
AGENDA 
CITY OF TAYLOR, TEXAS 

 ZONING BOARD OF ADJUSTMENT MEETING   
 CITY HALL COUNCIL CHAMBERS 

400 PORTER STREET, TAYLOR, TX, 76574 
 OCTOBER 7, 2025, 6:00 PM  

 
For Citizens Communication and to speak during the public hearings, please contact the Development 
Services office at 512-365-3863 prior to 5:30 p.m. on Tuesday, October 7, 2025. 
 
The agenda packet is on the City of Taylor's website. 
   
I. CALL TO ORDER AND DECLARE A QUORUM 

II. CITIZEN COMMUNICATION 

 (The Zoning Board of Adjustment welcomes public comment on items not listed on the 
agenda. However, the Board cannot respond until the item is posted on a future agenda. All 
public comments are limited to 3 minutes.) 

III. CONSENT AGENDA 

 (The Consent Agenda includes non-controversial and routine items that the Board may act 
on with a single vote. The Chairman or a Board member may pull any item from the 
Consent Agenda to discuss and act upon it individually as part of the Regular Agenda.) 

 1. Review and approve minutes from the meeting on May 6, 2025 Courtney Peres 

IV. REGULAR AGENDA 

 2. PZ-2025-2580 – Hold a public hearing regarding a request for a variance from the Land 
Development Code, Sections 5.10.7 Specifications: Height, Letter Height, and Quantity, for 
property generally located at 3000 N Main St, legally described as Taylor Plaza (Replat No 3), 
Lot 5, more particularly described by Williamson Central Appraisal District Parcel R665409, 
Taylor, Williamson County, Texas. Preston Gunn 

 3. PZ-2025-2580 – Take action regarding a request for a variance from the Land Development 
Code, Sections 5.10.7 Specifications: Height, Letter Height, and Quantity, for property 
generally located at 3000 N Main St, legally described as Taylor Plaza (Replat No 3), Lot 5, 
more particularly described by Williamson Central Appraisal District Parcel R665409, Taylor, 
Williamson County, Texas. Preston Gunn 

 4. PZ-2025-2578 – Hold a public hearing regarding a request for a variance from the Land 
Development Code, Section 5.3.7.1 regulating the requirement to have the façade of the 
Principal Building built parallel to the front property line for property generally located at 128 
1st Avenue, legally described as Zella Jones Addition, Block 1, Lot 7, more particularly 
described by Williamson Central Appraisal District Parcel R017324, Taylor, Williamson 
County, Texas. Preston Gunn 

 5. PZ-2025-2578 – Take action regarding a request for a variance from the Land Development 
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Code, Section 5.3.7.1 regulating the requirement to have the façade of the Principal Building 
built parallel to the front property line for property generally located at 128 1st Avenue, legally 
described as Zella Jones Addition, Block 1, Lot 7, more particularly described by Williamson 
Central Appraisal District Parcel R017324, Taylor, Williamson County, Texas. Preston Gunn 

V. ADJOURN 

 

The Board may vote and/or act upon each of the items listed in this Agenda. The Board reserves the right 
to retire into executive session concerning any of the items listed on this Agenda, whenever it is 
considered necessary and legally Justified under the Open Meetings Act.  
 
I certify that the notice of this meeting was posted on Wednesday, October 1, 2025 in the City of Taylor 
Hall Lobby continuously for three business days before the scheduled date of said meeting. I further 
certify that the following news media was notified of this meeting: Taylor Daily Press. 
 

Posted by:  Date: October 1, 2025 

 
Courtney Peres, Interim Director of Development 
Services  
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MINUTES 
CITY OF TAYLOR, TEXAS 

ZONING BOARD OF ADJUSTMENT MEETING 
May 6, 2025, 6:00 P.M. 

City Hall Council Chambers 
400 Porter Street, Taylor, TX 76574 

 
PRESENT ABSENT STAFF PRESENT 

Emily Holmes Alex Allrich Shai Roos, Interim Director of Dev. Services 
Nora Roy  Courtney Peres, Planning Manager 

Nancy Talley  Cole Bakely, Senior Planner 
Michael Prillaman  Preston Gunn, Planner 

Craig Eulenfeld   
   

 

I. CALL TO ORDER AND DECLARE A QUORUM 

• Chair, Nancy Talley, called a quorum at 6:05 PM. 

II. CITIZENS COMMUNICATION 
(The Zoning Board of Adjustment welcomes public comments on items not listed on the 
Agenda. However, the Board cannot respond until an item is posted on a future meeting 
agenda. Registration forms are available at the sign in table.) 

• Chair, Nancy Talley, asked if any citizens were present to speak. No community 
members were present to speak. 

III. CONSENT AGENDA 
(The Consent Agenda includes non-controversial and routine items that the Board may act on 
with one single vole. A Board Member may pull any item from the Consent Agenda in order to 
discuss and act upon it individually as part of the Regular Agenda.) 

1. Review and approve minutes from the meeting on April 1, 2025. 
• Board Member, Emily Holmes,  made a motion to approve the minutes, Board Member, 

Craig Eulenfeld seconded the motion to approve the minutes as presented. Motion 
passed unanimously (5-0). 

IV. REGULAR AGENDA 

2. PZ-2025-2474 – Hold a public hearing regarding a request for a variance from the Land 
Development Code, Section 5.10.7.7 (4C), 5.10.7.7 sign letter height increase, and 5.10.3 
related to sign lighting standards, for property generally located at 405 South Main Street, 
legally described as Map of the Town of Taylor, Block 96, Lot 9, more particularly 
described by Williamson Central Appraisal District Parcel R015622, Taylor, Williamson 
County, Texas.  
• Chair, Nancy Talley, opened the public hearing at 6:07 PM. 
• Planner, Preston Gunn, gave a presentation regarding the variance and staff 

recommendation based on the request presented. 
• The applicant, Ms. Lepe, was present to make a statement and answer questions 

from the Board. 
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3. PZ-2025-2474 – Take action regarding a request for a variance from the Land 

Development Code, Section 5.10.7.7 (4C), 5.10.7.7, 7 sign letter height increase, and 
5.10.3 related to sign lighting standards, for property generally located at 405 South Main 
Street, legally described as Map of the Town of Taylor, Block 96, Lot 9, more particularly 
described by Williamson Central Appraisal District Parcel R015622, Taylor, Williamson 
County, Texas 

• Board Member, Craig Eulenfeld made a motion to Deny the request for sign letter 
height increase. The motion was seconded by Board Member, Michael Prillaman. 
Motion to deny passed unanimously (5-0). 

