was made by Commissioner Foster and seconded by Commissioner Crosson,
to approve the Zoning Map Amendment as recommended by staff.

The motion to approve carried unanimously 4 to 0.
Discuss and consider approval of the 2026 Planning & Zoning Commission meeting
calendar.

A motion was made by Commissioner Crosson and seconded by Vice Chair Williamson, to
approve the 2026 Planning & Zoning Commission meeting calendar with changes to the



November and December meeting dates. The November meeting will be held on November
16, 2026 and the December meeting will be held on December 17, 2026.

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.

4.  Planning Department Report: Tory Carpenter, Planning Director
Planning Director Tory Carpenter presented the update.
No action was taken.
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), 551.0761 (Deliberation
Regarding Critical Infrastructure Facility), and 551.087 (Deliberation Regarding Economic
Development Negotiations), and 551.089 (Deliberation Regarding Security Devices or Security Audits).
Any final action or vote on any Closed Session item will be taken in Open Session.

The commission did not meet in Closed Session.

ADJOURN

A motion was made by Commissioner Foster and seconded by Vice Chair Williamson, to adjourn the
meeting. The motion carried unanimously 4 to 0.

The meeting was adjourned at 7:31 p.m.



Planning and Zoning Commission
Planning Department Staff Report

Planning and Zoning

Feb 24,2026
Commission Meeting: ebruary

Project No: VAR2026-002

Project Planner: Sara Varvarigos, AICP, Senior Planner
Item Details

Project Name: N/A

Property Location: 613 Hazy Hills Loop

Legal Description: Headwaters at Barton Creek Phase 1, Block B, Lot 27, Acres 0.2009 (8,752 SF)
Applicant: Carlos Castillo

Property Owner: Cory King

Applicant is requesting a variance to allow a pergola within the rear property setback

Request: . . . . . .
and increase the maximum impervious cover permitted on site

’\K,;;./“
DRIPPING SPRINGS

Location Map
VAR2026-002
613 Hazy Hills Loop

Legend
Roads

Feet




Planning Department Staff Report

Overview

This variance request is associated with a requested building permit for a cantilevered pergola at 613 Hazy Hills Loop. This
property is located in Phase 1 of the Headwaters subdivision. As such, it is subject to the Headwaters at Barton Creek
Development Agreement and Phase 1 Plat development requirements. These documents establish a minimum rear yard
setback of 20’ and a side yard setback of 5’, as well as a maximum impervious cover of 50% for all residential lots. The
existing yard setbacks and impervious cover (49.5%) of 613 Hazy Hills Loop are shown in the Plot Plan below:
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Planning Department Staff Report

The applicant is proposing to add a 1-story pergola measuring 20’ wide x 15’ deep x 10’ height (refer to Attachment 1),
which would encroach 15’ into the property’s required 20’ rear yard building setback, as shown in the proposed site plan
exhibit below. It would also add approximately 300 SF of impervious cover to the 8,752 SF lot, increasing the impervious
cover from 49.5% to 53%, which is over the maximum permitted impervious cover of 50% for residential lots.

Residential Lot 8,752 50% Max Imp. Cover
Existing Slab 3,818 43.6%

Existing Flat Work 513 5.9%

Total Existing Impervious Area 4,331 49.5% (Under 50% Max)
Proposed Pergola Addition 300 3.4%

Total Proposed Impervious Area 4,631 53% (Over 50% Max)




Planning Department Staff Report

The current residential development requirements for Phase 1 of the Headwaters development, and the requested
variances for 613 Hazy Hills Loop are summarized in the table below:

Development Agreement and Plat Applicant Variance Request Difference
Requirement for Residential Lots in
Headwaters Phase 1

