
City of Hutto
Agenda

Zoning Board of Adjustments
Tuesday, December 19, 2023 at 7:00 PM

Council Chambers

In accordance with the Texas Open Meetings Act this meeting agenda is posted for public 
information, continuously, for at least 72 hours prior to the scheduled time of the meeting on the 
bulletin board located on the exterior wall of the City Hall building at 500 West Live Oak, Hutto, 
Texas. This meeting agenda is also accessible via the Internet at huttotx.gov

1. CALL SESSION TO ORDER
2. ROLL CALL
3. PUBLIC COMMENT
 Any citizen wishing to speak during public comment may do so after completing the required 

registration form. The purpose of this item is to allow the residents of Hutto and other interested 
persons an opportunity to address the City Council on agenda issues and on non-agenda issues that 
are a matter of the jurisdiction of the City Council (i.e., City policy or legislative issues). Non-agenda 
issues regarding daily operational or administrative matters should be first dealt with at the 
administrative level by calling City Hall at (512) 759-4839 during business hours. Each person providing 
public comment will be limited to 3 minutes. Any citizen wishing to speak during public comment may 
do so after completing the required registration form. Written comments for this meeting may also be 
sent to comments@huttotx.gov PRIOR to 4:00 pm on December 19, 2023. The email must include 
name, address, phone # and email to be recognized properly. Written comments will be provided to 
Council.

4. AGENDA ITEMS

 4.1. Consideration and possible action on the appointing of the Zoning Board of Adjustment 
Chair position. 

 4.2. Consideration and possible action of the appointing of the Zoning Board of Adjustment 
Vice Chair position. 

 4.3. Consideration and possible action on the meeting minutes from the regular scheduled 
Zoning Board of Adjustment Commission meeting held on October 24, 2023

 

4.4. Consideration of a public hearing and possible action regarding a variance request for 
the property located at 2725 Limmer Loop from the requirements as outlined in Chapter 
10, Section 10.307.6.3 of the Unified Development Code (UDC), to allow a car wash 
closer than the minimum 50-foot distance from a residential zoning district boundary.

5. DEVELOPMENT SERVICES DIRECTOR REPORT
6. ADJOURNMENT
7. CERTIFICATION
 I certify that this notice of the December 19, 2023 Hutto Zoning Board of Adjustments meeting was 

posted on the City of Hutto website and the City Hall bulletin board of the City of Hutto on December 
15, 2023 before 5:00 P.M.
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Angel Kavanaugh, Sr. Management Assistant

The City of Hutto is committed to comply with the Americans Disability Act. The Hutto City Council 
Chamber is wheelchair accessible. Request for reasonable special accommodations must be made 
48 hours prior to the meeting. Please email the City Secretary's office at City.Secretary@huttox.gov 
or call (512) 759-4033 for assistance.
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AGENDA ITEM REPORT 
4.1. 
 

 
 

 

 
To: Zoning Board of Adjustment 
Subject: Consideration and possible action on the appointing of the Zoning Board of 

Adjustment Chair position.  
Meeting: Tuesday, December 19, 2023 
Department: Development Services 
Staff Contact: 

 
 
  
BACKGROUND INFORMATION:  
  
SUMMARY OF REQUEST:  
  
STAFF REVIEW:  
  
FISCAL NOTES:  
  
POLICY IMPLICATIONS:  
  
ATTACHMENTS: 
None 
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AGENDA ITEM REPORT 
4.2. 
 

 
 

 

 
To: Zoning Board of Adjustment 
Subject: Consideration and possible action of the appointing of the Zoning Board of 

Adjustment Vice Chair position.  
Meeting: Tuesday, December 19, 2023 
Department: Development Services 
Staff Contact: 

 
 
  
BACKGROUND INFORMATION:  
  
SUMMARY OF REQUEST:  
  
STAFF REVIEW:  
  
FISCAL NOTES:  
  
POLICY IMPLICATIONS:  
  
ATTACHMENTS: 
None 
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AGENDA ITEM REPORT 
4.3. 
 