• Board Member, Craig Eulenfeld made a motion to Deny the request for internal 
illumination standards. The motion was seconded by Board Member, Michael 
Prillaman. Motion to deny passed unanimously (5-0). 

• Board Member, Craig Eulenfeld made a motion to Deny the request for Channel 
Letter signage. The motion was seconded by Board Member, Michael Prillaman. 
Motion to deny passed unanimously (5-0). 

 
V. DICUSSION ITEMS 

4. Zoning Board of Adjustment Annual Training Session 
• Courtney Peres provided a presentation for Zoning Board of Adjustment member 

training. 
VI. ADJOURN Meeting was adjourned at 6:17 PM 

 
 

Approved by Chair:  

 Nancy Talley, Chair  

Date:  

Attest by Administrative Assistant:  

 Courtney Peres, Interim Assistant Director  

Date:  
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City of Taylor 
PZ-2025-2580 

Place Type Zoning Variance 
Staff Report 

 

Item Details
Subject Property: 3000 N. Main Street 
Legal Description: Approximately 1.045 acres of land situated in the Taylor Plaza 

Replat No. 3, Lot 5, more particularly described by 
Williamson Central Appraisal District Parcel R665409, 
Taylor, Williamson County, Texas. 

Applicant /Property 
Owner(s): 

Atlas Sign Industries /CFT NV Developments, LLC 

Request: A request to vary from the Land Development Code, Sections 
5.10.7 Specifications: Height, Letter Height, and Quantity. 

 

Overview of Applicant’s Request & Background
The applicant associated with the ongoing consutrction of the new commercial business, Panda 
Express, has requested larger letter size, larger signs and more signs to allow the applicant to meet 
their national branding signage formats. The applicant believes the standards branding is easier to 
read for motorists and is the minimum amount of varaince to brand the building effectively. 
Much of the proposed signage will be visible from North Main Street. The Land Developments 
Code (LDC) seeks to avoid signs that confuses or distracts motorists and to avoid signs that cause 
visual clutter which can lead to decline in the community’s appearance and reduces the 
effectiveness of the signs. (See 5.10.1 Scope and Purpose LDC).  
The applicant has proposed the following variances: 
5.10.7.7 – Band Signs 

 Required Proposed 

Quantity 
1 Band Sign Per Façade (side of the 
building) 

2 Band Signs along the Northern Façade 
(S3, S5) 

Height 
(Sign) 

3 feet maximum height 
3 Band Signs at 6 feet in height 
(S2, S3, S4) 

Height  
(Sign) 

3 feet maximum height 
1 Band Sign at 9 feet, 10-inches 
(S5) 

Height  
(Letter) 

18-inches 
1 Band Sign at 2 feet, 6-inches (30 inches) 
(S1) 
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Location: 
The subject property is located within the Taylor 
Plaza shopping center. The new commercial 
fast-food restaurant is located on the east side of 
Main Street between the existing Jack in the Box 
and Starbucks.  
Physical and Natural Features: 
The subject property is currently under 
construction for a new Panda Express building. 
The subject property was formally a portion of a 
parking lot which has been sold and subdivided.  
 
 
 
Public Notification
As required by the Local Government Code and the City of Taylor Code of Ordinances, all 
property owners within a 200-foot radius of the subject property were notified of the variance 
request (4 notices), and a legal notice advertising the public hearing was placed in the Taylor Press 
on Sunday, September 21, 2025 
Staff Analysis
The Land Development Code (LDC) seeks to avoid signs that confuses or distracts motorists, 
causes visual clutter which can lead to decline in the community’s appearance and the effectiveness 
of the signs (See 5.10.1 Scope and Purpose LDC).  
The primary concern that Staff considers in a sign variance along a busy thoroughfare is whether 
the request could be distracting to motorists. The applicant states that they seek to keep eyes on 
the road for longer by adjusting our current standards to maintain their nationally recognizable 
signage. They believe that their standard signage is easier to recognize, to read, and is less 
distracting to motorists. The applicant also believes that their business with proper signage will 
draw more customers into the plaza for their and adjacent businesses. 
Staff find that the total area of signs does not exceed the 15% coverage maximum in the code. The 
proposed signage also appears consistent with other newly constructed Panda Express’s in the 
county (612 US-79, Hutto, TX 78634, and 4512 Williams Dr, Georgetown, TX 78628).  
Zoning Board of Adjustment Recommendation
No variance shall be granted or imposed unless: 

1. 75% of the members of the Board are present to hear the case; and 
2. 75% of the Board votes in favor of the request; and 
3. The Board finds that the variance meets the requirements of Texas Local Government Code 

Section 211.009(3) which states: 
 

Page 6 of 48



 

 

3 

Texas Local Government Code, Section 211.009.  AUTHORITY OF BOARD.   
(a) The board of adjustment may: 
(3) Authorize in specific cases a variance from the terms of a zoning ordinance if the variance is 
not contrary to the public interest and due to special conditions, a literal enforcement of the 
ordinance would result in unnecessary hardship, and so that the spirit of the ordinance is observed 
and substantial justice is done; 
In exercising its authority under Subsection (a)(3), the board may consider the following as 
grounds to determine whether compliance with the ordinance as applied to a structure that is the 
subject of the appeal would result in unnecessary hardship. 
City of Taylor LDC Section 2.2.14 – Approval Criteria 
In addition to the requirements of Texas Local Government Code Sec. 211.009, the Board shall 
also find pursuant to Section 2.2.14 of the city’s Land Development Code, that the variance also 
meet ALL the following requirements. 
Hardship Determination 
When determining if a hardship is present when considering a variance, the Board must find that 
all four (4) hardships from LDC Sec. 2.2.14 are met and one (1) of the provisions of TLGC Sec. 
211.009 are met. Staff have provided rubrics below with their determinations for the Board’s 
consideration. 
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The Zoning Board of Adjustment should base their consideration for approval [Consistent] or 
denial [Inconsistent] of the request on the following information: Quantity of Band Signs 

