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AGENDA 

PLANNING & ZONING COMMISSION 

TUESDAY, JANUARY 12, 2016   

 

The Planning and Zoning Commission will convene into a Work Session at 6:00 p.m. in the City Hall 

Conference Room at the Municipal Center, 4000 Main Street, Rowlett, at which time the following items 

will be considered: 

 

i. Call to Order 

 

ii. Discuss items on the regular agenda 

 

iii. Adjourn 

 

The Planning and Zoning Commission will convene into a Regular Meeting at 6:30 p.m. in the City Hall 

Chambers at the Municipal Center, 4000 Main Street, Rowlett, at which time the following items will be 

considered: 

 

A. CALL TO ORDER 

 

1. Update Report from Staff. 

 

2. Elect a Chairman and a Vice-Chairman. 

 

B. CONSENT AGENDA 

 

1. Minutes of the Planning and Zoning Commission Meeting of December 8, 2015. 

 

2. Consider and take appropriate action on a Final Plat for Munoz Addition located at 2525 Fuqua 

Road further described as being 0.2577 acres out of the Charles D. Merrell Survey, Abstract 957, 

City of Rowlett, Dallas County, Texas. 

 

C. ITEMS FOR INDIVIDUAL CONSIDERATION  

 

1. Conduct a public hearing and make a recommendation on a request for a Special Use Permit to 

allow an accessory building that does not meet the requirements in Section 77-303 of the Rowlett 

Development Code. The subject property is located at 2905 Weems Way being further described 

as being Lot 11, Block 1, Toler Ridge Addition, City of Rowlett, Dallas County, Texas. (SUP47-2015) 

 

2. Conduct a public hearing and make a recommendation on a rezoning request from Rural 

Neighborhood and Urban Neighborhood Form Based Districts to the New Neighborhood Form 
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Based Zoning District for the purposes of building a pedestrian-oriented, single family 

neighborhood. The subject property is located in the North Shore South District as identified in the 

Realize Rowlett 2020 Comprehensive Plan, being 3200 and 3600 Hickox Road, further described as 

61.96 +/- acres of land situated in the Reason Crist Survey, Abstract No. 225, City of Rowlett, Dallas 

County, Texas. 

 

D. ADJOURNMENT  

 

NOTE: THE PLANNING AND ZONING COMMISSION MAY RETIRE AND CONVENE INTO EXECUTIVE, 

CLOSED SESSION ON ANY MATTER RELATED TO ANY OF THE ABOVE AGENDA ITEMS FOR THE 

PURPOSES OF PRIVATE CONSULTATION WITH THE CITY ATTORNEY UNDER SECTION 551.071 OF 

THE TEXAS GOVERNMENT CODE.   

 

NOTE: THE CITY OF ROWLETT MEETING ROOMS ARE ACCESSIBLE IN ACCORDANCE WITH THE 

AMERICANS WITH DISABILITIES ACT AND PARKING SPACES ARE AVAILABLE. REQUESTS FOR 

ACCOMMODATIONS OR INTERPRETIVE SERVICES MUST BE MADE 48 HOURS PRIOR TO THIS 

MEETING. PLEASE CONTACT THE PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 

FOR FURTHER INFORMATION.  

 

 
Garrett Langford, Principal Planner 
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PRESENT: Chairman Karl Crawley, Vice-Chairman Michael Lucas, Commissioners 

Jonas Tune, James Moseley, Thomas Finney, Chris Kilgore, Lisa Estevez, Alternates 

Jason Berry, Stephen Ritchey, Kim Clark 

STAFF PRESENT: Director of Development Services Marc Kurbansade, Principal Planner 

Garrett Langford, Development Services Coordinator Lola Isom 

 

WORK SESSION  

i. Call to Order 

 

Chairman Karl Crawley called the Work Session to order at 6:00 p.m.  