Structures must be set back at least 20’ Applicant is proposing to place the A 5’ setback from the
from the rear property line and 5’ from the | accessory structure approximately 5’ from rear property line will
side yard property line (refer to the rear and side yard property lines. resultin a 15’
attachment 2, Phase 1 Plat notes). encroachment into the
required 20’ rear
setback line
Residential lots must have a maximum Applicant is proposing to increase the The proposed
permitted impervious cover of 50% (refer impervious cover of the lot to 53% impervious cover will
to attachment 3, section 3.2.5 of result in a 3% increase
Headwaters at Barton Creek DA). over the maximum

impervious cover
permitted for
residential lots

In order to qualify for a variance, an applicant must identify unique conditions or constraints on their property that would
result in undue hardship if the City’s ordinance is applied to the property as-is. The applicant for 613 Hazy Hills Loop
submitted the following description of the property’s hardship and reason for this variance request:

“The hardship necessitating this variance arises from the unique physical constraints of the property, as the
majority of the rear yard lies within the required building setback area, leaving only approximately 1-2 feet of
usable building area. This condition is not self-created and results from the lot configuration and applicable
zoning regulations, effectively preventing reasonable use of the backyard for customary accessory structures or
outdoor improvements. Without variance relief, the property owner is deprived of the ability to utilize the rear
yard in a manner consistent with similarly situated properties, and the requested variance represents the
minimum relief required to alleviate this practical difficulty.”

Analysis of Surrounding Properties

The properties surrounding the site are primarily residential and located within Phase 1 of the Headwaters
Development. As such, they are subject to the same impervious cover and building setback requirements as 613 Hazy
Hills Loop. The surrounding properties’ lot sizes, building footprints and layouts also appear to be consistent with the
property located at 613 Hazy Hills Loop.

The property at 613 Hazy Hills Loop does not appear to embody any unique constraints or physical characteristics that
would result in a hardship meriting a variance.



Planning Department Staff Report
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DRIPPING SPRINGS

Texas

Zoning Map
VAR2026-002
613 Hazy Hills Loop

Legend

Roads
Development
Agreements

0_:1H)0
Feet
Direction Zoning District Existing Land Use
North ETJ- Headwaters DA Single Family
East ETJ- Headwaters DA Single Family
South ETJ- Headwaters DA Single Family
West ETJ- Headwaters DA Open Space

In order to meet the threshold for approval of a variance request, a variance application must meet the approval criteria
set out in section 2.22.2 of the Zoning Ordinance. The variance approval criteria and staff analysis of the variance
application are presented below.

Approval Criteria for Variance (2.22.2-Zoning Ordinance)

Variance Approval Criteria Staff Analysis of Variance Application

a. there are special circumstances or conditions | There are no special circumstances or conditions affecting
affecting the land involved such that the literal | the property at 613 Hazy Hills Loop. All other residential
enforcement of the provisions of this Chapter | properties in Phase 1 of Headwaters at Barton Creek
would deprive the applicant of the reasonable use | Development have the same setbacks and maximum
of the land; and impervious cover requirements, and similar building

layouts and lot sizes.

b. the variance is necessary for the preservation and | Staff does not consider placing a pergola within the rear
enjoyment of a substantial property right of the | yard setback to be necessary for the enjoyment of the
applicant; and by preserving the natural features | property, nor would it contribute to preserving the
and topography of the land; and natural features and topography of the land. The intent of




Planning Department Staff Report

the current property setback lines is to maintain a lower
density of development and a higher level of privacy
between lots.

c. the granting of the variance will not be detrimental
to the public health, safety or welfare, or injurious
to other property within the area; and

Granting this variance will be detrimental as it may
encourage significantly more variance applications that
are inconsistent with the original intent of the ordinance,
and will ultimately:

1. erode the overall character of the development
(as caused by new buildings encroaching into
minimum building setbacks)

2. Undermine the water quality protections that are
currently in place through the imposition of
maximum impervious cover requirements for
residential lots (50%) and the overall Headwaters
development  project  (15%). Residential
properties in Headwaters must individually
respect the 50% maximum impervious cover for
their lots, for the aggregated Headwaters
development to cumulatively respect its overall
15% impervious requirement. Staying below
these impervious cover limits is essential for the
Headwaters community to continue to meet its
water quality and drainage requirements and
obligations. Maintaining water quality and
drainage controls through the enforcement of
impervious cover limits ultimately contributes to
the public health, safety and welfare of Dripping
Springs.