City Requirements for Determining Hardship 
Must Meet all 4 of the Below Requirements 

Consistent Inconsistent N/A  

 

X 

 

 

 

 

There are special circumstances or conditions affecting the 
property involved such that the strict application of the 
provisions of this LDC would deprive the applicant of the 
reasonable use of their property; 

The LDC general requirements for all attached signage 
restrict coverage to no more than 15% of the Façade of the 
building, the applicant is proposing total signage that is under 
this percentage. There is not a condition that would directly 
deprive the applicant the ability to post compliant signage. 

 

X 

 

 

 

 

The variance is necessary for the preservation and 
enjoyment of a substantial property right of the applicant; 

Staff find that the request for an additional sign is not 
necessary for the advertisement of the Business. Visibility is 
achievable within the current signage standards. However, 
the applicant maintains that permitting the variance would 
lead to a lower number of signs in total as they can more 
effectively advertise with only Band Signs rather than the 
LDC’s other attached building signs 

X  

 

 

 

 

Granting the variance application shall not be detrimental 
to the public health, safety, or welfare; 

Staff find that granting the variance would not likely be 
detrimental to public health, safety, or welfare, or injurious to 
other property within the area. 

X  

 The degree of variance requested is the minimum amount 
necessary to meet the needs of the applicant to satisfy the 
standards.  

Staff finds that the degree of variance is the minimum amount 
necessary. The applicant maintains a total signage coverage 
consistent with Attached Building Sign standards and a 
overall reduction in possible signage 
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The Zoning Board of Adjustment should base their consideration for approval [Consistent] or 
denial [Inconsistent] of the request on the following information: Quantity of Band Signs 

State Requirements for Determining Hardship 
Must Meet One of the Below Requirements 

Consistent Inconsistent N/A  

 
X 

 

 

 

 

 

 

The financial cost of compliance is greater than 50 percent 
of the appraised value of the structure as shown on the 
most recent appraisal roll certified to the assessor for the 
municipality under Section 26.01, Tax Code 

Staff finds that the property was valued at $361,430 and it is 
unlikely that the cost of compliances reaches the 50% 
threshold.  

  

 

X 

 

Compliance would result in a loss to the lot on which the 
structure is located of at least 25 percent of the area on 
which development may physically occur 

 
X 

 
 

Compliance would result in the structure not being in 
compliance with a requirement of a municipal 
ordinance, building code, or other requirement 

Staff finds no conflict within the Land Development Code and 
the applicant’s ability to meet all requirements. 

 

 

 

 

 

X 

 

Compliance would result in the unreasonable 
encroachment on an adjacent property or easement 

 

 

 

 

X 

 

The municipality considers the structure to be a 
nonconforming structure 
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The Zoning Board of Adjustment should base their consideration for approval [Consistent] or 
denial [Inconsistent] of the request on the following information: Height to 6 feet maximum for 
sign S2, S3, & S4 

City Requirements for Determining Hardship 
Must Meet all 4 of the Below Requirements 

Consistent Inconsistent N/A  

X  

 

 

 

 

There are special circumstances or conditions affecting 
the property involved such that the strict application of 
the provisions of this LDC would deprive the applicant of 
the reasonable use of their property; 

Staff finds there are special circumstances or conditions 
arising from the physical surroundings, shape, or other 
feature affecting the sign subject to the variance petition. 
Strictly following the standards of the LDC would create a 
less legible sign from a distance(Drivers on North Main St) 
and not align with the scope in purpose described in section 
5.10.1 (8a) LDC. 

X  

 

 

 

 

The variance is necessary for the preservation and 
enjoyment of a substantial property right of the 
applicant; 

Staff finds that the request for a taller sign is necessary for 
the effectiveness of the sign. Advertising in general is 
achievable within the current standards but not with the 
proposed sign type. The proposed sign would be overall less 
legible from a distance and not align with the scope in 
purpose described in section 5.10.1 (8a) LDC.  

X  

 

 

 

 

Granting the variance application shall not be 
detrimental to the public health, safety, or welfare,; 

Staff find that granting the variance is not likely detrimental 
to public health, safety, or welfare, or injurious to other 
property within the area. 

X  

 The degree of variance requested is the minimum amount 
necessary to meet the needs of the applicant to satisfy the 
standards.  

Staff find that the degree of variance is the minimum amount 
necessary. The applicant maintains total signage coverage 
consistent with Attached Building Sign standards and an 
overall reduction in possible signage. 
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The Zoning Board of Adjustment should base their consideration for approval [Consistent] or 
denial [Inconsistent] of the request on the following information: Height to 6 feet maximum for 
sign S2, S3, & S4 

State Requirements for Determining Hardship 
Must Meet One of the Below Requirements 

Consistent Inconsistent N/A  

 
X 

 

 

 

 

 

 

The financial cost of compliance is greater than 50 percent 
of the appraised value of the structure as shown on the 
most recent appraisal roll certified to the assessor for the 
municipality under Section 26.01, Tax Code 

Staff finds that the property was valued at $361,430 and it is 
unlikely that the cost of compliances reaches the 50% 
threshold.  

