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 City of Wimberley 
 221 Stillwater, Wimberley, Texas 78676 

 
 

REGULAR PLANNING AND ZONING COMMISSION MEETING  
WIMBERLEY CITY HALL – CITY COUNCIL CHAMBERS 

221 STILLWATER, WIMBERLEY, TEXAS 78676  
THURSDAY, JULY 9, 2026 - 6:00 PM 

 
 

AGENDA 
 
1. CALL TO ORDER July 9, 2026, at 6:00 PM  
     
2. CALL OF ROLL 

 

      
3. CITIZENS COMMUNICATIONS 
 This provides an opportunity for the citizens to comment on agenda and non-agenda items in advance of the 

regular business of the Planning and Zoning Commission. Those wishing to speak must sign-in before the 
meeting begins and observe a three-minute time limit when addressing the Board. Speakers will have one 
opportunity to speak during the time period. Comments from speakers should not be directed towards any 
specific member of the Board or City staff. Comments should not be accusatory, derogatory or threatening in 
nature. 

    
4. ELECTION OF OFFICERS  
    
  4.1. Consider the appointment of a Chairperson to the Planning and Zoning Commission with a term 

ending June 30, 2027. 
      
  4.2. Consider the appointment of a Vice-Chairperson to the Planning and Zoning Commission with a 

term ending June 30, 2027. 
      
5. MINUTES  
    
  5.1. Consider approval of the June 11, 2026 Regular Planning and Zoning Commission meeting 

minutes. 
      
6. PUBLIC HEARING AND POSSIBLE ACTION  
    
  6.1. Hold a public hearing regarding amendments to Article 9.03 - Zoning, of the City of Wimberley Code 

of Ordinances, related to Short-Term Rentals by amending certain regulations. (Nathan Glaiser, 
ACA/Director of Development Services) 

      
  6.2. Hold a Public Hearing and consider making a recommendation to the City Council regarding case 

ZA-26-001, an application for a Zoning Amendment to change the zoning for 1.61 acres of property 
located at 14306 Ranch Road 12, Wimberley, TX 78676 (Hays CAD #18485). 

      
  6.3. Hold a Public Hearing and consider making a recommendation to the City Council regarding CUP-

26-001, an application for a a Conditional Use Permit to allow for Eating establishments: sit-down, 
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including the sale of beer, wine, or alcohol for on-premise consumption at 14306 Ranch Road 12, 
Wimberley, TX 78676 (Hays CAD #18485). 

      
  6.4. Hold a public hearing and consider possible action on a request for a certificate of appropriateness 

for exterior modifications at 103 Oak Dr, Wimberley. 
      
7. DISCUSSION AND POSSIBLE ACTION  
    
  7.1. Discuss and consider possible action on a Replat of lots 27 and 28, Paradise Hills, Section 2 

Revised, establishing Lot 27-A, Paradise Hills, Section 2, City of Wimberley, Hays County, Texas. 
      
  7.2. Discuss and consider a recipient of the Planning and Zoning Property Stewardship Recognition 

Award and provide direction. 
      
8. BOARD MEMBER REPORTS  
    
  8.1. Future Agenda Items 
      
  8.2. Announcements 
      
9. ADJOURNMENT  
 
EXECUTIVE SESSION NOTE: The Planning and Zoning Commission may adjourn into Executive Session to 
consider any item listed on this agenda if a matter is raised that is appropriate for Executive Session discussion. An 
announcement will be made of the basis for the Executive Session discussion. The City Council may also publicly 
discuss any item listed on the agenda for Executive Session 

 
Attendance by Other Elected or Appointed Officials: It is anticipated that members of other governmental bodies, 
and/or city boards, commissions and/or committees may attend the meeting in numbers that may constitute a 
quorum. The members of the boards, commissions and/or committees may be permitted to participate in discussion 
on the same items listed on the agenda, which occur at the meeting, but no action will be taken by such in 
attendance unless item and action is specifically provided for on an agenda for that body, board, commission or 
committee subject to the Texas Open Meetings Act. 

 
CERTIFICATION 

  I hereby certify the above Notice of Meeting was posted on the bulletin board at Wimberley City Hall, a place 
convenient and readily accessible to the general public at all times, and to the City’s website, 
www.cityofwimberley.com, in compliance with Chapter 551, Texas Government Code, on Thursday, July 2, 
2026, by 12:00 p.m., and remained posted for at least 3 business days preceding the scheduled time of said 
meeting.  
  
  
  

                                     
 Nathan Glaiser  

Director of Planning & Public Works  
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The City of Wimberley is committed to compliance with the Americans with Disabilities Act. Reasonable 
modifications and equal access to communications will be provided upon request. Please contact City Secretary 
Tammy Heller at (512) 648-2403 two business days in advance of the meeting for appropriate arrangements. 
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 City of Wimberley 
 221 Stillwater, Wimberley, Texas 78676 

 
 

REGULAR PLANNING AND ZONING COMMISSION MEETING  
WIMBERLEY CITY HALL – CITY COUNCIL CHAMBERS 
221 STILLWATER, WIMBERLEY, TEXAS 78676  

THURSDAY, JUNE 11, 2026 - 6:00 PM 
 
 

MINUTES 
 

1. CALL TO ORDER  

The Regular Planning and Zoning Commission Meeting was called to order at 6:01 PM. . 

