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   City of Wimberley 
   221 Stillwater Drive, Wimberley, Texas 78676 

 
 

PLANNING & ZONING COMMISSION MEETING 
WIMBERLEY CITY HALL – CITY COUNCIL CHAMBERS 

221 STILLWATER, WIMBERLEY, TEXAS 78676 
THURSDAY, DECEMBER 9, 2021– 6:00 P.M. 

 
Minutes 

 
 

1. CALL TO ORDER    
Chairman Weeks called the meeting to order on December 9, 2021, at 6:01 p.m. 

 
2. CALL OF ROLL     
 Commissioners Present:  David Hester  Member         
      Charles Savino Member 
      Philip McBride Member 
      Jerry Lunow  Member 
      Tim Dodson  Vice-Chair 
      Austin Weeks Chairman 
 
 Staff Members Present:  Nathan Glaiser Planning and Zoning Coordinator  

     Charles Zech  City Attorney 
 

3. CITIZENS COMMUNICATIONS 
There were no citizen communications. 

 
4. MINUTES 

Motion to approve the minutes, as presented, made by Charles Savino. Motion was 
seconded by Tim Dodson. Motion carried unanimously (6-0). 
4.1. Approval of minutes of the Regular Planning & Zoning Commission meeting on 

December 9, 2021. 
 
5. PUBLIC HEARING AND POSSIBLE ACTION 

5.1. Hold a public hearing and consider making a recommendation to City Council regarding 
case ZA-21-012, an application to change the zoning of 10600 Ranch Road 12, also 
known as Lot 36, Hilltop Place Section 1, from Residential Acreage (RA) to Lodging 2 
(L-2). 
Staff gave a presentation to the Commissioners noting that the RA zoning that was 
given to 10600 Ranch Road 12 was likely an oversight. Staff cited the minutes from the 
City Council meeting in 2002 where the initial zoning ordinance was adopted. The 
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applicant, Chris Herndon, answered questions from the commissioners. Chairman 
Weeks opened the public hearing at 6:07 and then closed it immediately due to lack of 
comments. Charles Savino made a motion to recommend approval of the zoning 
change. Motion was seconded by Philip McBride. Motion carried unanimously (6-
0). 

 
5.2. Hold a public hearing and consider making a recommendation to City Council regarding 

case CUP-21-022, an application for a Conditional Use Permit to allow for the operation 
of a Vacation Rental (STR2) on a property located at 2800 River Road, Wimberley, Hays 
County, Texas. 
Staff gave a presentation to the Commissioners describing the request. The applicant, 
Patrick Birdsong, spoke about on-going issues with the River Meadows HOA. Chairman 
Weeks opened the public hearing at 6:16 p.m. Six citizens spoke in opposition to the 
request: Jason Aldridge, River Meadows HOA president, spoke about issues with the 
HOA deed restrictions, the HOA river park, after-hours activity from Short Term Rentals 
and trash issues. Steven Schoen presented the AirBnB Ad and spoke on the 
neighborhood opposition to the request. Dan Sauerwin, Vice President of River 
Meadows HOA, spoke on deed restrictions and complains about trash on the subject 
property. Leslie Harwell, adjacent neighbor, spoke on River Meadows deed restrictions, 
noise, and trespassing concerns. Justin Walker spoke on concerns of safety at the HOA 
River Park and excess noise and trash. Dick Adams, Secretary of the River Meadows 
HOA spoke on the history of short-term rentals in the River Meadows subdivision. 
Patrick Birdsong spoke about the neighborhood concerns and how he has been 
mitigating the noise complaints, trash, and the HOA deed restrictions. Chairman Weeks 
closed the public hearing at 6:41 p.m. Charles Savino made a motion to recommend 
denial of the application due to the opposition of the neighborhood and the 
impact on the shared HOA river park. Motion was seconded by Jerry Lunow. 
Motion carried unanimously (6-0). 

 
6. STAFF AND COMMISSIONER REPORTS 

6.1. Announcements 
There were no announcements. 

6.2. Future Agenda Items 
There were no future agenda items discussed. 
 

7. ADJOURNMENT 
Chairman Weeks adjourned the meeting at 6:56 p.m. 

 
 RECORDED BY: 
 
                                                      
 Nathan Glaiser, Planning and Zoning Coordinator 
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        APPROVED BY: 

 

        ____________________________________ 

        Austin Weeks, Chairman 

 

 
 

 

 
 

 



  

 
 

REPORT 

 

 
Hold a public hearing and consider making a recommendation to City Council regarding case ZA-21-
012, an application to Rezone 12322 Ranch Road 12 from Residential Acreage (RA) to 
Wimberley Planned Development District.  
 