d. the granting of the variance constitutes a minimal
departure from this Chapter; and

The granting of the variance would introduce an
encroachment of 15 “ within a 20’ rear yard setback, which
is significant. In addition, the impervious cover of the
property would be increased to 53%, which is over the
maximum permitted 50% for residential lots.

e. the subject circumstances or conditions giving rise
to the alleged hardship are not self-imposed, are
not based solely on economic gain or loss, and do
not generally affect most properties in the vicinity
of the property; and

There are no apparent circumstances or conditions giving
rise to a hardship on this property. The applicant may
explore other shade structure alternatives such as
installing a retractable awning on their residential
building, as other property owners in Headwaters
development have done.

f.  Granting the variance is in harmony with the spirit,
general purpose, and intent of this Chapter so that:
1. the public health, safety and welfare may
be secured; and
2. that substantial justice may be done.

Granting this variance request would be inconsistent with
the intent of the Ordinance variance chapter, as it does
not ultimately contribute to securing public health, safety
and welfare, and it does not reverse a substantial injustice
on the property.

Summary and Recommendation

Staff recommends denial of the variance request.
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Public Notification

A legal notice advertising the public hearing was placed in the Dripping Springs Century-News, signs were posted on the
site, notice was placed on the City Website, and all property owners within a 300-foot radius of the site were notified of
the Variance request. No public comments were received as of the date of posting of this staff report.

Meetings Schedule

February 24, 2026, Planning & Zoning Commission

April 7, 2026, Board of Adjustments

Attachments

Attachment 1 — Variance Application

Attachment 2 — Headwaters Phase 1 Plat

Attachment 3 — Headwaters at Barton Creek Development Agreement

Attachment 4 — Existing Conditions Site Plan

Recommended Action Recommend denial of the requested variance

Alternatives/Options Recommend approval of the variance with no or alternate conditions.
Budget/Financial impact N/A

Public comments None received at this time

Enforcement Issues N/A

Comprehensive Plan Element N/A




Attachment 1

CITY OF DRIPPING SPRINGS

PHYSICAL: 511 Mercer Street = MAILING: PO Box 384

Dripping Springs, TX 78620

» 512.858.4725 « www.cityofdrippingsprings.com

ALTERNATIVE STANDARD/SPECIAL EXCEPTION/VARIANCE/WAIVER

APPLICATION

Case Number (staff use only):

CONTACT INFORMATION

PROPERTY OWNER NAME_ S QT RY K‘\(\S

streeT Aporess_ (0 \ 2 \J\O\Z_Y Hi\\¢ Loop
CITY 0(-.\?(5“\0) S(’(‘.\f\% sTATE ) ¥XaS ZIP CODE 72630

mon: B3%-Ce1-4143, o, |

APPLICANT NAME_ OV \oS Cast ) o)

company_ 51t P\\U‘(“\'\\\Um
streeT Appress 05 B R\\C‘/ Fuzzel Rond
arv_ S Pryn\o stare | & XS . 1%

mone B2 823-0737,..., [

APPLICATION TYPE

[J ALTERNATIVE STANDARD ¥ VARIANCE

(] SPECIAL EXCEPTION ] WAIVER

Revised 2/5/2020 Page1of4



PROPERTY INFORMATION

PROJECT NAME A Cantilevered £ P(,Q,S’\"’\f\&‘\(\& (70“30\‘7\
PROPERTY ADDRESS bly Hovz y Q\lC LooP
CURRENT LEGAL DESCRIPTION |
| TAX ID# IY@R03
LOCATED IN O CITY UMITS
O EXTRATERRITORIAL JURISDICTION
[J HISTORIC DISTRICT OVERLAY

o Description of request & reference to section of the Code of Ordinances applicable to request:
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Cecxion \G\ m Mtnott oulding Sedibo ol Lines
16N EnCroncmnenXs

o Description of the hardship or reasons the Alternative Standard/Special Exception/Variance
- / Waiver is being r_equested:Tl'\C- L\M‘AS\\;P necess r&v\hf\g YRS vatiance orises Eromthe
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- ouidikB eea. s CoRX 3o 15 ot Self s R icz?affﬁ\iﬁof
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o Description of how the project exceeds Code requirements in order to mitigate or offset the o