2. CALL OF ROLL  

Present: Matt Joyce, Chris Sharp, Vance McCracken, Ben O’Kane, Jerry Lunow, Mac 
McCullough, Karen Stocki 

3. CITIZENS COMMUNICATIONS  

No citizens were present for public communication. 

4. MINUTES 

4.1. Consider approval of the March 12, 2026 Regular Planning and Zoning 
Commission meeting and the April 9, 2026 Joint PZC/City Council workshop meeting 
minutes.  

Both sets of minutes were considered together. No objections were raised by any 
Commission member. 

Motion to approve the March 12, 2026 and April 9, 2026 meeting minutes was made by 
Commissioner McCullough and seconded by Commissioner Sharp. The motion carried 
unanimously (7-0). 

5. PUBLIC HEARING AND POSSIBLE ACTION 

5.1. Hold a public hearing and consider making a recommendation to City Council 
regarding amendments to Article 9.03 - Zoning, of the City of Wimberley Code of 
Ordinances, related to Short-Term Rentals by amending certain regulations. 

Page 4 of 64



 

2 
 

Nathan Glaiser, ACA/Director of Development Services, briefed the Commission on the 
background and status of this item. He explained that a Short-Term Rental (STR) committee 
was formed the prior year, met regularly over approximately six months beginning in 
November, and developed a set of recommendations that were subsequently presented to 
City Council in May. City Council directed staff to draft an ordinance implementing those 
recommendations. However, due to staffing turnover in the city attorney's office, the required 
notifications, which must be mailed to approximately 3,000 property owners citywide, could 
not be completed in time for formal action at this meeting. As a result, this item was 
presented as a public hearing and discussion only, with no action required by the 
Commission at this time. 

Director Glaiser summarized the committee's key recommendations. First, the committee 
recommended removing the option for a Conditional Use Permit (CUP) for STR-2 (non-
owner-occupied) short-term rentals in the R-2 (single-family residential, generally under 2 
acres) and R-3 (single-family residential, generally under half an acre) zoning districts. 
Property owners in these districts would no longer be allowed to apply for an STR-2. 
Second, the committee recommended making lodging a permitted use by right in all 
commercial zoning districts (C-1, C-2, and C-3), subject to the existing 30-unit cap, removing 
the requirement for City Council approval in those zones. Third, STR-1 (owner-occupied) 
regulations would be modestly loosened to allow rentals of accessory dwelling units in 
addition to the primary residence. 

The public hearing was formally opened at 6:10 p.m. and closed at 6:11 p.m. with no 
members of the public present to comment. 

Commission members discussed the rationale behind these recommendations at length. A 
Commission member who served on the STR committee noted that Wimberley has an ample 
supply of STRs, estimated at over 100 properties, with occupancy rates in the range of 30 to 
40 percent, indicating no shortage of available lodging. The committee's primary concern 
was the increase of STR-2s on smaller, higher-density lots where proximity to neighboring 
properties creates more significant nuisance impacts. It was further noted that the trend in 
other Texas tourist communities of investors purchasing lower-cost lots solely to operate 
non-owner-occupied STRs as a business proposition was a factor the committee sought to 
get ahead of preemptively, even if it had not yet become a severe problem in Wimberley. 
The Commission emphasized that no existing, operating STRs would be affected; the 
proposed ordinance is intended to preserve all currently operating STRs, which run with the 
land, while restricting new approvals going forward. 

Regarding next steps, Director Glaiser indicated that the item would return in July, or later, 
once all required notifications have been mailed and the requisite notice period has elapsed. 
He also noted that the existing STR moratorium, currently in effect through July 4th, would 
be considered for extension by City Council at its June 18th meeting, which would allow 
additional time for the notification and ordinance process to be completed. 

No action was taken on this item. 
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5.2. Hold a public hearing and consider making a recommendation to City Council 
regarding the repeal of Article 4.04 Temporary Structures and adding Mobile Food 
Vendors and Mobile Food Courts to Chapter 9 of the City Code of Ordinances.  

Director Glaiser explained that recent state legislation has preempted local authority to issue 
permits for mobile food vendors (food trucks). Under the new law, dual permitting is 
prohibited, the state now holds sole permitting authority for food trucks, and cities may no 
longer require a separate local permit. As a result, the City of Wimberley must repeal its 
existing Temporary Structures ordinance (Article 4.04), which had required food trucks and 
temporary structures such as food tents to obtain City Council approval before operating. 
This action brings the city into compliance with state law. 

Director Glaiser noted that while the city can no longer issue permits for food trucks, 
standard zoning regulations remain in effect, meaning food trucks must still operate within 
commercially zoned areas and cannot set up in residential neighborhoods. Staff indicated 
plans to return at a future meeting with a separate ordinance establishing common-sense 
development standards for food trucks, such as setbacks from property lines, residential 
zones, and other food trucks, to maintain orderly use of commercial sites. 

The public hearing was formally opened at 6:25 p.m. and closed at 6:26 p.m. with no 
members of the public present to comment. 