A Wimberley Planned Development District is a special zoning district that provides an alternate 
approach to conventional land use controls. The WPDD includes a base zoning, an ordinance 
establishing the WPDD that includes any deviations in use from the base zoning, and a concept plan 
that gives an overview of the proposed development.  
 
The applicant has requested a base zoning of Residential Acreage (RA) which is the current zoning 
of the property. Unless otherwise specified in the WPDD, the requirements of the RA zoning district 
will be in effect. On top of the base zoning, the applicant is requesting a WPDD to allow for the 
development of a 31 site RV and tiny home park for long term (30+ day) leases. They would also 
provide a washeteria and clubhouse for the residents. The site development standards requested 
are 32 parking spaces (one behind each RV site plus an ADA space) and minimum 10’ setbacks on 
the side and rear property lines. All other design standards would be consistent with RA zoning, the 
Entrance Corridor overlay, and the Protected Waterway overlay.  
 
 

  
Property Description 

Applicant(s): Jon Thompson, J Thompson Professional Consulting, LLC 

Property Address: 12322 Ranch Road 12 

Property Owner: 12322 Ranch Road 12, LLC (c/o Michael & Patricia Tessaro) 

Legal Description: Leath Hollow, Lot 8-A 

Property Size: 9.23 Acres 

AGENDA ITEM: ZA-21-012 Rezone 12322 RR 12 from RA to 
WPDD w/RA base zoning 

SUBMITTED BY: Nathan Glaiser, Planning and Development 
Coordinator 

DATE SUBMITTED: December 8, 2021 

MEETING DATE: January 13, 2021 (P&Z) / January 20, 2021 (City 
Council) 

ITEM  

PROPERTY INFORMATION 



Existing Use of Property: Vacant 

Existing Zoning: Residential Acreage 

Proposed Use of Property: RV and tiny home long-term rental 

Request: Rezone to WPDD as outlined in application and concept plan 

Planning Area: I 

Overlay District: Entrance Corridor & Protected Waterway 
 

Surrounding Property: 
Frontage: Ranch Road 12 

Surrounding Zoning 
& Land Use 

 Current Zoning: Existing Land Use: 
North of Property RA Single-Family 

Residential 

South of Property RA & WPDD Commercial/Religious 
Assembly 

East of Property RA Raw Land 
West of Property SC & RA Commercial/Raw Land 

 
 

 
Staff has spoken has received letters of opposition from two neighbors within 200’ that make up 
roughly 26% of adjacent land area. This application will require a supermajority vote from City 
Council for approval. I have also spoken and received comments from 6 other community members 
that were in opposition to the request based on septic, water availability, traffic and general 
concerns about growth.  
     

 

 
Surrounding Neighbor Notification Letters (200’): December 29, 2021 
Published Legal Notice (Wimberley View): December 30, 2021 

 
  

The City of Wimberley Comprehensive Plan identifies seven planning areas to be used as a guide for 
future growth. The subject property lies within planning areas I and VII. 

Planning Area I:  Primary location for very low impact larger lot residential developments and 
agricultural uses. 

 Appropriate uses: RA, R-1, R-2, R-3, PPU, PF, WPDD, NS, [RR-1] 

COMMENTS 

LEGAL NOTICE 

  

Staff Analysis 

  



Planning Area VII: Primary location for low impact community and regional services as well as low 
impact traditional residential development. 

 Appropriate uses: RA, R-1, R-2, NS, O-1, L-1, PPU, PR-1, PF, SC, WPDD, VI 

The proposed WPDD includes 31 long term RV sites for rent on a 9.23-acre property. This is roughly 3.36 
dwelling units per acre. Due to the density and number of units proposed, staff finds that the WPDD 
application as submitted is not consistent with the land use guidelines described in the Comprehensive 
Plan. 

Staff recommends denial of the WPDD application. 