 
 

 

 
To: Zoning Board of Adjustment 
Subject: Consideration and possible action on the meeting minutes from the regular 

scheduled Zoning Board of Adjustment Commission meeting held on October 
24, 2023 

Meeting: Tuesday, December 19, 2023 
Department: Development Services 
Staff Contact: 

 
 
  
BACKGROUND INFORMATION:  
  
SUMMARY OF REQUEST:  
  
STAFF REVIEW:  
  
FISCAL NOTES:  
  
POLICY IMPLICATIONS:  
  
ATTACHMENTS: 
1. Zoning Board of Adjustments 10.24.2023 
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City of Hutto 
Minutes 

Zoning Board of Adjustments 
Tuesday, October 24, 2023 at 7:00 PM 

City Council Chambers 
 

 

 
1. CALL SESSION TO ORDER  
    The Meeting was called to order at 7:26 PM. 
2. ROLL CALL  
    Members of the Zoning Board of Adjustments in attendance were: Norman Delay, Ray 

Alba, Susanne Caulfield, Ed Pride and Jim Morris(ALT) 
Member(s) not in attendance: Cory Denena. 
 
Member of the City of Hutto staff in attendance: John Byrum, Planning Manager 

3. PUBLIC COMMENT 
  Any citizen wishing to speak during public comment may do so after completing the required 

registration form. The purpose of this item is to allow the residents of Hutto and other interested 
persons an opportunity to address the City Council on agenda issues and on non-agenda issues that 
are a matter of the jurisdiction of the City Council (i.e., City policy or legislative issues). Non-agenda 
issues regarding daily operational or administrative matters should be first dealt with at the 
administrative level by calling City Hall at (512) 759-4839 during business hours. Each person 
providing public comment will be limited to 3 minutes. Any citizen wishing to speak during public 
comment may do so after completing the required registration form. Written comments for this meeting 
may also be sent to comments@huttotx.gov PRIOR to 4:00 pm on October 24, 2023. The email must 
include name, address, phone # and email to be recognized properly. Written comments will be 
provided to Council.  

    No one to speak at Public Comment  
4. AGENDA ITEMS  
    

 

  4.1. Consideration and possible action on the meeting minutes from the regular scheduled 
Zoning Board of Adjustments Commission meeting held on September 26, 2023.  

     
Commissioner Ed Pride made a motion to accept the meeting minutes from the regular 
scheduled Zoning Board of Adjustments meeting held on September 26,2023 as 
written, seconded by Commissioner Jim Morris. Motion passed 5 Ayes to 0 Nays. 

  

4.2. Consideration of a public hearing and possible action regarding a variance request for 
the property located at 602 East Street from the building form standards, as outlined in 
Chapter 10, 10.1003.3.1 of the Unified Development Code (UDC), to allow a reduction 
in the required rear setback.  

    The public hearing opened at 7:34 PM and closed at 7:34 PM Commissioner Ed Pride 
made a motion to approve the Consideration of a public hearing and possible action 
regarding a variance request for the property located at 602 East Street from the 
building form standards, as outlined in Chapter 10, 10.1003.3.1 of the Unified 
Development Code (UDC), to allow a reduction in the required rear setback as 
presented , seconded by Commissioner Susanne Caulfield. Motion passed 5 Ayes to 0 
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Nays.  
5. DEVELOPMENT SERVICES DIRECTOR REPORT  
     

* Request to add Chair and Vice Chair Appointments to the next scheduled meeting 
agenda  
* As of now, no projects are on schedule for the November meeting , but keep looking 
for a notice. 

6. ADJOURNMENT  
     

The meeting adjourned at 7:40 PM. 
7. CERTIFICATION 
  I certify that this notice of the October 24, 2023 Hutto Zoning Hearing Board meeting was posted on 

the City of Hutto website and the City Hall bulletin board of the City of Hutto on October 20, 2023 
before 5:00 P.M.  

     
_____________________________________________________ 
Zoning Board of Adjustments Chair 
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AGENDA ITEM REPORT 
4.4. 
 