Commission members expressed some unease about the loss of local oversight, particularly 
regarding the ability to act if a food truck operation became problematic but met all state 
standards. Director Glaiser acknowledged the concern, noting that enforcement in those 
cases would ultimately fall to state regulators, and that the primary push behind the state law 
was to simplify permitting for food trucks that operate across multiple jurisdictions. 

A motion to approve the repeal of Article 4.04 (Temporary Structures) of the City Code of 
Ordinances was made by Commissioner Sharp and seconded by Commissioner 
McCracken. The motion carried unanimously (7-0). 

5.3. Hold a public hearing and consider making a recommendation to City Council 
regarding amendments to Article 9.03, Division 7 for purposes of updating the rules 
regarding the notice association with the amendment of zoning regulations and 
districts for compliance with State Law.  

Director Glaiser presented this item as another update required for compliance with state 
law, specifically House Bill 24 from the most recent legislative session. The bill introduces 
two notable changes to how cities must handle certain zoning amendments. 

First, the bill creates a new category of zoning change called a "comprehensive zoning 
change," defined as a change that results in greater residential housing density. For such 
changes, certain notification requirements, specifically, the requirement to mail letters to all 
property owners within 200 feet of a proposed zoning change, are waived, with the intent of 
streamlining the path toward increased residential housing supply. 
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Second, the bill raises the protest threshold that triggers a supermajority vote requirement on 
residential density increases. Under current code, if property owners representing 20 percent 
of the land area surrounding a proposed zoning change formally protest it, City Council must 
achieve a supermajority (4 of 5 votes) rather than a simple majority to approve the change. 
Under HB 24, that threshold is raised to 60 percent, but only for zoning changes that 
increase residential density. The 20 percent threshold remains in place for all other zoning 
changes. 

The public hearing was formally opened at 6:34 p.m. and closed at 6:35 p.m. with no 
members of the public present to comment. 

Commission members noted that raising the protest threshold for density-increasing 
changes appeared to be the legislature's attempt to prevent small groups of neighboring 
property owners from blocking residential development. The Commission clarified that the 20 
percent rule continues to apply across all other zoning change types and that all zoning 
changes, regardless of threshold, still require a City Council vote. 

A motion to approve the amendments to Article 9.03, Division 7 for compliance with state 
law was made by Commissioner Joyce and seconded by the Commissioner O’Kane. The 
motion carried unanimously (7-0). 

6. BOARD MEMBER REPORTS 

6.1. Announcements  

Director Glaiser distributed a draft copy of the new Resilient Comprehensive Plan and 
requested that Commission members review it and submit any comments by June 30th. 
Comments may also be submitted online through the city's planning portal. 

Director Glaiser also announced the TML Land Use Essentials Conference, a two-day 
training event scheduled for August 20–21 in Round Rock. He noted that the conference is 
an excellent introduction to zoning, planning procedures, and board of adjustment topics, 
and encouraged Commission members to attend. He advised that the conference sells out 
quickly and asked any interested members to notify him or City Secretary Tammy Heller as 
soon as possible so that registrations could be processed through the TML system. 

6.2. Future Agenda Items  

A Commission member raised the status of a proposed Land Conservation Recognition 
Award for a property owner who had undertaken significant conservation improvements — 
including cedar removal and habitat restoration, on approximately 40 acres adjacent to 
Paradise Valley. City Secretary Heller indicated that a draft award certificate could be 
prepared and that it could be finalized with the recipients' names. The Commission 
discussed the appropriate venue for presentation and agreed that the award would be 
formally presented at an upcoming Planning and Zoning Commission meeting. 
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Regarding future agenda content, Director Glaiser confirmed that the STR short-term rental 
public hearing would again be placed on the July agenda, with the possibility of formal action 
if all notification requirements have been met by that time. 

7. ADJOURNMENT  

The Chair adjourned the meeting at 6:50 PM. 

 
 
 
 
RECORDED BY:      APPROVED BY: 
 
___________________________   ___________________________ 
Planning & Zoning Commission     Planning & Zoning Commission  
Staff Liaison       Chair   
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AGENDA ITEM: 1. Hold a public hearing regarding 
amendments to Article 9.03 - Zoning, of the 
City of Wimberley Code of Ordinances, 
related to Short-Term Rentals by amending 
certain regulations. (Nathan Glaiser, 
ACA/Director of Development Services) 

SUBMITTED BY: Nathan Glaiser 
DATE SUBMITTED: 06/12/2026 

 MEETING DATE: July 9, 2026 
 
 

AGENDA FORM 
 
ITEM DESCRIPTION/SUMMARY 
This is the second of three public hearings to gather input on recommendations made by the 
Short-Term Rental Committee. Recommendations include removing the ability for property 
owners to obtain a Short-Term Rental 2 Conditional Use Permit (CUP) for the Single-Family 
Residential 3 and Single-Family Residential 2 zoning districts. 
 
Short-Term Rental Committee recommendations also included allowing lodging up to 30 units 
as a permitted use within the Commercial Low Impact (C1), Commercial Moderate Impact (C2) 
and Commercial High Impact (C3), zoning districts by right.  
 
Commissioners should hold several public hearings to gather public input on these proposed 
changes. A recommendation is not required at this time, but will be at a future meeting. Public 
Notice must take place before these zoning changes can go into effect. Proper notice and final 
determination is expected at the August Planning and Zoning and City Council meetings. 
  