 
 
When considering action on a zoning change, the Council should consider the criteria within the 
Code of Ordinances Sec.9.03.255(a)(2) 

(A)     Whether the uses permitted by the proposed change will be appropriate in the immediate area 
concerned and their relationship to the general area and the city as a whole; 

(B)     Whether the proposed change is in accord with any existing or proposed plans for providing public 
schools, streets, water supply, sanitary sewers, and other utilities to the area, and shall note the findings; 

(C)     The amount of vacant land currently classified for similar development in the vicinity and elsewhere 
in the city, and any special circumstances which may make a substantial part of that vacant land 
unavailable for development; 

(D)     The recent rate at which land is being developed in the same zoning classification as the request, 
particularly in the vicinity of the proposed change; 

(E)     How other areas designated for similar development will be, or are unlikely to be, affected if the 
proposed amendment is approved; 

(F)     Any other factors which will substantially affect the public health, safety, morals, or general welfare; 
and 

(G)     Whether granting the request furthers the land use objectives and principles adopted by the city. 

Possible Motions can include: 
• Motion to recommend to City Council approval of ZA-21-012 
• Motion to recommend to City Council approval of ZA-21-012 with conditions 
• Motion to deny ZA-21-011 for the following reasons (list all reasons)  

 
*this list is not exclusive and other motions can be made 
 
 
 

• Ordinance 

ATTACHMENT/S 

  

CRITERIA FOR CONSIDERATION 

 



• Concept Plan (Exhibit A) 
• Plat (Exhibit B) 
• Application 
• WPDD ordinance for reference 
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ORDINANCE NO. 2022-xx 

 
 AN ORDINANCE OF THE CITY OF WIMBERLEY, TEXAS CHANGING THE 

ZONING DESIGNATION FOR APPROXIMATELY 9.23 ACRES OF PROPERTY 
LOCATED AT 12322 RANCH ROAD 12, WIMBERLEY, HAYS COUNTY, TEXAS, TO 
WIMBERLEY PLANNED DEVELOPMENT DISTRICT (WPDD) WITH A BASE 
ZONING DISTRICT OF RESIDENTIAL ACREAGE (RA) AND PROVIDING FOR THE 
FOLLOWING: DELINEATION ON ZONING MAP; FINDINGS OF FACT; 
SEVERABILITY; EFFECTIVE DATE AND PROPER NOTICE AND MEETING. 

 
 WHEREAS, the regulations established by Article 9.03 (Zoning) of the Wimberley Code of 
Ordinances, as amended, (the “Code”), are specifically designed to lessen congestion in the streets; 
secure safety from fire, panic, and other dangers; promote health and general welfare; provide adequate 
light and air; prevent the overcrowding of land; avoid undue concentration of population; facilitate the 
adequate provision of transportation, water, sewers, schools, parks, and other public facilities; and,  
 
 WHEREAS, in the course of adopting the regulations established by the Code, the Planning and 
Zoning Commission and City Council have given careful consideration to the unique qualities of the 
City, including the demographics of its inhabitants, the community’s history, geography, natural 
resources, existing structures, property values, workforce, education levels, commercial base, 
surrounding communities, public facilities and infrastructure; and, 
 
 WHEREAS, the regulations established by the Code have been adopted with reasonable 
consideration, among other things, for the character of each district and its peculiar suitability for the 
particular uses; with a view of conserving property values and encouraging the most appropriate use of 
land in the City; and, 
 
 WHEREAS, the regulations established by the Code and in this Ordinance are in furtherance of 
the public interest, for the good government, peace, order, trade and commerce of the City and necessary 
and proper for carrying out the power granted by law to the City; and, 
 
 WHEREAS, the following enactments are a valid exercise of the City’s broad police powers and 
based upon the City’s statutory regulatory authority, including but not limited to Texas Local 
Government Code Chapters 51, 52, and 211; and, 

 
WHEREAS, in accordance with section 9.03.098 of the Code, the Wimberley Planned 

Development District (WPDD) Zoning is permitted in all Planning Areas of the Comprehensive Plan, 
and the Residential Acreage (RA) zoning district is permitted in Planning Area I; and, 
 

 WHEREAS, the purpose of the WPDD is to permit flexibility and creativity within a project to 
maximize the unique physical features of a particular site, encourage the efficient use of land and 
economic arrangement of improvements, as well as encourage the conservation of energy and natural 
resources; and, 

 
WHEREAS, the proposed layout of improvements provides the most efficient and practical use 

of the property due to the shape of the subject property described herein; and, 
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WHEREAS, the property owner proposes to conserve and preserve existing natural resources 
and landscape features of the property by providing enhancements and proposing construction materials 
which will be in conformance with the City’s aesthetic goals; and, 