 
 

 

 
To: Zoning Board of Adjustment 
Subject: Consideration of a public hearing and possible action regarding a variance 

request for the property located at 2725 Limmer Loop from the requirements as 
outlined in Chapter 10, Section 10.307.6.3 of the Unified Development Code 
(UDC), to allow a car wash closer than the minimum 50-foot distance from a 
residential zoning district boundary. 

Meeting: Tuesday, December 19, 2023 
Department: Development Services 
Staff Contact: 

 
 
  
BACKGROUND INFORMATION: 
The applicant is proposing to develop a convenience store and a car wash as an accessory. The 
convenience store is defined in the Unified Development Code, Section 10.307.8.1 as a retail store 
with no more than 5,000GFA selling everyday goods and services that may include food products, 
groceries, over-the-counter drugs and sundries. Convenience stores with gasoline sales are 
permitted by right in the B-2 district. Section 10.307.6.1 of the Unified Development Code, defines car 
washes as either the primary use of a site or as an accessory use to a gas station, and are 
considered subject to specific use permit review in the B-2 district. 
 
On November 7, 2023, the Planning and Zoning Commission voted to recommend the approval with 
a vote of 5-2 of the specific use permit, with the condition the site is built to the performance 
standards specified in the Unified Development Code (Section 10.307.6.3): 

• Structures or equipment related to cleaning vehicles (car wash bays, vacuums, vending 
machines) must be located at least 50 feet from the boundary of any residential zoning district, 
places of residence such as nursing homes, and extended care facilities, or lodging 
establishment. Vacuums cannot be located in the street yard. 

• Washing facilities must occur under a roofed area with at least two walls.  
• Car wash facilities next to residential zoning districts, places of residence such as nursing 

homes and extended care facilities, and lodging establishments: 
o Must be screened and buffered with masonry (stone, brick, decorative CMU, similar 

materials) walls to minimize impact on residential properties.  
o May operate only between 7:00 AM and 9:00 PM. 
o Cannot have loudspeakers or equipment that emits audible signals such as beeps, 

buzzers and bells that would be audible off the site.  

 
Currently, the attached exhibits do not meet the UDC standards in that the proposed retail store is 
over 5,000 square feet and the car wash is located closer than 50-feet from a residentially zoned 
property.f However, the request (attached) is only for the setback standard in UDC Section 
10.307.6.3. 
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AGENDA ITEM REPORT 
4.4. 
 

 
 

 

 
 
The specific use permit is currently on hold because the applicant requested a variance from the 
code during the Planning and Zoning Commission. The Specific Use Permit process is only for the 
car wash use and cannot grant a variance to the UDC. 
 
The property is currently zoned B-2 (General Commercial). 
 
Adjacent Zoning and Uses: 
WEST: B-2, Vacant 
NORTH: B-2, Vacant and SF-1, Cottonwood Farms 
EAST: ETJ with Development Agreement, Vacant 
SOUTH: B-2 with Gateway Overlay District, Convenience Store  
  
SUMMARY OF REQUEST: 
The variance request seeks to allow a car wash closer than the minimum 50-foot distance from a 
residential zoning district boundary. 
 
Chapter 10, Section 10.307.6.3 (Conditions) of the Unified Development Code, states that: 

• Structures or equipment related to cleaning vehicles (car wash bays, vacuums, vending 
machines) must be located at least 50 feet from the boundary of any residential zoning district, 
places of residence such as nursing homes, and extended care facilities, or lodging 
establishment. Vacuums cannot be located in the street yard. 

• Washing facilities must occur under a roofed area with at least two walls.  
• Car wash facilities next to residential zoning districts, places of residence such as nursing 

homes and extended care facilities, and lodging establishments: 
o Must be screened and buffered with masonry (stone, brick, decorative CMU, similar 

materials) walls to minimize impact on residential properties.  
o May operate only between 7:00 AM and 9:00 PM. 
o Cannot have loudspeakers or equipment that emits audible signals such as beeps, 

buzzers and bells that would be audible off the site.  