REQUESTED ACTION 
Discussion 
 
  
FINANCIAL 
 
  
STAFF RECOMMENDATION 
 
  
ATTACHMENT/S 
1. Draft Ord. 2026-XX Amending Article 9.03 related to STRs 
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ORDINANCE 2026-XX 

AN ORDINANCE AMENDING CHAPTER 9 PLANNING AND 
DEVELOPMENT REGULATIONS, ARTICLE 9.03 – ZONING, OF THE 
CITY OF WIMBERLEY CODE OF ORDINANCES, RELATED TO SHORT 
TERM RENTALS BY AMENDING CERTAIN REGULATIONS AND 
REPEALING CERTAIN USES; REPEALING ALL ORDINANCES OR 
SECTIONS OF ORDINANCES IN CONFLICT; PROVIDING FOR 
SEVERABILITY; AN EFFECTIVE DATE; AND PROPER NOTICE AND 
MEETING. 

WHEREAS, the City Council adopted Ordinance 2019-08, which amended 
certain definitions and regulations; and  

WHEREAS, the City of Wimberley’s City Council appointed a committee to 
review the City’s regulations regarding short term rentals and said committee has met 
for numerous months regarding the City’s short term rental regulations; and 

WHEREAS, the committee presented its proposed amendments to the City’s 
zoning regulations to the Planning and Zoning Commission in which they held a public 
hearing on July 9, 2026, at which all persons were given an opportunity to appear and 
express their opinion concerning the proposed amendments; and 

WHEREAS, the Planning and Zoning Commission provided a preliminary report 
regarding the proposed amendments and recommended approval to City Council; and 

WHEREAS, a public hearing was held by City Council on July 16, 2026, on such 
preliminary report and recommendation at which all persons were given an opportunity 
to appear and express their opinion concerning the proposed amendments; and 

WHEREAS, the City Council of the City of Wimberley has determined it to be in 
the public interest to adopt the proposed amendments which in its best judgement are 
intended to promote the orderly use and ongoing management of short term rental 
properties in an effort to avoid overwhelm of services and infrastructure, the reduction 
of available housing for residents, inflation of housing prices and to keep tourism in 
balance with the lifestyle of the locals. 

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

 
1. Section 9.03.073 Single-family residential 2; R-2 is hereby amended as set forth below (with 

a strikethrough meaning such language is deleted and an underlining meaning such language 
is added): 

 
(c) Conditional uses. 
(1) STR1 located only in the residential building or an accessory dwelling unit;  
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(2) Home day care;  
(3) Home commercial crafts or hobbies;  
(4) Telecommunications towers, commercial antennas, and broadcast towers, subject to all 

applicable city regulations;  
(5) Two-family residential (duplex);  
(6) One secondary single-family residential building built on-site;  
(7) One manufactured home installed on a permanent foundation, as the primary 

residence; and 
(8) STR2; and  
(8) (9)  Personal care home.  

 
2. Section 9.03.074 Single-family residential 3; R-3 is hereby amended as set forth below (with 

a strikethrough meaning such language is deleted and an underlining meaning such language 
is added): 
 
(c) Conditional uses. 
(1) STR1 located only in the residential building;  
(2) Home day care (fewer than seven children);  
(3) Home commercial crafts or hobbies;  
(4) Telecommunications towers, commercial antennas, and broadcast towers, subject to all 

applicable city regulations;  
(5) Two-family residential (duplex);  
(6) One manufactured home installed on a permanent foundation, as the primary 

residence; and 
(7) STR2; and  
(7) (8) Personal care home.   

 
3. Section 9.03.083 Commercial – low impact; C-1 is hereby amended as set forth below (with 

a strikethrough meaning such language is deleted and an underlining meaning such language 
is added): 

 
(b) Permitted uses. 
(1) Administrative and professional office:  

a. Insurance, real estate, attorneys, accountants, architects, investment services, travel 
agencies;  

b. Photography studios, doctors, dentists;  
c. Nonprofit organizations (with certain restrictions);  
d. Civic uses (such as city halls);  
e. Research services: limited; and  
f. Office.  

(2)  Religious assembly;  
(3) Retail sales and services: limited;  
(4) Business support services;  
(5) Child care center;  
(6) Repair services: consumer;  
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(7) Eating establishments: sit-down, not including the sale of beer, wine, or alcohol for on-
premises consumption;  

(8) Animal sales and services: grooming;  
(9) Convalescent services;  
(10) Arts and crafts sales and instruction;  
(11) Commercial/single-family residential;  
(12) Adult day care facility;  
(13) Private primary educational services;  
(14) Private secondary educational services;  
(15) Medical services: limited;  
(16) Personal services: limited;  
(17) Bank and savings and loan;  
(18) Accessory uses to the main use;  
(19) Single-family residence; and  
(20) Low impact institutional: residential oriented. 
(21) STR1 
(22) Lodging: Low Impact 
(23) Lodging: Moderate Impact 
  
 

(c) Conditional uses. 
(1) A drive-through or drive-in facility otherwise allowed in any permitted use in this 

district shall be allowed only with a conditional use permit;  
(2) Bank and savings and loan (drive-through);  
(3) STR1;  
(3) Telecommunications towers, commercial antennas, and broadcast towers, subject to all 

applicable city regulations;  
(4) Eating establishments: fast food with drive-through order windows;  
(5) Package store;  
(6) Eating establishments: sit-down, including the sale of beer, wine, and alcohol for on-

premises consumption; and 
(8) STR2; and  
(7) (9) Personal care home.  