 
WHEREAS, the City Council and Planning and Zoning Commission have carefully reviewed 

the requirements of the City’s Comprehensive Zoning Ordinance and has concluded that Leath Hollow, 
Lot 8-A, more commonly known as 12322 Ranch Road 12, Wimberley, Hays County, Texas (the 
“Property”) qualifies for the Wimberley Planned Development District (WPDD) Zoning, with a base 
zoning district of Residential Acreage (RA) designation, and that such designation is consistent with 
established City policy and is in the public interest, subject to the conditions stated herein and to be 
constructed in accordance with the Development Plan to be submitted prior to the issuance of building 
permits, to be based on the Concept Plan, Design Standards and Elevations of the subject property, 
attached hereto and incorporated herein as Exhibit “A”, which is hereby made a part of this WPDD 
Ordinance; and,  

 
 WHEREAS, parties in interest and citizens have had an opportunity to be heard at public 
hearings conducted by the Planning and Zoning Commission and City Council, on January 13, 2022 and 
January 20, 2022, respectively, notice of which was published in the City’s official newspaper before the 
15th day before the first public hearing and agendas for each hearing were posted at City Hall more than 
seventy-two (72) hours prior to the respective hearing. 
 

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
WIMBERLEY, HAYS COUNTY, TEXAS: 

 
ARTICLE I. FINDINGS OF FACT 

 
All of the above premises are hereby found to be true and correct legislative and factual findings 

of the City of Wimberley and are hereby approved and incorporated into the body of this ordinance as if 
copied in their entirety. 

 
ARTICLE II.  AMENDMENT 

 
 A. Zoning. That the property described as Leath Hollow, Lot 8-A, more commonly 
known as 12322 Ranch Road 12, Wimberley, Hays County, Texas (the “Property”) and more 
particularly described on the attached survey in Exhibit “B”, (referred to herein as the “Property”) is 
hereby designated as a Wimberley Planned Development District, with a  base zoning district of 
Residential Acreage (RA)  in accordance with the Code of Ordinances and subject to the WPDD 
Conditions described herein in Subsection B.  Further, development and construction on the Property 
shall be in conformance with the Development Plan to be submitted prior to issuance of building 
permits, to be based on the Concept Plan, Design Standards and Elevations, described on Exhibit “A”, 
and incorporated by reference for all purposes. 
 

B. WPDD Conditions  
 
1. All provisions of the Residential Acreage (RA) zoning district shall apply 
except as modified herein. 

a. Additional permitted uses: RV and tiny home long term rental 
(30+ days); washateria and club house for RV park guest.  
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2. Development and construction of the Property shall be in conformance 
with the Concept Plan, which includes, but is not limited to, building layout, 
special amenities, square footages and parking, attached as Exhibit “A”, and 
incorporated by reference for all purposes. 

 
3. Development and construction of the Property shall be in conformance 
with the Design Standards describing the special amenities, and other design 
elements applicable to the Property, as follows: 

 
a. If any of the existing or proposed structures is damaged or destroyed by fire or 

other accidental or natural means, the City, upon application by the owner 
thereof, shall issue a permit for repair or reconstruction of the building or 
structure, provided that the repair or reconstruction conforms with the 
provisions of the City Building Code and the building or structure is not being 
enlarged upon, expanded, or extended. 
 
In the event any of the existing or proposed structures, located in the 
floodplain, is damaged or destroyed by fire, or other accidental or natural 
means, the City, upon application by the owner thereof, shall issue a permit for 
repair or reconstruction of the building or structure at the pre-existing location, 
provided that the repair or reconstruction conforms with the provisions of the 
City Flood Damage Prevention Ordinance and the building or structure is not 
being enlarged upon, expanded, or extended.  Such buildings or structures may 
also be relocated on the Property, outside the floodplain, after first obtaining 
the necessary permits from the City and provided the building or structure is 
not being enlarged upon, expanded, or extended. 
 
Nothing in this Ordinance shall be deemed to prevent ordinary repairs, 
restoration or alterations to the above-mentioned structures provided the 
building or structure is not being enlarged upon, expanded, or extended. 

 
b. The property shall be further developed, with the following improvements 

consistent with the concept plan: Thirty-one (31) RV or tiny home sites; 
washateria; clubhouse.  
 

c. The following standards are the maximum permitted standards for the 
development and construction of new building on the Property:  
 

 
1. There will be one (1) ADA parking space and one (1) parking space 

behind each RV site for a total of thirty-two (32) parking spaces. 
 