 
Variance Evaluation and Recommendation 
  
The proposed request does not meet the variance approval criteria.     
• There are unique conditions peculiar to the parcel, such as an unusual shape, that does not exist on adjacent 

parcels.  
o False. While there is an Atmos Energy 100' wide pipeline easement that affects the western side of the 

property, the easement does not render the site unbuildable or provide less buildable area than the 
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AGENDA ITEM REPORT 
4.4. 
 

 
 

 

code maximum of 5,000 square feet. The site is still buildable and the applicant can provided an 
alternative location showing the car wash location in compliance with the Unified Development Code.  

 
• Strict application of this code deprives the applicant of rights commonly enjoyed by other land in the area or 

land with a similar zoning designation.  
o False. The Unified Development Code (UDC) states that structures or equipment related to cleaning 

vehicles must be located at least 50 feet from the boundary of any residential zoning district. All other 
applications for a car wash would have to meet this requirement. 

 
• The variance is in harmony with the spirit of this code and community, neighborhood and other applicable land 

use and development plans, and will not adversely affect property near the subject site.  
o False. The UDC clearly states that all structures or equipment related to cleaning vehicles must be 

located at least 50 feet from the boundary of any residential zoning district. 
 
• Conditions resulting in the request are not self-created by disregard or ignorance of this code.  

o False. The applicant submitted a site plan that does not meet the minimum adopted development 
codes and has also proposed an alterative location for the car wash that meets the minimum code 
standards. As shown in Scenario A, the car wash could be parallel to the western property line, meet 
the setback requirement, and allow the entry/ exit of the car wash to be perpendicular to the residential 
area, providing more noise attenuation. In addition, if the entrance is at the south as shown on the 
exhibit, the automobile lights would be less likely to point directly towards the adjacent homes, as the 
driver would be required to take a right out of the car wash, in the opposite direction of the common 
property line. Scenario A is only one option for the car wash location. As proposed in Scenario A, the 
drainage pond shown on the schematic would have to be relocated. In summary, there is sufficient 
space on the property to satisfy the minimum code requirements in a number of ways.  

 
• The variance does not confer special privilege that this code does not permit on other lands, structures or 

buildings in the same zoning district.  
o False. The code states that all structures and equipment for cleaning vehicles must be at least 50 feet 

from the boundary of any residential zoning district or a few residential uses allowed in commercial 
districts such as nursing home or assisted living centers. Since there are other opportunities to have 
the car wash location meet the code, special privilege would be given for this site if the variance were 
to be approved.  

 
• The variance is the minimum necessary to grant relief.  

o False. The applicant has shown another location of the car wash that would meet the UDC standards 
as adopted.  
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AGENDA ITEM REPORT 
4.4. 
 

 
 

 

STAFF REVIEW: 
Staff sent out notices to 61 adjacent property owners with the 600' required buffer and to date staff 
has received one response, in opposition to the request (the response is included as an attachment). 
 
Based on the criteria findings from staff, staff recommends denial of the variance request to allow the 
car wash closer than the minimum 50-foot distance from a residential zoning district boundary. 
  
FISCAL NOTES:  
  
POLICY IMPLICATIONS:  
  
ATTACHMENTS: 
1. 2725 Limmer Loop Variance - Proposed Site Plan 
2. 2725 Limmer Loop Variance - LOI 
3. 2725 Limmer Loop Variance - Photos 
4. Froehlich Objection 1 
5. Froehlich Objection 2 
6. Rangel Objection 
7. Zoning Map 
8. Car wash distance to residneital zoning 
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Sandlin Services, LLC 
P: (806)679-7303 

TBPELS Firm # 21356 

 
 
October 29, 2023 
City of Hutto Planning Department 
500 W Live Oak St.  
Hutto, TX 78634 

Cottonwood Grocery & Fuel Variance Letter of Intent 

City of Hutto Zoning Board of Adjustment, 

 This letter acknowledges the City of Hutto’s Variance Request requirements and requested details included below are for WCAD 
Parcel: R648486 also identified at 2725 Limmer Loop, Hutto, TX 78634. 

