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Memo        

Meeting Date: August 1, 2017 

To:   Planning & Zoning Commission 

From:   Roxanne Johnston, City Planner 

Subject: Request for approval of a preliminary plat of the proposed 

Comanche Trails Addition with variances from Article IV, Section 

2.1(i) and (ii) of Chapter 12, Subdivision Regulations Ordinance to 

allow for a cul-de-sac length in excess of 400 feet and also direct 

access of a cul-de-sac to an arterial street in a Planned 

Development with an underlying Light Commercial Zoning District 

on the following property: 

Location: An unaddressed 29.399 acre tract located immediately southwest 

of the intersection of US Highway 87 and Village Road. More 

specifically, this property occupies 29.399 acres in Section 7, Block 

32S, in south Big Spring, Texas.   

Purpose: Approval of this request will allow a submittal of a final plat for 

review and approval by the Planning and Zoning Commission. 

Contacts:  Roxanne Johnston. City Planner           432-264-2319     

 

Recommendation: Staff recommends approving the Preliminary Plat with variances 

from Article IV, Section 2.I (i) and (ii) of Chapter 12, Subdivision Regulations Ordinance, 

subject to addressing the notes as listed below: 

Preliminary Plat 

1. Adding the survey section and block number  (i.e. Section 7, Block 32S)  to the 

preliminary plat title  (along with acreage) and also include survey section and 

block number to the legal description found on the right hand side of the draft 

preliminary plat.  
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2. Completion of the North Central Zone information ( i.e. 4202, NAD  83). 

 

3. Adding the dimensions of the current structures on the subject property [Chapter 

12, Subdivision Regulations Ordinance, Art III, Section 10 Subsection F.8]. 

 

4. Adding the ownership information for the rectangular tract located on the east 

side of the property [Chapter 12, Subdivision Regulations Ordinance, Article III, 

Section 10, Subsection F 9(i)]. 

 

5. Renaming “S.H. Highway 87” to “U.S. Highway 87” and providing a ROW width. 

 

6. Correcting the lot numbers in Block Two.  

 

7. Correcting the spelling of Johansen Road. 

 

8. Improved legibility of listed distances along proposed cul-de-sac. 

 

9. Indicate correct bearing and distance data at entrance of proposed cul-de-sac 

street (NW to SE). 

 

10. Ensure recording information is correct for the called 11.67 acres between the 

south boundary line of the preliminary plat and Johansen Road. 

 

Below is a list of a few key items that will need to be completed before the future final 

plat is filed. Some of these items and additional information will be addressed through 

the development phases. 

 

1. Submission and approval of a drainage study to staff illustrating how drainage is 

to be handled on site before the final plat can be recorded. 

 

2. Providing a statement from all utility companies that all work planned or 

anticipated in the subdivision rights-of-way by the company shall be completed 

prior to final grading and paving. [Chapter 12, Subdivision Regulations 

Ordinance, Art. III, Section 10.E. 6.] 

 

3. Formal Planning and Zoning Commission recommendation and final City Council 

approval to name the cul-de-sac street. 

 

4. Infrastructure plans will need to be prepared and submitted to the Public Works 

Director for approval illustrating the proposed installation of required service 
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connections and the proposed cul-de-sac, water, and sewer mains, and fire 

hydrants, for example, before the final plat can be recorded. [Chapter 12, 

Subdivision Regulations Ordinance, Section 15.G] 

 

5. Provide the Permits Department with a letter or copy of a permit from the Texas 
Department of Transportation (TxDot) indicating that driveway access to the lot is 
allowed from US Hwy 87 for the cul-de-sac street and for the proposed Block 
One before development. 
 

Analysis:  

 

On September 11, 2014, the subject property became a Planned Development with an 

underlying Light Commercial zoning. Portions within the southern boundary line of the 

proposed preliminary plat are part of the W.N. McClanahan and Johnnie Johansen 

Subdivision, amended and recorded on November 4, 1959. 

On November 4, 2014, the Planning and Zoning Commission recommended approval 

and the City Council approved a preliminary plat with the same variance requests for 

the then proposed Mustang Ridge Addition on the subject property. No final plat was 

filed and the original preliminary plat has since expired. Preliminary plats expire a year 

after the date of the approval or conditional approval [Chapter 12, Subdivision 

Regulations Ordinance, Article III, Section 13]. 

