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What is the Appeal?

• An appeal by Buc-ee’s EPCO, LLC of an Administrative Determination in which
the Executive Director of Planning and Community Development concluded that
it was unclear whether the use of the proposed Buc-ee’s meets the Land
Development Code (LDC) definition of a “Convenience Store” or if the use is
sufficiently similar to other uses permitted in the C-1 zone district.

• Process for the Administrative Determination from LDC Section 5.3.6

• The appeal hearing is considered Quasi-Judicial
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Criteria of Approval
Section 5.3.6.C.1 Determination of Similar Uses

(1) Determination of Similar Uses. No use not specifically identified as an allowed use, special 
use, temporary use, or accessory use shall be allowed unless the PCD Director determines 
the use is similar to an expressly allowed use, special use, temporary use, or accessory 
use. The uses allowed in each zoning district or overlay zoning district are identified in 
Chapter 5.

    When a use is not specifically identified as allowed in a zoning district or overlay zoning 
district, it shall not be allowed in the zoning district or overlay zoning district unless it 
meets the following criteria in determining the use is a similar use:
1. The function, performance characteristics, and location requirements of the unlisted 

use shall be consistent with the purpose and description of the zoning district where 
it is proposed;

2. The unlisted use is compatible with the uses specifically allowed in the district, and 
similar in characteristics such as traffic and parking generation, noise, glare, 
vibration, and dust.
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Decision Making Process Based on Code

Two Step Process:

1. Determining whether the proposed use falls within an existing, defined use 
category (e.g., “Convenience Store”). 

2. If the use is not specifically listed, determining whether it is sufficiently similar 
to other uses permitted in the zoning district based on established criteria.

       An unlisted use may be considered an allowed use only when:
– Its function, performance characteristics, and location requirements are 

consistent with the purpose and description of the zoning district; and
– It is compatible with uses specifically allowed in the district and similar in 

characteristics such as traffic and parking generation, noise, glare, vibration, 
and dust.

The applicant carries the burden of proof demonstrating that the proposed use satisfies the requirements 
of LDC Section 5.3.6.C.1
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C-1 Zone District

• The C-1 Zone District is considered an obsolete zone district (LDC 4.4.1)

• Zoning District, Obsolete — A zoning district which remains applicable to 

land but which has been determined by the BoCC to be outdated and which 

cannot be applied to any additional land within the county

• 1991 Code Update (Resolution 91-59)

• The purpose of the district is to provide for commercial activities

• LDC Table 5-1 lists allowed principal uses in the C-1 district 
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C-1 Zone District
ALLOWED USES SPECIAL USES
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Definitions

LDC Section 1.15:

Convenience Store — An establishment for the purpose of offering for sale to 
the neighborhood in which it is located such items as groceries, ready to eat 
food, over the counter drugs, and sundries. A convenience store may include 
retail sale of gasoline and other petroleum products.

Gas Station — A property where the retail sale of gasoline, diesel fuel, oil, or 
other fuel for vehicles and which may include, as an incidental use, the retail 
sale and installation of vehicle accessories, the making of minor repairs, and 
facilities for washing and servicing of not more than 3 vehicles completely 
enclosed in a structure.
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C-1 Zoned Properties
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C-1 ZONE DISTRICT
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Notification

• Not a statutory requirement for this request

• Planning Staff followed standard notice procedures:
o Sent mailed notice to 21 surrounding property owners
o Applicant posted the property

 

12

12



Applicant

OWNER: REPRESENTATIVE:

Buc-ee’s EPCO, LLC Vertex Consulting Services

Board of County Commissioners Hearing Date:   8/27/2026  
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Criteria of Approval
Section 5.3.6.C.1 Determination of Similar Uses

(1) Determination of Similar Uses. No use not specifically identified as an allowed use, special 
use, temporary use, or accessory use shall be allowed unless the PCD Director determines 
the use is similar to an expressly allowed use, special use, temporary use, or accessory 
use. The uses allowed in each zoning district or overlay zoning district are identified in 
Chapter 5.

    When a use is not specifically identified as allowed in a zoning district or overlay zoning 
district, it shall not be allowed in the zoning district or overlay zoning district unless it 
meets the following criteria in determining the use is a similar use:
1. The function, performance characteristics, and location requirements of the unlisted 

use shall be consistent with the purpose and description of the zoning district where 
it is proposed;

2. The unlisted use is compatible with the uses specifically allowed in the district, and 
similar in characteristics such as traffic and parking generation, noise, glare, 
vibration, and dust.



• 4.4.1. C-1, Commercial (Obsolete)
• (A) Purpose. This district is established for the purpose of providing for commercial activities.
• (B) Allowed, Special, Accessory, and Temporary Uses. The allowed, special, accessory, and temporary uses in 

the C-1 district are shown in the Use Table in Chapter 5.
• (C) Use and Dimensional Standards. All uses and development in the C-1 district are subject to the Use and 

Dimensional Standards in Chapter 5.
• (D) General Development Standards. All uses and development in the C-1 district are subject to the General 

Development Standards in Chapter 6.
• (E) Development Standards for Building Walls. The wall of any building shall be constructed of 4 hour fire 

resistant material if it is located within 3 feet of a side lot line or if it is located within 5 feet of a side lot line 
where the lot or parcel adjoins a residential district.

• (F) Maintenance Plan. A maintenance plan conforming to the requirements of Chapter 6 shall be approved 
by the PCD Director prior to the issuance of any building permit.

• (G) Site Development Plan. Site development plan approval is required for all development prior to 
authorization of a building permit.

• (H) Platting. No building permits shall be granted on any portion of property which is currently zoned C-1 
until the property is platted in accordance with this Code, unless otherwise exempted by Statute.

• If a property, at the time of its creation, was established in accordance with all applicable subdivision 
regulations, platting of the property is not required for issuance of a building permit. It shall be the 
responsibility of the person seeking a building permit to submit the necessary documentation to the PCD to 
substantiate the legal creation of the property.

• (I) Discontinuance of Zoning or Rezoning. No land shall be zoned or rezoned to C-1 on or subsequent to May 
1, 1991. All land zoned C-1 on or before May 1, 1991, shall remain zoned C-1 and shall be subject to all the 
provisions of the C-1 district until such time as the land is either rezoned or annexed.
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