  

 

X 

 

Compliance would result in a loss to the lot on which the 
structure is located of at least 25 percent of the area on 
which development may physically occur 

 
X 

 
 

Compliance would result in the structure not being in 
compliance with a requirement of a municipal ordinance, 
building code, or other requirement 

Staff finds no conflict within the Land Development Code and 
the applicants ability to meet all requirements 

 
 

 

 

 

X 

 

Compliance would result in the unreasonable 
encroachment on an adjacent property or easement 

 

 
 

 

X 

 

The municipality considers the structure to be a 
nonconforming structure 
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The Zoning Board of Adjustment should base their consideration for approval [Consistent] or 
denial [Inconsistent] of the request on the following information: Height to 9 feet 10 inches feet 
maximum for sign S5 

City Requirements for Determining Hardship 
Must Meet all 4 of the Below Requirements 

Consistent Inconsistent N/A  

 

 

 

 

X  

 
 
 

 

There are special circumstances or conditions affecting 
the property involved such that the strict application of 
the provisions of this LDC would deprive the applicant of 
the reasonable use of their property; 

Staff finds there are special circumstances or conditions 
arising from the physical surroundings, shape, or other 
feature affecting the sign subject to the variance petition. The 
proposed signage of S5 would be permitted under the Band 
Sign standards if rotated 90 degrees, that layout however 
would not be consistent with the other signs and not align 
with the scope in purpose described in section 5.10.1 (8a) 
LDC. 

 

 

 

X  

 
 
 

 

The variance is necessary for the preservation and 
enjoyment of a substantial property right of the 
applicant; 

Staff finds that the request for a taller sign is necessary for 
the effectiveness of the sign. Advertising in general is 
achievable within the current standards but not with the 
proposed sign. The proposed sign would be overall less 
legible from a distance and not align with the scope in 
purpose described in section 5.10.1 (8a) LDC. 

X  

 
 
 

 

Granting the variance application shall not be 
detrimental to the public health, safety, or welfare,; 

Staff find that granting the variance would is not detrimental 
to public health, safety, or welfare, or injurious to other 
property within the area as the easily recognizable signage 
will reduce distractions on North Main Street. The signage is 
typical for other locations which makes it easier to identify 
for motorists  

 

 

X  

 The degree of variance requested is the minimum amount 
necessary to meet the needs of the applicant to satisfy the 
standards.  

Staff finds that the degree of variance is the minimum amount 
necessary. The applicant maintains a total signage coverage 
consistent with Attached Building Sign standards 
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The Zoning Board of Adjustment should base their consideration for approval [Consistent] or 
denial [Inconsistent] of the request on the following information: Height to 9 feet 10 inches feet 
maximum for sign S5 

State Requirements for Determining Hardship 
Must Meet One of the Below Requirements 

Consistent Inconsistent N/A  

 
X 

 

 

 

 

 

 

The financial cost of compliance is greater than 50 percent 
of the appraised value of the structure as shown on the 
most recent appraisal roll certified to the assessor for the 
municipality under Section 26.01, Tax Code 

Staff finds that the property was valued at $361,430 and it is 
unlikely that the cost of compliances reaches the 50% 
threshold.  

  

 

X 

 

Compliance would result in a loss to the lot on which the 
structure is located of at least 25 percent of the area on 
which development may physically occur 

 
X 

 
 

Compliance would result in the structure not being in 
compliance with a requirement of a municipal ordinance, 
building code, or other requirement 

Staff finds no conflict within the Land Development Code and 
the applicants ability to meet all requirements 

 

 

 

 

 

X 

 

Compliance would result in the unreasonable 
encroachment on an adjacent property or easement 

 

 

 

 

X 

 

The municipality considers the structure to be a 
nonconforming structure 
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The Zoning Board of Adjustment should base their consideration for approval [Consistent] or 
denial [Inconsistent] of the request on the following information: Increased Letter Height for 
Sign S1 

City Requirements for Determining Hardship 
Must Meet all 4 of the Below Requirements 

Consistent Inconsistent N/A  

 

 

 

 

X 
 

 

 

 

 

There are special circumstances or conditions affecting 
the property involved such that the strict application of 
the provisions of this LDC would deprive the applicant of 
the reasonable use of their property; 

Staff finds there are special circumstances or conditions 
arising from the physical surroundings, shape, or other 
feature affecting the sign subject to the variance petition. 
Letter height of 18” is typically clearly visible for 180ft this 
would not be completely clear to drivers on North Main 
Street. 

 

 

X 

 

 

 

 

 

 

The variance is necessary for the preservation and 
enjoyment of a substantial property right of the 
applicant; 

Staff finds that the request for larger lettering is necessary for 
the effectiveness of the sign as there is a significant distance 
from the front façade to N Main St 

X  

 

 

 

 

Granting the variance application shall not be 
detrimental to the public health, safety, or welfare,; 

Staff find that granting the variance would is not detrimental 
to public health, safety, or welfare, or injurious to other 
property within the area as the easily recognizable signage 
will reduce distractions on North Main Street. The signage is 
typical for other locations which makes it easier to identify 
for motorists  

 

 

X  

 The degree of variance requested is the minimum amount 
necessary to meet the needs of the applicant to satisfy the 
standards.  

Staff finds that the degree of variance is the minimum amount 
necessary. The applicant maintains a total signage coverage 
consistent with Attached Building Sign standards 
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The Zoning Board of Adjustment should base their consideration for approval [Consistent] or 
denial [Inconsistent] of the request on the following information: Increased Letter Height for 
Sign S1 

State Requirements for Determining Hardship 
Must Meet One of the Below Requirements 

Consistent Inconsistent N/A  

 
X 

 

 

 

 

 

 

The financial cost of compliance is greater than 50 percent 
of the appraised value of the structure as shown on the 
most recent appraisal roll certified to the assessor for the 
municipality under Section 26.01, Tax Code 

Staff finds that the property was valued at $361,430 and it is 
unlikely that the cost of compliances reaches the 50% 
threshold.  