The applicant is seeking the same variances as the previous preliminary plat to allow 

direct access of the proposed cul-de-sac from U.S. Hwy 87, a major thoroughfare, and 

for this cul-de-sac to exceed the maximum distance. Article IV, Section 2.I (i) and (ii) of 

the Subdivision Regulations Ordinance states: 

 I. Cul-de-Sacs 

  (i) Streets ending in a cul-de-sac shall not exceed 600 feet in length for  

  single-family development and shall not exceed 400 feet for townhouse,  

  duplex, multifamily and commercial developments. 

  (ii) Cul-de-sac streets shall not connect directly to an arterial street… 

The proposed cul-de-de sac street exceeds 500 feet in length. 

The final plat will require provision for secondary emergency access to and within the 

west side of the property, but will not be required for approval of this preliminary plat.  

General Information: 
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Existing Zoning:  Planned Development with underlying Light 

Commercial    

Existing Land Use:    Vacant tract 

Surrounding Zoning/Land Use:  

North: Planned Development (PD), Agriculture (A) Low density residential, 
Cosden Lake  

South: Single-Family Dwelling (SF-2) Johansen’s Nursery, low-
density residential 

East: Non-annexed property Commercial building on large 
undeveloped tract 

West: Single-Family Dwelling (SF-2)  Comanche Trail Golf Course 

 

Thoroughfares/Streets: U.S. Highway 87 is identifies in the 2030 Comprehensive 

Plan as a major arterial and id proposed as the primary 

access point into the subject property. 

 The proposed portion of McChristian Street at the south 

central area of this preliminary plat and the proposed 

unnamed cul-de-sac will provide access to U.S. Hwy 87. 

These proposed streets are indentified in the 2030 

Comprehensive Plan as “local streets” which will be 

designed to carry light neighborhood and future commercial 

traffic at lower speeds. Generally, such streets connect to 

collector streets, such as a frontage road off of a highway, 

but installation of such a road is infeasible which is why the 

applicant is requesting variances as noted in this report. 

Zoning History: The subject property was rezoned from Single-Family (SF-2) 

and Light Commercial (LC) to a Multifamily (MF) Dwelling 

District on December 9, 2014. 

Development Standards: Zoning Ordinance, Article 4 and Appendix C    

 Minimum Lot Area-7500 sq ft for one to two-story multi-

family development; unlisted for non-residential uses 

 Minimum Lot Width- 60’ for multi-family uses; unlisted for 

non-residential uses 

 Minimum Property Line Width- 40’ for residential and non-

residential uses 
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 Minimum Lot Dimensions- 60X120 feet for multi-family uses 

 Minimum Front Yard- 25 ft 

 Minimum Side Yard- 0 ft for multifamily dwellings not 

exceeding 35’ in height 

 Minimum Rear Yard- 10’ 

 Maximum Height- 20 stories 

 Maximum Floor Area Ratio- 45% for residential uses, 2:1 for 

non-commercial uses  

 Required ROW Width: 60’ 

 Required Pavement Width: 36’ 

 Storm Water/Drainage:  Refer to conditions listed above 

Topography: Topographical concerns will be addressed through 

the site development review stage..  

911 Addressing: The layout of the final plat is not expected to create 

any addressing issues. 

Water/Sewer Utilities: Refer to conditions above. 

Fire Protection and Access Management: A secondary fire access from the 

Golf Course (in Sec 12, Blk 33S) into the west section 

line of Section 7, Block 32S  and the subject property 

will need to be provided and approved by emergency 

personnel.  Such access may be provided on the final 

plat or by a separate recorded instrument prior to the 

acceptance and the recording of the final plat. 

Private Utilities: To be addressed though the development phase. 

Special Information 

Traffic Concerns: Traffic entering and exiting the site will have an effect 

on traffic patterns on FM700, however; as an arterial 

street, it is designed for such traffic.  

 An emergency-only access point will need to be 

approved for the west side of the property.  

Parking Requirements:   Zoning Ordinance, Article 4, Section 4-9 



6 
 

 “One (1) space for each dwelling unit for single-family 

residence and one and one-half (1 ½) spaces for 

each dwelling in two-family or apartment unit” 

 Zoning Ordinance, Article 4, Section 4-11 

 “There shall be provided handicapped parking spaces 

in accordance to the Architectural Barriers Act, Article 

9102, Texas Civil Statutes as amended.” 

Attachments:   Aerial map, highlighting subject property;  

Preliminary Plat draft 

 