2. Minimum interior side and rear setbacks shall be ten (10) feet from 
property line. 
 

3. All development shall meet the requirements of both the Entrance 
Corridor and Protected Waterway Overlays. 
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4. A Site Development Plan shall be submitted for review and approval by 

the City of Wimberley prior to construction on any improvements detailed 
in this Ordinance or on the Concept Plan, no later than six (6) years from 
adoption of this ordinance.  Failure to comply with article II (B)(3)(c)(3) 
shall result in this ordinance being voided and of no effect. 
 

 
All conditions and requirements provided in this Ordinance and the City’s Code of Ordinances 
must be complied with prior to the issuance of a building permit and certificate of occupancy. 

 
ARTICLE III. ZONING DISTRICT MAP 

 
The official Zoning District Map shall be revised to reflect the zoning district boundary 

established by this Ordinance. 
 

ARTICLE IV.  SEVERABILITY 
 

  It is hereby declared to be the intention of the City Council that the phrases, clauses, sentences, 
paragraphs and sections of this Ordinance be severable, and if any phrase, clause, sentence, paragraph or 
section of this Ordinance shall be declared unconstitutional by the valid judgment or decree of any court 
of competent jurisdiction, such unconstitutionality shall not affect any of the remaining phrases, clauses, 
sentences, paragraphs or sections of this Ordinance, and the remainder of this Ordinance shall be 
enforced as written. 

 
 

ARTICLE V.  EFFECTIVE DATE 
 
 This Ordinance shall take effect immediately from and after its passage and publication as may 
be required by governing law.  
 

ARTICLE VI.  PROPER NOTICE AND MEETING 
 

It is hereby officially found and determined that the meeting at which this Ordinance was passed 
was open to the public as required and that public notice of the time, place and purpose of said meeting 
was given as required by the Open Meetings Act, Chapter 551 of the Texas Government Code, and the 
Standard Zoning Enabling Act, Chapter 211 of the Texas Local Government Code.  Notice was also 
provided as required by Chapter 52 of the Texas Local Government Code. 

 
PASSED AND APPROVED this 20th day of January, 2022, by a vote of __ (Ayes) to __ 

(Nays) __(Abstain) vote of the City Council of the City of Wimberley, Texas 
 

 
CITY OF WIMBERLEY  

 
 
     BY:_________________________________   
           Gina Fulkerson, Mayor 
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ATTEST: 
 
________________________________ 
Laura Calcote, City Secretary 
 
 
 
 
APPROVED AS TO FORM: 
 
_________________________________ 
City Attorney 
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DIMENSIONAL SITE PLAN NOTES

1. SIDEWALKS AND CURB RAMPS TO BE CONSTRUCTED
PER CITY OF DRIPPING SPRINGS STANDARDS.

2. EVERY HANDICAP-DESIGNATED PARKING SPACE MUST
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1 City of Wimberley. Wimberley Planned Development District 

Application No. ZA- 

P&Z Hearing: _ Council Hearing: _ Fees Paid: □Applicat io n D Public Notice

Date: _ Staff Review _ ZA OFFICE USE 

Applicant: _ 

Mailing address: City: State:    Zip:     _ 

Phone:  Email: _ 

Property Owner:  _ 

Mailing address: City: State: Zip: _ 

Phone: Email: 

Project Site Address: _ 

Legal description:  _ 

Total Acreage or Square Footage: Deed recorded in: _ 

Hays CAD Parcel ID R Planning Area: Zoning: _ 

Is property located in an overlay district? DYes ONo If Yes, type:

City of Wimberley 
221 Stillwater, Wimberley, Texas, 78676 

Phone: 512-847-0025 Fax: 512-847-0422 

www.cityofwimberley.com 

Wimberley Planned Development District 

WIMBERLEY PLANNED DEVELOPMENT DISTRICT (WPDD) 

See the Wimberley Code of Ordinances, Section 155.062 for full requirements of the Wimberley Planned 

Development District. 

This document sets forth in narrative and graphic form (attached) the purpose, intent and physical nature 

of a Wimberley Planned Development District, which is a zoning district that applies only to the property 

described herein, as provided by Section 155.062 of the Wimberley Code of Ordinances. 