  

 

X 

 

Compliance would result in a loss to the lot on which the 
structure is located of at least 25 percent of the area on 
which development may physically occur 

 
X 

 
 

Compliance would result in the structure not being in 
compliance with a requirement of a municipal ordinance, 
building code, or other requirement 

Staff finds no conflict within the Land Development Code and 
the applicants ability to meet all requirements 

 

 

 

 

 

X 

 

Compliance would result in the unreasonable 
encroachment on an adjacent property or easement 

 

 

 

 

X 

 

The municipality considers the structure to be a 
nonconforming structure 

 
No variance shall be granted or imposed unless: 

4. 75% of the members of the Board are present to hear the case; and 
5. 75% of the Board votes in favor of the request; and 
6. The Board finds that the variance meets the requirements of Texas Local Government Code 

Section 211.009(3) which states: 
Texas Local Government Code, Section 211.009.  AUTHORITY OF BOARD.   
(a)  The board of adjustment may: 
(3)  Authorize in specific cases a variance from the terms of a zoning ordinance if the variance is 
not contrary to the public interest and due to special conditions, a literal enforcement of the 
ordinance would result in unnecessary hardship, and so that the spirit of the ordinance is observed 
and substantial justice is done; 
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Land Development Code 2.2.37 Sign Variance 
The Board finds that the variance requests meets or does not meet the requirements of Section 
2.2.37 of the Land Development Code which states: 
(1) In determining the sign variance request the ZBA shall consider:  

a. Special or unique hardship because of the size or shape of the property on which the 
sign is to be located, or the visibility of the property from public roads.  

b. Hardship claim based on the exceptional topographic conditions or physical features 
uniquely affecting the property on which a sign is to be located.  

c. Proposed sign location, configuration, design, materials, and colors are harmonious.  
d. The sign and its supporting structure are in architectural harmony with the surrounding 

structures.  
e. Mitigation measures related to the sign in question or other signs on the same premises.  
f. Demonstrated and documented correlation between the variance and protecting public 

health and safety.  
(2) The ZBA may decide, based on the evidence presented, that strict compliance with the 

requirements of this LDC will result in: 
a. A substantial undue hardship (not for financial gain) to the applicant, or  
b. The applicant providing sufficient mitigation, or  
c. An inequity to the applicant without sufficient corresponding benefit to the City and 

its citizens in accomplishing the objectives of the LDC. 

 
Such findings of the Zoning Board of Adjustment together with the specific facts upon which such 
findings are based, shall be incorporated into the official minutes of the Zoning Board of 
Adjustment meeting at which such variance is granted or imposed. Variances may be granted or 
imposed only when in harmony with the general purpose and intent of this Ordinance so that public 
health, safety, and welfare may be secured. Pecuniary hardship to the subdivider, standing alone, 
shall not be deemed to constitute undue hardship. All variances shall be granted or imposed on a 
case-by-case basis and no variance shall be construed to serve as a precedence for subsequent 
variances 
 
Attachments: 

a) Letter of Intent from Applicant, Sign Details, & Plat 
b) Excerpt from Applicant’s Submitted Application – Questions 1-7 
c) Location Map 
d) Notice Map 
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August 20, 2025 
 
 
City of Taylor  
400 Porter Street 
Taylor, TX. 76574 
 
RE: Letter of Intent - Panda Express - 3000 N. Main Street. 
 
We are requesting the allowance of five (5) wall signs. Due to the layers of code restrictions, the signs we 
would normally brand the building with have to be drastically minimized. Code allows 15% of the façade area 
that the sign will be placed on; we are compliant with all wall signs for this regulation. But then we must go by 
the sign band allowances even though we are not on a sign band since that is the closest thing they can match 
our request up with. The sign band regulations only allow letter height of 18” that is a 1.5’ letter on a building 
that is over 23’ tall, then there is a further restriction that limits the entire sign to 3’ this will reduce the logo to 
a point that the wording inside the logo will not be legible. We are asking for an increased number of band 
signs, to allow an increase in the overall sign height, and to increase the allowed letter height. The relief of the 
regulation applied to these items will allow Panda to stay true to their national branding. The signs we are 
proposing are the minimum we can do and still effectively identify the business with their desired National 
Branding. Increase in number of band signs, Letter height, wall sign height. 
 
1) That there are special circumstances or conditions affecting the property involved such that the strict 
application of the provisions of this LDC would deprive the applicant of the reasonable use of their property; 
and 
The request to allow additional sign height and additional signs for the referenced location is needed to 
effectively brand the building with Panda Express National Branding. The code section we are subject to use 
only allows a letter height of 18” with a total sign height of 3’ this is a stand-alone building without a ground 
sign. The wall signs are the only thing we have to identify the business. 
 
(2) That granting of the variance is necessary for the preservation and enjoyment of a substantial property right 
of the applicant; and 
Granting the variance will ensure that the building is identifiable as a Panda Express.  
 
(3) That the granting or imposition of the variance will not be detrimental to the public health, safety and 
welfare; and 
Granting the variance is a positive for the neighboring retail facilities. It brings customers into the plaza 
where before or after shopping they can stop and eat. It will also aid in locating the correct building when 
entering the plaza. 
 
(4) That the granting or imposition of the variance will not have the effect of preventing the orderly 
development of other property in the area in accordance with the provisions of this LDC. Such findings of the 
ZBA together with the specific facts upon which such findings are based, shall be incorporated into the official 
minutes of the meeting at which such variance is granted or imposed. Variances may be granted or imposed 
only when in harmony with the general purpose and intent of this LDC and the Comprehensive Plan so that 
the public health, safety, and welfare may be secured. Financial hardship to the applicant, standing alone, 
except as provided for below, shall not be deemed to constitute undue hardship. All variances shall be granted 
or imposed on a case-by-case basis, and no variance shall be construed to serve as a precedent for subsequent 
variances. 
It is my opinion that the LDC was written in a way to minimize clutter and create a more uniform sign type for 
in-line tenants and multi-tenant buildings. I do not think the intent was to limit stand-alone buildings to this 
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extreme. We are requesting signs that flow with the building and the sizes they display are minimal. They are 
well within the allowed square footage. Proposing signs that are a fraction of what is allowed per elevation.  
 
 
The ZBA may consider the following as grounds to determine whether compliance with the LDC as applied to 
a structure that is the subject of the appeal would result in unnecessary hardship: 
(1) the financial cost of compliance is greater than 50 percent (50%) of the appraised value of the structure as 
shown on the most recent appraisal roll certified by the assessor for the municipality under Section 26.01, Tax 
Code; 
This is a new building that we are proposing signage for, this does not apply to us. 
 