 
 

4. Section 9.03.084 Commercial – moderate impact; C-2 is hereby amended as set forth below 
(with a strikethrough meaning such language is deleted and an underlining meaning such 
language is added): 

 
(b) Permitted uses. 
(1) Administrative and professional office:  

a. Insurance, real estate, attorneys, accountants, architects, investment services, travel 
agencies;  

b. Photography studios, doctors, dentists;  
c. Nonprofit organizations (with certain restrictions);  
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d. Civic uses (such as city halls);  
e. Research services: limited; and  
f. Office.  

(2) Religious assembly;  
(3) Medical services: limited;  
(4) Personal services: general;  
(5) Accessory uses to the main use;  
(6) Retail sales and services: general;  
(7) Retail sales and services: flea market/market day;  
(8) Eating establishments: sit-down, not including the sale of beer, wine, or alcohol for on-

premises consumption;  
(9) Plant nurseries;  
(10) Emergency shelter and feeding site (humans);  
(11) Communications services: limited (such as studios);  
(12) Commercial/residential;  
(13) Banks and savings and loan associations;  
(14) Funeral and interment services: cremating;  
(15) Funeral and interment services: interring;  
(16) Funeral and interment services: undertaking;  
(17) Animal interment services;  
(18) Private primary educational services;  
(19) Private secondary educational services;  
(20) Single-family residence; and  
(21) Low impact institutional: residential oriented.  
(22) STR1 
(23) Lodging: Low Impact 
(24) Lodging: Moderate Impact 

 
 
(c) Conditional uses. 

(1) A drive-through or drive-in facility otherwise allowed in any permitted use in this 
district shall be allowed only with a conditional use permit;  

(2) Personal services: limited;  
(3) Gasoline sales: limited;  
(4) Automotive washing;  
(5) Personal storage;  
(6) STR1;  
(6) Telecommunications towers, commercial antennas, and broadcast towers, subject to all 

applicable city regulations;  
(7) Eating establishments: fast-food with drive-through order windows;  
(8) Eating establishments: sit-down, including the sale of beer, wine, or alcohol for on-

premises consumption;  
(9) Package store;  
(10) Liquor store; and 
(12) STR2; and  
(11) (13) Personal care home.  
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5. Section 9.03.085 Commercial – high impact; C-3  is hereby amended as set forth below (with 

a strikethrough meaning such language is deleted and an underlining meaning such language 
is added): 

 

(b) Permitted uses. 
(1) Administrative and professional office:  

a. Insurance, real estate, attorneys, accountants, architects, investment services, travel 
agencies;  

b. Photography studios, doctors, dentists;  
c. Nonprofit organizations (with certain restrictions);  
d. Civic uses (such as city halls);  
e. Research services: limited; and  
f. Office.  

(2) Religious assembly;  
(3) Food and beverage retail sales (such as grocery);  
(4) Medical services: general; large facilities, hospitals;  
(5) Eating establishments: sit-down, including the sale of beer, wine, or alcohol for on-

premises consumption;  
(6) Eating establishments: sit-down fast-foods;  
(7) Agricultural supplies and services;  
(8) Commercial blood centers;  
(9) Commercial off-street parking;  
(10) Parking lot and parking garage, automotive;  
(11) Transportation facilities: surface, limited (such as cross-country truck companies and 

their distribution centers);  
(12) Transportation facilities: aircraft;  
(13) Commercial/single-family residential;  
(14) Private primary educational services;  
(15) Private secondary educational services;  
(16) Nonprofit civic;  
(17) Retail sales and services: general;  
(18) Bank and savings and loan;  
(19) Personal services: general;  
(20) Accessory uses to the main use;  
(21) Single-family residence; and  
(22) Retail sales and services: flea market/market day. 
(23) STR1 
(24) Lodging: Low Impact 
(25) Lodging: Moderate Impact 
  

 
(c) Conditional uses. 

(1) A drive-through or drive-in facility otherwise allowed in any permitted use in this 
district shall be allowed only with a conditional use permit;  
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(2) Alcoholic beverage sales and consumption in a private club as defined and registered 
by the Texas Alcoholic Beverage Code;  

(3) Bars/taverns;  
(4) Gasoline sales: truck stops;  
(5) Automotive sales, rentals, and repairs;  
(6) Automotive and equipment: sales and rentals, farm and heavy equipment;  
(7) Automotive and equipment: sales and rentals, light equipment;  
(8) Custom manufacturing;  
(9) Construction sales and services;  
(10) Eating establishments: fast-food with drive-through order windows;  
(11) Eating establishments: drive-in;  
(12) Adult entertainment (such as sexually oriented business) use as may be provided for or 

restricted by other city ordinances;  
(13) STR1;  
(13) (14) Automotive washing;  
(14) (15) Personal storage;  
(15) (16) Telecommunications towers, commercial antennas, and broadcast towers, subject 

to all applicable city regulations;  
(17) STR2;  
(16) (18) Personal care home;  
(17) (19) Liquor store; and  
(18) (20) Package store.  