All references to the "Zoning Ordinance" refer to the ordinance and amendments in effect on the date of 

the application for this WPDD. 
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Jon Thompson, J Thompson Professional Consulting, LLC

PO Box 172
Dripping Springs

TX 78620
(512) 568-2184 jthompsonconsultingds@gmail.com

12322 Ranch Road 12, LLC (c/o Michael & Patricia Tessaro)
12326 RR 12 Wimberley

TX
78676

12322 RR 12, Wimberley, Texas 78676

Leath Hollow, Lot 8-A
9.23 Instrument # 18032274 

09/10/2018175391 I RA

Entrance Corridor Overlay

http://www.cityofwimberley.com/
jthom
Highlight



2 City of Wimberley. Wimberley Planned Development District 

Application No. ZA- 

A. PURPOSE AND INTENT 

1. General

The Wimberley Planned Development District, herein referred to as WPDD, is a special zoning district 

category that provides an alternate approach to conventional land use controls. The WPDD may be used for 

individual tracts or on tracts or parcels of land that are under common ownership and are to be developed as 

one unit according to a master design statement or a master development plan. The WPDD is subject to 

special review procedures, and once approved by the City Council, it becomes a special zoning 

classification for the property it represents. 

Conventional land use controls tend to segregate uses and concentrate them into specific areas on the land. 

One of the key objectives of the Comprehensive Plan is to ensure the continuation of the eclectic, mixed-use 

pattern which characterizes the Wimberley Valley. Toward that end, WPDDs, shall be allowed in all 

Planning Areas and shall be used to allow otherwise incompatible uses to be sited side-by-side. While it is 

not customary to use the planned developments in this way, the WPDD will be the Planning and Zoning 

Commission's "tool of choice" to ensure that this ordinance does not adversely impact the historical growth 

patterns of the City. 

2. Specific

The purpose and intent of the development under this application is: 

a. Compatibility with adjoining and nearby properties:

b. Preservation of unique physical features of the site:

c. Achievement of diversified land uses:

d. Achievement of continuity of function and design:

e. Provision of open space and common areas:

B. PERMITTED USES

1. Base Zoning District:

2. Additional uses allowed:

3. Conditional Uses:

C. SITEAREA

1. Total tract Area:

2. Net Site Area as defined by the zoning code:

3. Areas in the five (5) slope zones defined in the Net Site Area:

4. Area within a Flood Plain:

5. Area to be disturbed by development (all phases):

RA

RV and tiny home long-term rental

402,131 square feet (9.23 acres)

146,027 square feet

158,433 square feet

401,942.25 square feet

146,027 square feet



3 City of Wimberley. Wimberley Planned Development District 

Application No. ZA- 

D. EXISTING DEVELOPMENT 

Existing development features and structures that do not comply with the base district provisions and these 

WPDD development regulations shall be considered legal nonconforming features and structures, except as 

provided under Site Remediation. 

Existing development consists of: 

I. Buildings and other structures shown as existing on the site plan having total impervious surface of

square feet. 

2. Roads and parking areas shown as existing on the site plan having a total impervious surface of

square feet. 

3. Development features and structures shown as existing on the site plan, which are within an Overlay

District of the Zoning Ordinance:

4. Number of parking spaces shown as existing on the site plan:

5. Existing uses that are to be continued under this WPDD:

North: 

South: 

East: 

West: 

E. SITE REMEDIATION

Existing development features and structures shown as existing on the site plan shall be removed and/or

improved as follows:

F. NEW DEVELOPMENT

I. Phases

The site will be developed in phases and by area shown on the site plan according to the

following schedule:

2. Subdivision

The site will be subdivided according to the attached Subdivision Plan.

3. Buildings

At full build-out the site will have new buildings with a maximum foot print per building of

square feet and a total building foot print of square feet. 

11,453 

58,736

6. Number of parking spaces required by Section 155.075 of the Code of Ordinances for the existing 
uses that are to be continued: 32 (1 ADA space, 31 spaces included in the RV slots - passenger vehicle 
would be behind the RV.

7. Area and volume of storm water retention or detention facilities shown as existing on the site plan:

8. The existing zoning, development, and uses on adjacent property are:

Current use is vacant; no defined use currently.

0

(nothing 
existing)

RA

R1 / RA

RA

RA / SC / R2

All existing shall be incorporated into the proposed RV park as it is planned at the moment. 

One phase, all built at one time.

The property has already been 
subdivided / platted / approved / 
recorded.

varies 18,525



4 City of Wimberley. Wimberley Planned Development District 

Application No. ZA- 

4. Roads, Driveways and Parking

At full build-out the site will have square feet of new road, driveways, and 

parking area, including square feet of impervious cover. 

5. Parking Space

At full build-out there will be a total of      parking spaces on the site. Parking spaces are

required by Section 155.075 of the Code of Ordinances for the proposed and existing useson the

site.

6. Water Supply

7. Wastewater Treatment

8. Drainage

A plan shall be included upon City Engineer request in the Site Development phase for storm

water drainage for the construction phase (applying to any construction phase) and for the

permanent drainage (applying to the entire site and/or each individual subdivided lot).