(2) compliance would result in a loss to the lot on which the structure is located of at least 25 percent (25%) of 
the area on which development may physically occur; 
N/A 
(3) compliance would result in the structure not being in compliance with a requirement of a municipal 
ordinance, building code, or other requirement; 
N/A 
(4) compliance would result in the unreasonable encroachment on an adjacent property or easement; or 
N/A 
(5) the municipality considers the structure to be a nonconforming structure. 
N/A 
 
 
Thank you, 
 
Gina Penney  |  Director of Permitting 
 

Atlas | One Source...Many Solutions 

t: 561 863 6659 x1913  |  m: 561 779 9165 
  

Toll Free 800 772 7932 
e:  gina.p@atlasbtw.com  

 |  w:  www.atlasbtw.com  
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Variance Application Questions – Applicant’s Answers 

1. What particular physical conditions or characteristics make the proeprty unique compared to 
others in the same neighbrohood or zoning district? 

• The is a stand-alone building on an out-parcel. 
 

2. Were the conditions or characteristics listed in Question #1 caused by the property owner or 
applicant? 

• The conditions are existing. Code appears to have be written for multi-tenant or in-line 
tenant. 
 

3. If the conditions or characteristics were caused by the owner or applicant, could the use of the 
property be enjoyed in the current zoning district without the requested variance? 

• The sign code is very limited and would not provide adequate branding on the building. 
 

4. What difficulty or unnecessary hardship would result (not just an inconvenience) if the variance 
were not granted? 

• Without the approval of this variance, the signs will not be visible from the roadway. A 
ground sign is not allowed here unless it is a yard sign so my client is depending on the 
visibility of the wall signs to effectively brand the building. 
 

5. Is the amount of variance requested the minimum necessary to meet the needs of the applicant 
or property owner? 

• Yes - we are asking for the minimal amount possible to brand this building effectively 
 

6. To what extent is the request for a variance based upon a desire of the owner, occupant or 
applicant for increased financial gain from the property, or to reduce an existing financial 
hardship? 

• The request is being made to brand the building with visible signs. This request is being 
made to make it easier to find for vehicular traffic. 
 

7. What effect, if any, would the variance have on the rights of owners or occupants of 
surrounding property, on the supply of light or air to adjacent property, on traffic or parking 
congestion in the public streets, on public safety, and on property values within the 
neighborhood.  

• This will not affect surrounding properties in anyway. The intent is to provide visible 
signs, this will make it easier to locate the business and aide vehicular traffic in safely 
transitioning to the proper lanes for turn in and navigation through parking lot. 
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City of Taylor 
PZ-2025-2578  

Place Type Zoning Variance 
Staff Report 

 

Item Details
Subject Property: 128 1st Ave. 
Legal Description: Property generally located at 128 1st Ave, legally described as Zella 

Jones Addition, Block 1, Lot 7, more particularly described by 
Williamson Central Appraisal District Parcel R017324, Taylor, 
Williamson County, Texas. 

Property 
Owner/Applicant: 

Sheri Hall 

Request: This is a request from the Land Development Code, Section 5.3.7.1 
regulating the front façade of the Principal Building shall be built 
parallel to the front property line. 

 

Overview of Applicant’s Request & Background
This request is to allow for a variance to the requirements for the facade of the Principal Building 
to be built parallel to the front property line or to the tangent of a curved frontage line of a lot. As 
defined the Land Development Code, the building’s primary frontage is defined as “the private 
frontage designed to bear the address and principal entrance(s) of a building.” 
The applicant has proposed placing a manufactured home on the subject property that will not 
conform to the aforementioned Code requirement. The applicant has a manufactured home product 
with a front facade that is 56 feet wide, while the subject property is only about 50 feet wide. Thus, 
it is necessary to rotate the structure to fit the home on the subject property. By doing this, the 
applicant does not meet the requirement to have the primary façade face the street. Additionally, 
Section 5.3.7.1 regulated façade buildout requirements, which would equate to a front facing 
façade length of roughly 25 feet. With a variance to Section 5.3.7.1 of the Land Development 
Code, this requirement would be waived.  
Location: 
The subject property is located at 128 1st Ave. The site is currently a vacant lot within a 
neighborhood of residential uses.  
Physical and Natural Features: 
The subject property is a residential lot that is relatively flat. More than half of the western side of 
the property is located within the City of Taylor floodplain.  
Public Notification
As required by the Local Government Code and the City of Taylor Code of Ordinances, all 
property owners within a 200-foot radius of the subject property were notified of the variance 
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request (37 notices), and a legal notice advertising the public hearing was placed in the Taylor 
Press on Sunday, September 21, 2025.  
Staff Analysis
The property that the applicant owns is a 0.2 acre lot, with approximately 49.75 feet in width at 
the right-of-way (see survey excerpt below). This lot with a small frontage can make it difficult 
for the primary façade of a manufactured home to be placed on the lot and face the roadway.  The 
applicant’s Place Type Zoning P3M – Manufactured Housing allows for this type of product to be 
built. The applicant states that “the home is 14 feet wide by 56 feet long. These dimensions create 
significant spatial constraints, making it impossible to orient the home with its front façade parallel 
to the property line and the main entrance facing the street, as required by the City of Taylor Land 
Development Code (LDC).” 