 

ii. Discuss items on the regular agenda 

 

Garrett Langford, Principal Planner, provided the update from staff.  He stated 

that there would be no Planning and Zoning Commission meeting held on 

December 22, 2015 and that January 12, 2015, would be the next meeting. Mr. 

Langford announced an upcoming training opportunity for the Commissioners 

that would be at the Garland Event Center on January 15, 2015.  He asked the 

Commission to let him know if they were interested in attending. 

 

Vice-Chairman Michael Lucas provided an update regarding a recent City Council 

meeting that was held for the Chairs of the Rowlett Boards and Commissions.  

Vice-Chairman Michael Lucas said that City Council will arrange to meet with each 

Board and Commission in the near future with the goal to enhance the 

relationship between City Council and all Boards and Commissions as well as to 

set some expectations.  He stated that the Planning and Zoning Commission was 

tasked with reviewing their definition. 

 

Mr. Langford provided background on Regular Meeting Item C.1. in regards to the 

Water Spring Townhomes.  He summarized the rezoning request, explained the 

standards, stated that staff was recommending denial, and said that the proposal 

was lacking design elements. 

 

There was discussion amongst the Commission regarding the lacking design 

elements, public realm, the staff recommendation, current zoning, public 

responses, developable area, tree mitigation, lot requirements, and minimum 

house size. 
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Mr. Langford summarized Items C.2. and C.3. on the Regular Meeting Agenda; the 

Special Use Permit and Alternate Building Material requests for Panda Express 

requests.  He stated that staff was recommending approval of both requests.  

Vice-Chairman Michael Lucas stated that he would recuse himself from both items 

due to a conflict of interest. 

 

Mr. Langford summarized the Alternate Building Material request for Item C.4. on 

the Regular Meeting Agenda and stated that staff recommended approval. 

 

Mr. Langford summarized the Alternate Building Material request for Item C.5. on 

the Regular Meeting Agenda and stated that staff recommended approval.  He 

passed around a sample of the building material.  There was discussion amongst 

the Commission regarding the location not being a part of a Homeowner’s 

Association. 

 

iii. Adjourn. 

 

Chairman Karl Crawley adjourned the Work Session at 6:33 p.m. 

 

REGULAR MEETING  

PRESENT: Chairman Karl Crawley, Vice-Chairman Michael Lucas, Commissioners 

Jonas Tune, James Moseley, Thomas Finney, Chris Kilgore, Lisa Estevez, Alternates 

Jason Berry, Stephen Ritchey, Kim Clark 

STAFF PRESENT: Director of Development Services Marc Kurbansade, Principal Planner 

Garrett Langford, Development Services Coordinator Lola Isom 

 

A. CALL TO ORDER 

 

Chairman Karl Crawley called the Regular Meeting to order at 6:37 p.m.  

1. Update Report from Staff. 

 

No update was provided.  The update was given during the Work Session. 
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B. CONSENT AGENDA 

 

1. Minutes of the Planning and Zoning Commission Meeting of November 17, 2015. 

 

Commissioner Lisa Estevez made a motion to approve the Consent Agenda.  The motion carried 

with a 7-0 vote.   

 

C. ITEMS FOR INDIVIDUAL CONSIDERATION  

 

There was a motion made by Commissioner James Moseley to reorganize the agenda items so 

Items C.2. and C.3. would be discussed first due to Vice-Chairman Michael Lucas’ conflict of 

interest with those two items.  Commissioner Jonas Tune seconded the motion.  The motion 

carried with at 7-0 vote. 

 

Vice-Chairman Michael Lucas recused himself from the meeting. 