The storm water management plan shall be adequate for the two (2), ten (10) and twenty-five (25)

year storm events. The plan shall include any necessary engineered designs for stonn water

retention, detention and filtration facilities, and a demonstration that the proposed development of

the property:.

I. Shall preserve established watercourses as conduits for storm water runoff from higher

properties and to lower properties; and

2. Shall not result in damage or diminished value of downstream properties by a peak flow of

storm water runoff exceeding the historical peak flow rate for each above referenced storm

event; and

3. Shall not result in an alteration in the historical overland flow pattern of storm water; and

4. Shall not result in the conduct of hazardous materials, and pollutants, onto another

property or into a waterway.

The plan shall include an analysis of the effect of land grading, including any cut and fill, and/or 

natural land surface alteration within and outside of the areas of impervious cover. The City may 

require a hydrological engineering report to demonstrate the adequacy of the plan. Detention, 

retention and filtration facilities may be shared between multiple properties. The plan shall also 

include proposed storm water conveyance for the one-hundred ( I 00) year stonn event 

9. Landscaping

The areas set aside for landscaping and preservation of natural existing plant material on the site

plan will be developed according to the Commercial Landscape regulation of the Code of

Ordinances, Section 155.078, and specifically as described in the attached Landscape Plan.

50,614
50,614

31

Wimberley Water Supply

OSSF



WPDD Application Addendum (Tessaro) 

 

1. Compatibility with adjoining and nearby properties. 
a. The proposed WPDD is compatible with adjoining properties in that 

it’s stated intent is to be a long-term rental facility that is like long-
term residential occupancy rather than a short-term rental which is 
less compatible with the existing surrounding uses.  

2. Preservation of unique physical features of the site 
a. The most unique physical feature of this site is Pierce Creek which is 

being preserved by the owner in compliance with the City’s 
Watershed Protection Ordinance. Other than the crossing of the 
creek with a driveway leading from Ranch Road 12 to the proposed 
development, the area around the creek is being left undisturbed. 

3. Achievement of diversified land uses 
a. For a tract only nine acres in size with a single owner, the 

achievement of diversified land uses is more difficult. However, in the 
sense that these nine acres is providing a residential alternative 
option for the community. The owner’s intent is to create a 
community that benefits and does not adversely impact the 
Wimberley Valley. It should be noted as well that the owner also 
owns the second lot in this subdivision on which he will be residing.  

4. Achievement of continuity of function and design 
a. The achievement of continuity of function and design is being 

achieved as much as it can be with the owner’s requirements for 
newer RV’s and tiny homes for his community. The permanent 
buildings will be designed with an exterior design that is 
complimentary to the regional architecture of the Hill Country and 
more specific to the Wimberley Valley.  

5. Provision of open space and common areas 
a. The entirety of the nine acres is not being developed and as such by 

keeping the development as compact as possible it will preserve more 
of the native terrain which will be common space for the tenants of 
the community as green space.  





WPDD Narrative  

12322 Ranch Road 12, LLC

December 8, 2021 

Prepared by: Jon Thompson, J. Thompson Professional Consulting, LLC 

The proposed project is located in the corporate limits of the City of Wimberley and is zoned RA 
(Residential Acreage). Further, it is in a Planning Area I. The site is a 9.23-acre property without any 
structural improvements at present. There are two existing water wells on the property and the 
property also has a drainage easement that contains the 100-year floodplain as shown on the recorded 
plat (see attached).  

The proposed usage of this tract is to incorporate on the site 31 sites for RVs or tiny homes (park 
model RVs). This would be a site that would allow for the long-term rental of these units / sites. There 
would also be amenities, such as, a clubhouse, wash house (washateria), outdoor gathering place with 
picnic tables and outdoor games, etc.  

While this area is surrounded on the east side of Ranch Road 12 with like-zoned properties, RA, there 
are two tracts on the opposite side of Ranch Road 12 that are zoned SC (Scenic Corridor). As this is a 
property on RR12, this type of site is typically best suited for commercial zoning of varying intensity 
based on multiple factors and the community’s vision for their town. In this instance, the Owner, who 
resides adjacent to the property, envisions this site as a property that would tastefully develop a 
highway property that would promote area tourism of the Wimberley Valley for people to come and 
share in the experience of the spirit of Wimberley for short periods of time whether it be a weekend, a 
weeklong getaway in the summer, or an excursion for a winter vacation.  