 
Because of the limitations of a manufactured home’s transport, these types of residences are limited 
in building floorplans, and cannot adapt to unique lot geometries. Thus adherence to the City’s 
regulation of a principal building façade running parallel to the street can present a burden with the 
type of product that is consistent for the Zoning district. If the applicant rotates the building, it 
would encroach on other properties, and violate side building setbacks. 
Other constraints such as the “build-to-line” or the building setback will be within the allowable 
range. Section 5.9.3.3 of the Land Development Code allows for front building setbacks shall be 
within 25 percent of the median front setback of the buildings within the same block. The applicant 
is proposing a front setback of 30 feet, which is in line with the neighbors on the block. The financial 
costs for compliance are great, as the floorplan of the home will not allow for cost-effective 
modification in comparison to the appraised value of the structure. If granted the variance, the 
applicant would apply for home permits and a floodplain permit, as a significant portion is located 
within the floodplain.  
Zoning Board of Adjustment Recommendation 
No variance shall be granted or imposed unless: 

1. 75% of the members of the Board are present to hear the case; and 
2. 75% of the Board votes in favor of the request; and 
3. The Board finds that the variance meets the requirements of Texas Local Government Code 

Section 211.009(3) which states: 
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Texas Local Government Code, Section 211.009.  AUTHORITY OF BOARD.   
(a) The board of adjustment may: 
(3) Authorize in specific cases a variance from the terms of a zoning ordinance if the variance is 
not contrary to the public interest and due to special conditions, a literal enforcement of the 
ordinance would result in unnecessary hardship, and so that the spirit of the ordinance is observed 
and substantial justice is done; 
In exercising its authority under Subsection (a)(3), the board may consider the following as grounds 
to determine whether compliance with the ordinance as applied to a structure that is the subject of 
the appeal would result in unnecessary hardship. 
City of Taylor LDC Section 2.2.14 – Approval Criteria 
In addition to the requirements of Texas Local Government Code Sec. 211.009, the Board shall 
also find pursuant to Section 2.2.14 of the city’s Land Development Code, that the variance also 
meet ALL the following requirements. 
Hardship Determination 
When determining if a hardship is present when considering a variance, the Board must find that 
all four (4) hardships from LDC Sec. 2.2.14 are met and one (1) of the provisions of TLGC Sec. 
211.009 are met. Staff have provided rubrics below with their determinations for the Board’s 
consideration. 

City Requirements for Determining Hardship 
Must meet all 4 of the Below Requirements 

Consistent Inconsistent N/A  

X   

That there are special circumstances or conditions 
affecting the property involved such that the strict 
application of the provisions of this LDC would 
deprive the applicant of the reasonable use of their 
property  
Staff find that enforcement of the LDC to deprive them 
reasonable access to the entirety of their property.  

X   

That granting the variance is necessary for the 
preservation and enjoyment of a substantial 
property right of the applicant  
Requesting this variance would allow the property 
owner to place a permitted structure on the property. 

X   

That granting of the variance will not be 
detrimental to the public health, safety and welfare  
The housing type is typical of those in the 
neighborhood. The granting of the variance will not 
likely have a negative effect on public health, safety, 
and welfare.  
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X   

That granting or the variance will not have the 
effect of preventing the orderly development of 
other property in the area in accordance with the 
provisions of this LDC.  
Staff finds that the granting of this variance would not 
prevent the orderly development of other property. 

 
 

State Requirements for Determining a Hardship 
Must Meet One of the Below Requirements 

Consistent Inconsistent N/A  

X   

The financial cost of compliance is greater than 50 
percent of the appraised value of the structure as 
shown on the most recent appraisal roll certified to 
the assessor for the municipality under Section 
26.01, Tax Code. 
The cost to modify the floorplan is likely more than 50 
percent of the appraised value. 

  X 

Compliance would result in a loss to the lot on which 
the structure is located of at least 25 percent of the 
area on which development may physically occur 
Not applicable based on information submitted by the 
requestor. 

X   

Compliance would result in the structure not being 
in compliance with a requirement of a municipal 
ordinance, building code, or other requirement 
Compliance with the LDC would violate the 
International Building Code’s regulations on side 
setbacks. 

X   

Compliance would result in the unreasonable 
encroachment on an adjacent property or easement 
The manufactured home would encroach on neighbors’ 
properties. 

  X 

The municipality considers the structure to be a 
nonconforming structure 
Not applicable based on information submitted by the 
requestor. 
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CITY OF TAYLOR LDC SEC. 2.2.14. APPROVAL CRITERIA. 
No variance shall be granted or imposed unless the ZBA finds: 

(1) That there are special circumstances or conditions affecting the property involved such 
that the strict application of the provisions of this LDC would deprive the applicant of the 
reasonable use of their property; and 
(2) That granting the variance is necessary for the preservation and enjoyment of a 
substantial property right of the applicant; and 
(3) That granting or the variance will not be detrimental to the public health, safety and 
welfare; and 
(4) That granting or the variance will not have the effect of preventing the orderly 
development of other property in the area in accordance with the provisions of this LDC.  

Such findings of the Zoning Board of Adjustment together with the specific facts upon which such 
findings are based, shall be incorporated into the official minutes of the Zoning Board of 
Adjustment meeting at which such variance is granted or imposed. Variances may be granted or 
imposed only when in compliance with State law so that the public health, safety, and welfare may 
be secured. Pecuniary hardship to the subdivider, standing alone, shall not be deemed to constitute 
undue hardship. All variances shall be granted or imposed on a case-by-case basis and no variance 
shall be construed to serve as a precedence for subsequent variances. 
The ZBA may consider the following as grounds to determine whether compliance with the LDC 
as applied to a structure that is the subject of the appeal would result in unnecessary hardship:  

(1) The financial cost of compliance is greater than 50 percent of the appraised value of the  
structure as shown on the most recent appraisal roll certified by the assessor for the 
municipality under Section 26.01, Tax Code; 
(2) Compliance would result in a loss to the lot on which the structure is located of at least 
25 percent of the area on which development may physically occur; 
(3) Compliance would result in the structure not being in compliance with a requirement 
of a municipal ordinance, building code, or other requirement; 
(4) Compliance would result in the unreasonable encroachment on an adjacent property or  
easement; or 
(5) The municipality considers the structure to be a nonconforming structure. 