 
6. Existing Short Term Rental Conditional Use Permits. 

 
 Notwithstanding any other provision of this Ordinance, including the amendment or 
repeal of any use or regulation set forth herein, any conditional use permit authorizing a short 
term rental that was validly granted and approved by the City Council and is in effect as of 
the effective date of this Ordinance shall be preserved and shall continue in full force and 
effect. The use authorized by each such conditional use permit may continue indefinitely, 
without expiration and without any requirement of renewal or reapplication, subject to the 
terms and conditions under which the permit was originally approved. No such conditional 
use permit shall be terminated, revoked, or otherwise removed except by the City Council 
through an amendment to the zoning regulations of the City adopted in accordance with the 
procedures required by law for such an amendment. 
 

7. Savings. 
 
 The repeal of any ordinance or part of ordinances effectuated by the enactment of this 
Ordinance shall not be construed as abandoning any action now pending under or by virtue 
of such ordinance or as discontinuing, abating, modifying or altering any penalty accruing or 
to accrue, or as affecting any rights of the City under any section or provisions of any 
ordinances at the time of passage of this Ordinance. 

 
8. Severability. 
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 Should any sentence, paragraph, subdivision, clause, phrase, or section of this Ordinance 
be adjusted or held to be unconstitutional, illegal, or invalid, the same shall not affect the 
validity of this Ordinance in whole or any part of provision thereof, other than the part so 
declared to be invalid, illegal or unconstitutional. 

 
9. Repealer. 

  
 The provisions of this Ordinance shall be cumulative of all other ordinances or parts of 
ordinances governing or regulating the same subject matter as that covered herein; provided, 
however, that all prior ordinances or parts of ordinances inconsistent or in conflict with any 
of the provisions of this Ordinance are hereby expressly repealed to the extent that such 
inconsistency is apparent. This Ordinance shall not be construed to require or allow any act 
that is prohibited by any other ordinance.  

 
10. Effective Date. 
 This Ordinance shall take effect immediately upon its passage, publication and other 
authorizations as may be required by law. 
 
11. 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. Notice was also provided as required by Chapter 52 of the Texas 
Local Government Code. 
 
PASSED AND APPROVED this 16th day of July 2026, by a vote of ___ (Ayes) to ___ 
(Nays) ___ (Abstain) vote of the City Council of the City of Wimberley, Texas. 
 
 
CITY OF WIMBERLEY 
 
       BY:      
ATTEST:       James T. Chiles, Mayor   
 
_____________________________                                       
Tammy Heller, City Secretary  
 
 
APPROVED AS TO FORM: 

      
 City Attorney 
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REPORT 

 

 
The applicant, Buck Armstrong, representing the owners 14306 Ranch Road 12 LP, have requested 
a zoning change for 1.61 acres of property located at 14306 Ranch Road 12, Wimberley, Texas 
78676. The request is to change the zoning from Commercial Low Impact 1 (C1) to Commercial 
Moderate Impact 2 (C2). The property consists of a strip commercial development including a 
laundromat, gym, and restaurant.  
 
Definition from City Zoning Ordinance (please follow links for specific regulations): 
 
The C-1, commercial 1 district is established as a limited retail category intended for the purpose of 
supplying day-to-day needs and personal services. Establishments may include small, freestanding 
retail structures, and personal service establishments. 
 
The C-2, commercial 2 district is established to provide areas for shopping and service facilities for 
the retail sales of goods and services. These shopping areas must satisfy established landscape and 
buffering requirements. 
 
C-2 includes development regulations that allow for larger developments. The maximum building 
footprint for C-1 is 11,500 square feet, smaller than the building that exist there today. The C-2 
maximum building footprint is 15,000 square feet. The applicant has communicated that as a factor 
that is driving the request as the existing building exceeds the building footprint maximum 
currently. 
 
Attachments: Application 
 

Property Description 

Applicant(s): Buck Armstrong 

Property Address: 14306 Ranch Road 12 

Property Owner: 14306 Ranch Road 12 LP 

Legal Description: A0461 Amasa Turner 

AGENDA ITEM: ZA-26-002 – Zoning Change C1 to C2 

SUBMITTED BY: Nathan Glaiser, Development Services Director 

DATE SUBMITTED: 5/28/2026 

MEETING DATE: 7/9/2026 (P&Z) / 7/16/2026 (City Council) 

ITEM 

PROPERTY INFORMATION
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Property Size: 1.61 

Existing Use of Property: Commercial, various uses 

Existing Zoning: C1 

Planning Area: IV 
Overlay District: None 

Utilities  

Water: Wimberley Water Supply Corporation 

Wastewater: Aqua Texas 

Electricity: Pedernales Electric Corporation 
 

Surrounding Property: 
Frontage: Ranch Road 12 

 Current Zoning: Existing Land Use: 
North of Property C1 Commercial 

South of Property C2 Commercial 
East of Property C2 Commercial 

Surrounding Zoning 
& Land Use 

West of Property C2 Commercial 
 

 
 
 
Staff has not received any public comment. 
 