 

2. Conduct a public hearing and make a recommendation on a request for a Special Use Permit to 

allow a restaurant with a drive-through located at 2801 Lakeview Parkway further described 

as being 0.77 acres of land in the U. Matthusen Survey, Abstract No. 1017, City of Rowlett, 

Dallas County, Texas. (SUP45-2015) 

 

Mr. Langford came forward to present.  He presented a location map and summarized both the 

Special Use Permit and Alternate Building Material requests.  He presented the Concept plan, 

explained that the request meets the minimum parking requirements, said that a Traffic Impact 

Analysis (TIA) had been performed for the entire development, presented elevations, and 

provided detail on Item C.3. in regards to the Alternate Building Material request for the same 

property.  Mr. Langford explained the staff analysis and stated that staff recommends approval 

of both Item C.2. and Item C.3.  He stated that public hearing notices were sent out.  One was 

received in favor for the 200’ public notifications.  One was received in favor and one in 

opposition for the 500’ courtesy notifications. 

 

Chairman Karl Crawley opened the public hearing. 

 

No speakers came forward. 

 

Chairman Karl Crawley closed the public hearing. 
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Commissioner James Moseley made a motion to recommend approval of the request. 

Commissioner Thomas Finney seconded and the motion.  The motion passed with a 6-0 vote.  

 

3. Consider and take action on a request to allow an alternative building material for Panda 

Express located at 2801 Lakeview Parkway further described as being 0.77 acres of land in the 

U. Matthusen Survey, Abstract No. 1017, City of Rowlett, Dallas County, Texas (ABM67-2015). 

 

Commissioner Lisa Estevez made a motion to approve the request. Commissioner Jonas Tune 

seconded the motion.  The motion passed with a 6-0 vote.  

 

1. Conduct a public hearing and make a recommendation to City Council regarding a request for 

a rezoning from a Single Family-8 Zoning District to a Planned Development District with an 

underlying base district of Multi-Family Attached Residential Townhouse (MF-TH) for the 

purpose of constructing 14 townhomes. The subject property is located at 10206 Liberty Grove 

Road further described as being 3.149 +/- acres in the Harrison Blevins Survey, Abstract No. 94 

and the Hanse Hamilton Survey, Abstract No. 858, City of Rowlett, Dallas County, Texas. (PD41-

2015) 

 

Vice-Chairman Michael Lucas returned to the dais. 

 

Mr. Langford presented a location map and summarized the rezoning request with modified 

development standards.  He presented the Concept Plan, proposed development standards, and 

a Realize Rowlett 2020 Lakeside Living Subarea C-1 map.  He explained that staff recommended 

denial because it does not meet the intent of the Comprehensive Plan.  He said that public 

hearing notifications were sent.  Three were received in opposition for the 200’ notification area 

and eight were received in opposition for the 500’ courtesy notification area.  Mr. Langford 

presented a Public Hearing Notification Area map. 

 

There was discussion amongst the Commission regarding design elements, isolation of 

development, townhome use, and the intent of the Comprehensive Plan. 

 

Chairman Karl Crawley invited the applicants to speak. 

 

The applicants came forward. 
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James Johnston 

21 Tranquil Pond 

Frisco, Texas  75034 

Developer 

 

Dayton Macatee 

Macatee Engineering 

3519 Miles Street 

Dallas, Texas  75209 

Engineer 

 

Mr. Johnston explained the marketing strategy, stated that the development would add 

value/increase the tax base, and stated that he had spoken with the community and 

representatives of the Homeowner’s Association (HOA) and said that they are supportive of the 

rezoning request. 

 

Mr. Macatee stated that he appreciated Mr. Langford’s alternative, but wanted to avoid 

removing trees.  He said that the development would have a lot of common area and would have 

a dry area detention pond. 

 

There was discussion amongst the Commission and the applicant regarding HOA support, the 

value of the proposed development, meeting with the surrounding homeowners, common area, 

and connectivity. 

 

Chairman Karl Crawley opened the public hearing. 

 

The following speaker came forward: 

 

Jennifer Hanks 

9510 Pinehurst 

Rowlett, Texas 

Nearby Homeowner 
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Ms. Hanks stated that she was opposed to multi-family units.  She was unaware of the future 

development.  She expressed concern in regards to the height of the structures, the possibility of 

a change in the feel of the neighborhood, traffic increases, and said that the development would 

not bring value to the community.   