Our objective with this variance application is to provide a high-quality, commercially oriented development that serves the 
growth of the local area as well as best utilizes an important intersection within the City of Hutto. Our intent for this ~2.171 
acres is a City development code design and regulatory compliant site. The proposed site development plan currently under 
review by the City of Hutto is expected to have 1 grocery building of ~6,100 square feet and a second car wash building 
~1,840SF. The recent Specific Use Permit was approved on 11/08/2023 by Planning & Zoning Commission and recommended 
to Council for approval.   

As you will see in the supporting documents, this development is compatible with its current commercial zoning (B2) and an 
approved Specific Use Permit from Council would enable the car wash.  

● Existing zoning district: B-2 
● Acreage of property: 2.171AC 
● Legal Description - S13277 - SJS SUB, BLOCK A, Lot 2, ACRES 2.187 

 
UDC Criteria for Variance Approval Sandlin Services Response 

There are unique conditions peculiar to the parcel, such as an 
unusual shape, that do not exist on adjacent parcels.  
 

The commercial lot is inhibited by a diagonal, large gas line 
easement that runs northwest to southeast that creates a 
peculiar usable building area. This disallows the car wash to 
be pushed any further south to meet the strict interpretation 
of the setback requirement from the open space lots. The 
open space lots are uninhabitable but zoned as Single Family. 
If the car wash were placed on the adjacent commercial lot to 
the north (See Exhibit A), it would meet code 50’ setback 
requirements, and ironically place the car wash 20% closer to 
an inhabited single-family lot than the proposed location. 

Strict application of this code deprives the applicant of rights 
commonly enjoyed by other land in the area or land with a 
similar zoning designation. 

Strict application of this code, currently being employed, 
considers the undevelopable, open space lots as an 
inhabitable space instead of an additional buffer zone. In 
reality, the open space lots and cul–de-sac provide an 
additional buffer and total separation distance of 62’ from the 
first inhabited single-family lot line, exceeding code 
requirements by 24%. 

The variance is in harmony with the spirit of this code and 
community, neighborhood and other applicable land use and 
development plans, and will not adversely affect property 
near the subject site. 

The car wash location meets the “spirit of this code” because 
it is >50’ from the first single family lot with a residence, 
exceeding code compliance. The additional buffer distance in 
combination with high quality building design and densely 
landscaped area will not adversely affect the property near the 
subject site. 

Conditions resulting in the request are not self-created by 
disregard or ignorance of this code. 

Conditions resulting from this request are imposed by the 
irregularly shaped gas line easement, impeding the ability to 
configure other layout options.  
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Sandlin Services, LLC 
P: (806)679-7303 

TBPELS Firm # 21356 

 
 

The variance does not confer special privilege that this code 
does not permit on other lands, structures or buildings in the 
same zoning district. 

This variance does not confer special privileges. Instead it 
asks for an interpretation that meets the “spirit of the code.” 

The variance is the minimum necessary to grant relief. The building dimensions have been reduced the maximum 
extent possible, minimizing this variance to the maximum 
degree. 

 
 
Our design team has coordinated with City Staff and will be providing a development that accounts for the health, safety and 
general welfare of the City. The internal site characteristics include adequate parking and space for vehicular and pedestrian 
circulation. Our intent is to continue this trend and provide the necessary screening between the development and adjacent 
single-family homes per City requirements by meeting the character of the nearby properties. We believe this development will 
add significant value to the City of Hutto. We appreciate your consideration for the approval. 
 

Please feel free to contact me with any questions. 

 Sincerely, 

  
 Nick Sandlin, P.E.                                                        
President & Principal                                                    
TBPELS Firm# 21356 
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Car Wash: Scenario A
- 50’ Setback is 20% closer to SF Home than Scenario B
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Car Wash: Scenario B
- 24% (12’) further from a Single Family Lot with 

residence than compliant, Scenario A
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