Planning & Zoning Commission
Planning Department Staff Report

Planning & Zoning

Commission Meeting: September 29, 2026

Project No: PDD224-001 — Farmstead at Caliterra PDD Amendment

Project Planner: Tory Carpenter, AICP — Planning Director

Item Details

Project Name: Farmstead at Caliterra

Property Location: 26241 RR 12

Legal Description: 18.38 acres out of the Philip A Smith Survey

Applicant: Quynn Dusek, Carlson, Brigance, and Doering, Inc.

Property Owners: Development solutions CAT LLC

Request: PDD amendment to allow for a single-family residential subdivision
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Summary/Background:

The Farmstead at Caliterra Planned Development District (PDD No. 9) was originally approved in 2018
and encompasses approximately 18.532 acres located east of the existing Caliterra residential
development, approximately 1,000 feet north of the intersection of Caliterra Parkway and Ranch Road
12. The property has direct access to Ranch Road 12. The original PDD contemplated a mix of
multifamily residential and general retail development.

The applicant is requesting a First Amendment to PDD No. 9 to replace the previously approved
development program with a predominantly detached single-family residential development. The
amendment also replaces the existing PD Master Plan and modifies certain development standards
applicable to the property. The current site exhibit depicts 69 single-family residential units, while the
draft PDD amendment establishes a maximum of 80 units. The concept includes internal residential
streets, a neighborhood park and stormwater facility, parking, and emergency-access connections.

The Planning & Zoning Commission previously discussed an earlier version of the amendment in April
2025. At that time, the proposal consisted of 121 detached residences on narrow lots and included 26-
foot-wide private streets within 50-foot rights-of-way. Staff identified concerns related to lot
configuration, street width, parking, pedestrian safety, and general consistency with City development
standards. Since that discussion, the applicant has substantially revised the proposed development
plan.

Location:

The subject property consists of approximately 18.532 acres located along Ranch Road 12, east of the
existing Caliterra residential development and approximately 1,000 feet north of the intersection of
Caliterra Parkway and Ranch Road 12. The proposed amendment does not change the boundaries of
PDD No. 9.

Surrounding Properties and Recorded Restrictions:

The property is adjacent to existing residential development associated with Caliterra. A civil dispute
between the property owner and adjacent homeowners was resolved in 2023. Although the settlement
itself is confidential, certain development restrictions resulting from the settlement were recorded and
run with the land. Those restrictions include:

e Installation of an eight-foot cedar privacy fence along the western property line.

¢ A 50-foot setback/buffer adjacent to residential lots, with limits on development within the buffer.

¢ Tree planting and preservation requirements within the setback area.

¢ A prohibition on drainage infrastructure west of the fence.

e An emergency-only gate at the end of Capstone Court.
These private restrictions remain independently enforceable by the parties entitled to enforce them and
are not modified by the proposed PDD amendment.
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Proposed PDD Amendment and Development Regulations:

The proposed amendment retains PDD No. 9 but replaces the previously approved PD Master Plan
and modifies the development standards to accommodate detached single-family residential
development. The amendment establishes a maximum of 69 residential units with a residential density
of 3.73 dwelling units per acre.

The revised proposal represents a substantial reduction from both the original PDD, which allowed up
to 170 units, and the 121-unit concept discussed by the Planning & Zoning Commission in April 2025.
The current plan also replaces the earlier narrow-lot/private-street concept with a more conventional
residential street section. Internal streets are shown with 30 feet of pavement within 65-foot public
rights-of-way.

The draft amendment retains the General Retail (GR) base zoning framework for standards not
otherwise addressed by the PDD, while specifically allowing residential uses and establishing project-
specific development standards. Impervious cover remains limited to 60 percent.

The amendment also proposes a substantive change along Ranch Road 12. The prior PDD standard
identified a 50-foot setback with a 25-foot landscape buffer. The current amendment draft provides a
40-foot Ranch Road 12 frontage setback inclusive of a 15-foot landscape buffer. This change should
be clearly reflected in the final ordinance and PD Master Plan.

Amendment Summary

Current Amendment /

Feature

Original PDD (2018)

April 2025 Concept

Exhibit

Development Type

Multifamily and
general retall

Detached single-family
condominium concept

Detached single-family
residential

Maximum / Shown
Units

Up to 170 units

121 single family units

69 single family units

Street Section

Per original approvals

26-ft private street /

30-ft public street / 65-

50-ft ROW ft ROW

Transportation and Access:

Primary vehicular access to the development will be from Ranch Road 12. The applicant has clarified
that the internal streets will be public streets. No regular vehicular connection to the adjacent residential
neighborhood is proposed; emergency-access connections are shown as part of the revised layout.

This project was included in the 2013 Traffic Impact Analysis for Caliterra, which requires a right-turn
deceleration lane into the Farmstead property. The applicant has coordinated with TXDOT regarding
access to Ranch Road 12.

The current concept addresses the street-width concern identified during the prior P&Z review by
providing 30-foot streets within 65-foot rights-of-way. The updates have also addressed fire-lane
configuration, parking locations, and secondary emergency access. Final details will be confirmed
through platting and construction-plan review.
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Utilities:

This property is included in the Caliterra Wastewater Utility Agreement and will be served after
operation of expansion of the City’s wastewater treatment facility, which is permitted and funded. The
applicant has stated that this development will not have an interim wastewater solution.

Water Service will be provided by the Dripping Springs Water Supply Corporation who has entered
into a Nonstandard Retail Water Service Agreement for this site.

Revisions Since Previous P&Z Review:

The current proposal differs materially from the concept discussed by the Planning & Zoning
Commission in April 2025. Key revisions include:

e The site concept has been reduced from 121 units to 69 units.

e The earlier narrow-lot residential concept has been replaced with a larger-lot/product
configuration.

e The previously proposed 26-foot private streets within 50-foot rights-of-way have been replaced
with 30-foot public streets within 65-foot rights-of-way.

e The revised layout includes additional parking, a central park/open-space area, and emergency-
access provisions.

e Regular vehicular connectivity into the adjacent residential neighborhood is not proposed;
connections other than the Ranch Road 12 access are intended for emergency access.

Planning & Zoning Commission Action

This is the first of two final hearings of this request by the Planning & Zoning Commission. This item is not
agendized for formal action. Any direction from the Planning & Zoning Commission will be addressed prior to
the second hearing.

Public Notification

Prior to the final recommendation by the Planning & Zoning Commission, legal notice advertising the public
hearing will be placed in the Dripping Springs Century-News, signs will be posted on the-site, notice will be
placed on the City Website, and all property owners within a 300-foot radius of the site will be notified of the
zoning map amendment.

Attachments
Exhibit 1 — Application
Exhibit 2 — PDD Ordinance

Exhibit 3 — Applicant Presentation