 
Staff Recommends approval of this zoning change. This is in planning area IV which is 
defined as “The primary location for moderate impact commercial and community services.” 
 
Surrounding properties are zoned C2 and contain similar development. Furthermore, the 
existing building is out of compliance with the C1 zoning and considered Non-Conforming. 
 
 
 
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; 

Surrounding Neighbor Notification Letters (200’): 6/25/2026 
Published Legal Notice (Wimberley View): 6/25/2026 

PUBLIC COMMENTS

LEGAL NOTICE

 

RECOMMENDATION

Criteria for Consideration
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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. 
 

 

 

ZONING MAP
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AREA PLAT MAP

Page 24 of 64



Page 25 of 64



  

 
 

REPORT 

 

 
The applicant, Buck Armstrong (representing 14306 Ranch Rd 12 LP), is requesting a Conditional 
Use Permit to operate an “Eating Establishment: sit down, including the sale of beer, wine, or 
alcohol for on-premise consumption”. This is a strip commercial center located on Ranch Road 12 
that is zoned Commercial Low Impact – 1 (C-1) and includes a restaurant (FM Pizza), a gym and a 
laundromat. “Eating establishments: sit-down, not including the sale of beer, wine, or alcohol for 
on-premises consumption” is a permitted use within the C-1 zoning district. The applicant is 
requesting the ability to sell alcohol for on premise consumption.  
 
 

  
Property Description 

Applicant(s): Buck Armstrong 

Property Address: 14306 Ranch Road 12 

Property Owner: 14306 Ranch Road 12 LP 

Legal Description: A0461 Amasa Turner 

Property Size: 1.61 

Existing Use of Property: Commercial, various uses 

Existing Zoning: C1 

Planning Area: IV 
Overlay District: None 

Utilities  

Water: Wimberley Water Supply Corporation 

Wastewater: Aqua Texas 

Electricity: Pedernales Electric Corporation 

AGENDA ITEM: CUP-26-001 

SUBMITTED BY: Nathan Glaiser, Development Services Director 

DATE SUBMITTED: 7/23/2025 

MEETING DATE: 7/9/2026 (P&Z) 7/16/2026 (City Council) 

ITEM 

PROPERTY INFORMATION
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Surrounding Property: 
Frontage: Ranch Road 12 

 Current Zoning: Existing Land Use: 
North of Property C1 Commercial 

South of Property C2 Commercial 
East of Property C2 Commercial 

Surrounding Zoning 
& Land Use 

West of Property C2 Commercial 
 
 

Staff has not received any comments as of 7/1/2026. 
   

 

 
Surrounding Neighbor Notification Letters (200’): 6/25/2026 
Published Legal Notice (Wimberley View): 6/25/2026 

 
  

Staff defers to P&Z for their recommendation. 
 
 
 
(A)     The use is harmonious and compatible with surrounding existing uses or proposed uses, and 
does not more adversely affect an adjoining site than would a permitted use; 
 
(B)     The architecture, facade, and signage designs of the use are traditional Hill Country designs 
and are harmonious with those of adjacent uses. In the case of chain establishments, they shall not 
include or simulate the signature designs of those establishments beyond the absolute minimum 
necessary to identify the establishment; 
 
(C)     The use requested by the applicant is set forth as a conditional use in the base district; 
 
(D)     The nature of the use is reasonable; 
 
(E)     The conditional use does not adversely affect the safety or convenience of vehicular or 
pedestrian circulation, including reasonably anticipated traffic and uses in the area; 
 
(F)     The conditional use does not adversely affect an adjacent property by its resulting traffic 
through the location, or its lighting, or its type of sign; and 
 
(G)     Any additional conditions specified, if any, ensure that the intent and purposes of the base 
district are being upheld. 

COMMENTS

LEGAL NOTICE

 

RECOMMENDATION

 

CRITERIA FOR CONSIDERATION
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Possible Motions can include: 

• Motion to approve CUP 
• Motion to approve CUP with the following conditions (list all conditions) 
• Motion to deny CUP 

 
 
 

 
 
 

Zoning Map
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AGENDA ITEM: 4. Hold a public hearing and consider 
possible action on a request for a certificate 
of appropriateness for exterior modifications 
at 103 Oak Dr, Wimberley. 

SUBMITTED BY: Nathan Glaiser 
DATE SUBMITTED: 06/26/2026 

 

MEETING DATE: July 9, 2026 

 
 

AGENDA FORM 
 
ITEM DESCRIPTION/SUMMARY 
The owner of 103 Oak Dr, Wimberley, is requesting a certificate of appropriateness to build a 
front deck with roof. This property lies within the Wimberley Historic District and requires 
approval from the Planning and Zoning Commission prior to any exterior modification. Please 
see application for construction details and pictures. Please refer to the City of Wimberley 
Historic District Guidelines for approval criteria and guidance. This structure is listed as a 
"Contributing Resource" within the design guidelines. 
  
REQUESTED ACTION 
Ordinance 
 
  
FINANCIAL 
NA  
  
STAFF RECOMMENDATION 
Staff recommends approval. Section 4.9 of the Wimberley Historic District Guidelines supports 
the use of wood porches and awnings. Also, there are similar porches throughout the historic 
district. Staff does not believe this would be out of character with the Downtown Historic 
District.  
  