The current zoning, RA, does not allow for what the Owner proposes to do. As such, as the WPDD 
Application states, “Conventional land use controls tend to segregate uses and concentrate them into 
specific areas on the land. One of the key objectives of the Comprehensive Plan is to ensure the 
continuation of the eclectic, mixed-use pattern which characterizes the Wimberley Valley. Toward that 
end, WPDDs, shall be allowed in all Planning Areas and shall be used to allow otherwise incompatible 
uses to be sited side-by-side. While it is not customary to use the planned developments in this way, the 
WPDD will be the Planning and Zoning Commission's ‘tool of choice’ to ensure that this ordinance does 
not adversely impact the historical growth patterns of the City.” 

Provided along with this narrative and application are: 
1. Concept Plan
2. Narrative
3. Renderings



City of Wimberley Zoning Map (Tract is marked “Subject Tract”) 



HaysCAD Parcel Data 



Aerial (Source: HaysCAD) 
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Nathaniel Glaiser

From: Jane Vaninger 
Sent: Sunday, January 9, 2022 2:34 PM
To: Nathaniel Glaiser
Subject: Proposed two developments: 12322 RR12 & Citaspel @ 1492 & RR 12

Follow Up Flag: Follow up
Flag Status: Flagged

We are opposed to the two developments being proposed: the RV park across from Plaza del Sol, and the Citaspel 
development at 1492 & Ranch Road 12.  We have lived in Wimberley for 30 years, off RR 1492,  and would like our town 
to not become a subdivision city. The impact of septic and the watershed with the creek, which floods and is right below 
the Citaspel property, is an environmental issue. The impact on the water needed for these two developments is great, 
given our past history of drought. If we open up to development within our city limits to this type of construction, 
Wimberley will no longer retain its small town atmosphere and charm.  This is a terrible precedent to set, within our city 
limits. Citaspel intends a B&B allowance, which sets a brand new precedent for short term rentals and a high influx of 
people.  They also “say” these new homes would use rainwater catchment, but that is in fact up to each individual 
homeowner. The fact they are proposing three story high residences on that hillside is an environmental blight. This 
density is not needed, nor is it characteristic or in synch with current residences and businesses. Plaza Del Sol has been 
infamously under utilized; an additional strip center is unnecessary.  The night sky lighting is another aesthetic and 
environmental factor. 
The fact that these planning meetings are being held during Covid, in a town where the majority of the population is 
elderly, is a red flag also. 
 
We ask our City Planning & Zoning and City Council to deny these development requests, to ensure the integrity of our 
watershed, water supply, night sky, septic and B&B density, as well as the aesthetics of our hill country charm. 
Respectfully submitted, 
Jane Vaninger 
Anne Melinger 
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Nathaniel Glaiser

From: Deborah McMullan 
Sent: Sunday, January 9, 2022 4:33 PM
To: Nathaniel Glaiser
Subject: RV Park permit

Follow Up Flag: Follow up
Flag Status: Flagged

I understand that a request to permit the building of an RV Park on Highway 12 across from Plaza del Sol is on Thursday 
night's agenda. Unfortunately I have to travel for work but would like to express my thoughts on this matter. I would 
highly recommend that this be a NO vote for the following reasons: 
   1. Wimberley simply doesn't have the road infrastructure to handle much more traffic than 
       we already have. 
   2. This development would have to rely on septic systems to handle their waste. As a 
       state environmentalist, I can tell you that septic systems are one of the top activities 
       that contaminate our groundwater. (Please note that I work in groundwater protection). 
       Our aquifer is very sensitive and should be protected. 
   3.  Due to growth and weather patterns, we are already seeing an increased stress on 
        our water sources and again we need to protect our aquifer. 
   4.  The location of this RV Park is on the main highway coming into our town. Is this really 
         what we want our area to start looking like? RV Parks everywhere.  I've seen way too many             small towns that 
have allowed numerous RV parks to come in. Several have actually                       been abandoned and are now an 
eyesore. Even though we have a high demand to 
         tourist accommodations today, that could end if we destroy the charm of our town and 
         our water source or contaminate the river. 
   5.  With the amount of tourism that we currently have, it has already reached the point 
        where locals can hardly go to town or eat at our own restaurants on any given weekend. 
        If more RV Parks are allowed, this will continue to make our town where locals  
        simply can't enjoy or support our businesses.   
 
Again, I would like to encourage a vote of NO on this request. 
 
Regards, 
Deborah McMullan 
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