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

The, Pro PoSed Prodech 1§ designed 0 exceed OfPlicable C0de fRquitement
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512.858.4725 « www.cityofdrippingsprings.com
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Received on/by

Project Number:
Only filled out by staoff
Date, initials

BILLING CONTACT FORM

Project Name: _A\ Cafvhleyefed £reeStanding Sagare=5tyle, pergoln
Project Address: (a3} HO\Z\[ Hl\G Loop
Project Applicant Name: < ONCY0S (oSt Ao
Billing Contact Information

Name:_C o105 Cost\O

Mailing Address: (4 § S R'\\Cy FozZe| Road) SP¢ J\g] X

17373
i - ;B 33, - €33~ OT37

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

O Alternative Standard O Special Exception
O Certificate of Appropriateness O Street Closure Permit
O Conditional Use Permit O Subdivision

O Development Agreement O Waiver

O Exterior Design O Wastewater Service
O Landscape Plan @ Vvariance

O Lighting Plan O Zoning

O Site Development Permit O Other

Applicanis are required to pay all associated costs associated with a project’s application for a
permit, plan, certificate, special exception, waiver, variance, allernative standard, or agreement,
regardless of City approval. Associated costs may include, but are not limiied to, public notices
and outside professional services provided (o the City by engineers, attorneys, surveyors,
inspectors, landscape consultants, lighting consultants, architects, historic preservation
consultants, and others, as required. Associated cosis will be billed at cost plus 20% 1o cover
the City's additional adminisirative 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.

Gy (a0 O/ 14 2%

Signature of Applicant Date




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, 1
acknowledge that | have read through and met the above requirements for a complete submittal:

Applicant Signature

o/ I3/ 26

Date

CHECKLIST

STAFF

APPLICANT

|

O

Completed Application Form - including all required signatures and notarized

O

a

Application Fee (refer to Fee Schedule)

PDF/Digital Copies of all submitted documents

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

Billing Contact Form

Photographs

Map/Site Plan/Plat

Architectural Elevations (if applicable)

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

Public Notice Sign - $25

Proof of Property Ownership-Tax Certificate or Deed

0 O0oOoooo O

O Oo00Oooaoc] O

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

PHYSICAL: 511 Mercer Street ® MAILING: POBox 384 « Dripping Springs, TX 78620

512.858.4725 « www.cityofdrippingsprings.com

Page 4 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 34\ Alum nym LLC 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. ekl

Name

Title
STATE OF TEXAS

§
§
COUNTY OF HAYS §

This instrument was acknowledged before me on the _ﬂ_ day of M

Po2¢ |
202(p by g ’ W\ S > ah : .

/

i —

NotaryPublic

WY Be ANGELA MILLS
g im . h WY Py, ,’/,
My Commission Expires: ___(!JLZ.L@:L___ ez Notary Public. State of Texas
orey Kin
Name of iplican-j

|

ate oTexas

M
N

. NI GPT Tl U W] T AU L BT & Sl D N T i - ol AT - 7.

Prvsical : 511 Mercer Street ¢ MAILING: PO Box 384 # Dripping Springs, TX 78620

512.858.4725 « www.cityofdrippingsprings.com




Docusign Envelope ID: B7229DD6-FC9F-441F-9A2E-F96C0D964DF6
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Docusign Envelope ID: B7229DD6-FC9F-441F-9A2E-F96C0D964DF6
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