ATTACHMENT/S 
1. COA-26-003 Supporting Documents 
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AGENDA ITEM: 1. Discuss and consider possible action on 
a Replat of lots 27 and 28, Paradise Hills, 
Section 2 Revised, establishing Lot 27-A, 
Paradise Hills, Section 2, City of Wimberley, 
Hays County, Texas. 

SUBMITTED BY: 
 

DATE SUBMITTED: 06/26/2026 

 

MEETING DATE: July 9, 2026 

 
 

AGENDA FORM 
 
ITEM DESCRIPTION/SUMMARY 
This is an application for a replat to combine two lots in the Paradise Hills Section 2 
Subdivision. The two lots are owned by the same owner and are currently vacant. The owners 
wish to combine the lots in order to create a larger building area for a home. Staff does not see 
any issues with the new configuration of lots. Generally, the regulations favor a reduction in 
density as opposed to increased density. However, there are a few deficiencies in the 
application and in the information provided on the plat. A comment letter has been submitted to 
the applicant noting some deficiencies in the application. 
  
REQUESTED ACTION 
Motion 
 
  
FINANCIAL 
 
  
STAFF RECOMMENDATION 
As of 7/1/2026, this replat is not ready for approval due to deficiencies outlined in the comment 
letter attached.  
  
ATTACHMENT/S 
1. PHills replat pdf 
2. Comment Letter #1 
3. PARADISE HILLS SEC 2 REVISED VOL 1 PG 307-308_0001 
4. Vic Marino Subdivision Plat Application _Redacted 
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REPLAT OF LOTS 27 AND 28, PARADISE

HILLS, SECTION 2 REVISED, ESTABLISHING

 LOT 27-A, PARADISE HILLS,

SECTION 2, CITY OF WIMBERLEY,

HAYS COUNTY, TEXAS
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 (512) 847-0025 

 
  

 

www.cityofwimberley.com 221 Stillwater, Wimberley, Texas 78676 

 

 

 

6.24.2026 

Comment Letter #1 

Paradise Hills, Section 2, Lots 27-28 Amending Plat 

1. Please provide proof of access to an approved On-site Sewage Facility from Hays 
County (approved permit or variance request). [Sec. 9.02.122] 

2. Please remove or provide justification for plat note #7. 
3. Please change language on plat note #10 to “NO STRUCTURE IN THIS SUBDIVISION 

SHALL BE OCCUPIED UNTIL CONNECTED TO A PERMITTED ON-SITE SEWAGE 
FACILITY OR SEWER SYSTEM.” Hays County has taken over permitting for OSSF in 
Wimberley and this change clarifies that. 

4. Please add a plat note stating  “A 10’ PUBLIC UTILITY EASEMENT IS HEREBY 
DEDICATED ADJACENT TO ALL PUBLIC RIGHTS-OF-WAY PER CITY OF WIMBERLEY 
ORDINANCE”. [Sec. 9.02.119(f)] 

5. Please provide utility acknowledgment form signed by Wimberley Water Supply 
Corporation and PEC. Please note that this is not a letter of service availability but 
an acknowledgement and acceptance of the replat. 

6. Please pay required application fee of $647.  

 

Please let me know if you have any questions. 

 

Thank you, 

 

Nathan Glaiser 

Development Services Director 

512-648-2411 
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AGENDA ITEM: 2. Discuss and consider a recipient of the 
Planning and Zoning Property Stewardship 
Recognition Award and provide direction. 

SUBMITTED BY: 
 

DATE SUBMITTED: 06/12/2026 

 

MEETING DATE: July 9, 2026 

 
 

AGENDA FORM 
 
ITEM DESCRIPTION/SUMMARY 
This item will allow the Planning and Zoning Commission to discuss and select the recipient(s) 
for the first proposed Property Stewardship Recognition Award. A sample Certificate of 
Recognition has been included for the Commission’s review. Staff will seek direction regarding 
the recipient's name, address and the timing of a formal presentation, following coordination 
with the selected recipient(s). Commission feedback will help finalize the recognition process 
and presentation details. 
  
REQUESTED ACTION 
Discussion 
 
  
FINANCIAL 
 
  
STAFF RECOMMENDATION 
 
  
ATTACHMENT/S 
1. DRAFT Certificate 2026 
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CITY OF WIMBERLEY, TEXAS 
PLANNING AND ZONING COMMISSION 

CERTIFICATE OF PROPERTY STEWARDSHIP RECOGNITION 
This Certificate of Recognition is hereby presented to: 

[PROPERTY OWNER NAME(S)] 
In recognition of exemplary stewardship, thoughtful land use, and a demonstrated commitment to protecting the 

natural, cultural, and community character of Wimberley through the property located at: 

[PROPERTY ADDRESS] 

This recognition is awarded for outstanding achievement in 

ENVIRONMENTAL STEWARDSHIP 

Your efforts exemplify best practices in planning, environmental responsibility, and long-term stewardship, 
contributing meaningfully to the quality of life and unique character of the City of Wimberley. 

 

 
___________________________________________    ______________________ 
Planning & Zoning Commission Chairperson    Date 
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