 
Attachments: 

a) Letter of Intent from Applicant 
b) Drawings Provided by Applicant 
c) Location Map 
d) Zoning Map 
e) Notice Map 
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Letter of Intent and Proof of Burden for 
Manufactured Home Variance Permit 
Variance Permit Request and Statement of Burden for Manufactured 
Home at 128 1st Ave, Taylor, TX  

To Whom It May Concern, 

I am writing to respectfully request a variance permit for my manufactured home located at 
128 1st Ave, Taylor, TX, pursuant to Section 5.3.7.1 of the City of Taylor Land Development 
Code (LDC) and the Texas Local Government Code 211.009. This request pertains solely to 
my property and my manufactured home, for which I am the legal owner and applicant. 

Description of Intent 
My intent is to place a 14-foot-wide by 56-foot-long manufactured home upon a lot 
measuring only 49.75 feet in width. The dimensions of my home and lot create significant 
and insurmountable spatial constraints that make it physically impossible to orient the 
home so that its front façade parallels the property line and the main entrance faces the 
street, as required by the LDC. If I were to comply strictly with the code, the result would be 
the loss of critical access to the rear yard and violation of essential municipal accessibility 
standards, rendering the property both impractical and unsafe for occupancy. 

The proposed orientation of my manufactured home is not merely a preference, but a 
necessity borne from the unique geometry of the lot and structure. My objective is to 
establish safe, functional, and code-compliant housing, while also ensuring that rear yard 
access and all applicable accessibility requirements are maintained. 

Proof of Physical and Financial Burden 
• Physical Impossibility and Loss of Usable Area: 
• The manufactured home measures 14 feet wide by 56 feet long, placed on a lot that 

is only 49.75 feet wide. When attempting to orient the home so that its front façade 
is parallel to the street, the required setbacks and access pathways cannot be 
maintained. Strict compliance with the code would result in at least 25% of the lot's 
developable area being rendered unusable, as rear access would be entirely 
blocked and critical egress points would be lost. This imposes a substantial 
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physical burden, as defined by Texas Local Government Code 211.009, and deprives 
me of reasonable use of my property. 

• Accessibility and Code Conflict: 
• If the home were oriented in compliance with the code, the only result would be the 

elimination of rear yard access, a direct violation of municipal accessibility 
standards. Additionally, this would result in the loss of secondary egress as required 
by fire and safety codes, endangering both the resident and public welfare. 

• Financial Hardship and Proof of Burden: 
• Aside from the physical and legal barriers, I am faced with severe financial hardship 

that compels me to seek a variance. The recent death of my husband, who was the 
primary earner in our household, has left me solely dependent on Social Security 
benefits. The loss of his income has drastically reduced my resources, and I am 
unable to afford extensive property modifications, purchase of additional land, or 
costly custom construction that compliance would require. The financial burden to 
modify, reconstruct, or relocate the manufactured home would far exceed 50% of 
its appraised value, as established by the most recent certified appraisal roll. This 
threshold is recognized by the Texas Local Government Code 211.009 as a 
significant hardship warranting variance consideration. 

Personal Statement of Hardship 
I wish to further elaborate on my current financial circumstances. My husband, who 
provided our main household income, passed away recently, leaving me not only with 
profound grief but also the challenge of surviving on a fixed income from Social Security. As 
a retiree with limited savings, my resources are stretched thin, covering only the most 
essential expenses of utilities, insurance, groceries, and basic health care. There is no 
surplus for major construction or property acquisition. 

The manufactured home in question is my only residence and primary shelter. It represents 
not only my investment and effort, but also my hope for stability and security in the wake of 
personal loss. Requiring me to undertake expensive modifications, purchase additional 
land, or install new infrastructure is simply not feasible given my financial situation. 

Community Context, Precedent, and Neighborhood Consistency 
It is also relevant to note that several manufactured homes on my street are oriented with 
their doors facing away from the road, due to similar constraints of lot size and building 
dimensions. This precedent demonstrates that the requested variance will not disrupt the 
character of the neighborhood or set an extraordinary precedent. Rather, my request aligns 
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with established local practices and existing approvals, ensuring that my home will blend 
harmoniously into the surrounding built environment. 

Compliance with State and City Standards 
• State Standards (Texas Local Government Code 211.009): 
• This request satisfies multiple state minimum standards for variance consideration, 

including: 
• Physical and accessibility constraints that result in the loss of more than 25% of the 

usable lot area if the structure is rotated. 
• Financial cost of compliance that is substantially greater than 50% of the structure’s 

appraised value. 
• Strict compliance would result in violation of municipal accessibility codes and the 

essential requirement for rear yard access and secondary egress. 

City of Taylor Minimum Standards (LDC 2.2.14): 

Special circumstances or conditions: The unique dimensions of both the lot and the 
manufactured home create a hardship that, if strict application of the LDC is required, 
would deprive me of reasonable use of my property. 

Preservation of substantial property rights: Granting this variance is necessary to enable 
the safe, practical, and legal use of my property for residential purposes. 

Protection of public health, safety, and welfare: The proposed orientation of the home will 
ensure continued safe access to the rear yard, in compliance with fire and accessibility 
requirements, and will not endanger public safety. 

Orderly development: Approval of this request will not hinder the development of 
neighboring properties or conflict with the intent of the LDC, as evidenced by similar 
structures on the same street. 

Conclusion 
In light of the compelling physical, legal, and financial burdens described above, I 
respectfully request that the City of Taylor grant the variance for my manufactured home at 
128 1st Ave, Taylor, TX. Granting this variance will ensure the continued enjoyment of my 
property rights, preserve my ability to maintain safe and accessible housing, and avoid 
unnecessary hardship that would compromise my well-being and financial stability. 
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The proposed orientation is consistent with neighborhood precedent, maintains 
compliance with all relevant safety and accessibility standards, and avoids functional and 
financial burdens. I trust that the City will recognize the unique constraints presented here 
and the absence of any reasonable alternative that would allow both code compliance and 
reasonable use of my property. 

Thank you for your consideration of this request. I am available for any further questions, 
clarification, or site visits as needed. 

Sincerely, 

Sheri Hall 
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BTS
911 NORTH MAIN
TAYLOR, TX 76574

BRYAN TECHNICAL SERVICES, INC.

PHONE: (512) 352-9090

www.bryantechnicalservices.com
FIRM No. 10128500
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