 

Chairman Karl Crawley clarified the potential height, said that the development was not multi-

family, and said that the City of Rowlett is unable to dictate rental property restrictions. 

 

The following speaker came forward: 

 

Earl Burnett 

10214 Liberty Grove 

Rowlett, Texas  75089 

Nearby Homeowner 

 

Mr. Burnett expressed his opposition towards living next to townhomes.  He expressed concern 

in regards to crime and a potential increase in traffic.  

 

The following speaker came forward: 

 

Mike Lancaster 

9916 Dalrock Road 

Rowlett, Texas 

Nearby Homeowner 

 

Mr. Lancaster expressed his opposition towards the proposed development due to concerns with 

privacy and decreasing property value.  He stated that he had spoken to other nearby 

homeowners who were also in opposition of the development. 

 

No additional speakers came forward. 

 

Chairman Karl Crawley closed the public hearing. 
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There was discussion amongst the Commission regarding compatibility, context, staff’s 

recommendation, connectivity, green space, landscape buffering, meeting with nearby 

homeowners, eventual land development of proposed property, the potential of the 

development, and the idea of tabling the item to a future date to ensure the Commission was 

making an informed decision. 

 

Commissioner James Moseley made a motion to table Item C.1 to the January 26, 2016, Planning 

and Zoning Commission meeting. Vice-Chairman Michael Lucas seconded the motion.  The 

motion passed with a 6-1 vote.  Commissioner Thomas Finney voted in opposition.  

 

4. Consider and make a recommendation to City Council regarding a request for alternative 

building materials for a proposed single-family home located at 6117 New Forest, further 

described as Lot 27, Block A of the Point Royal Estates III Addition to the City of Rowlett, 

Rockwall County, Texas (ABM66-2015). 

 

No presentation was given on this item. 

 

Commissioner Thomas Finney made a motion to recommend approval of the request. 

Commissioner Jonas Tune seconded the motion.  The motion passed with a 7-0 vote.   

 

5. Consider and make a recommendation to City Council regarding a request for alternative 

building materials for a proposed single-family home located at 6500 Garner Road, further 

described as being 0.4635 acres of land in the Charles D Merrell Abstract, No. 957, Rowlett, 

Dallas County, Texas (ABM77-2015). 

 

No presentation was given on this item. 

 

Commissioner Chris Kilgore made a motion to recommend approval of the request. 

Commissioner Thomas Finney seconded the motion.  The motion passed with a 7-0 vote.   

 

Chairman Karl Crawley stated that he was resigning from the Planning and Zoning Commission 

effective at the conclusion of this meeting.  He expressed gratitude for his time for his many years 

on the Commission. 
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D. ADJOURNMENT  

 

Chairman Karl Crawley adjourned the meeting at 7:47 p.m. 

 

  ______________________________                    ______________________________  

Chairman                                                                             Secretary   

 

 



AGENDA DATE:  01/12/2016 AGENDA ITEM:   B2 

 

AGENDA LOCATION:  

Consent Agenda 

 

TITLE 

Consider and take appropriate action on a Final Plat for Munoz Addition located at 2525 Fuqua 

Road further described as being 0.2577 acres out of the Charles D. Merrell Survey, Abstract 957, 

City of Rowlett, Dallas County, Texas. 

 

STAFF REPRESENTATIVE 

Garrett Langford, Principal Planner 

 

SUMMARY 

The Final Plat is where the proposed subdivision is approved upon meeting all applicable 

development requirements. This Final Plat involves one lot for a future signal family home 

(Attachment 1 – Final Plat).  

 

BACKGROUND INFORMATION 

The subject property is zoned Single Family 8 (SF-8) or single family with a minimum lots size of 

8,000 square feet. It is located on the west side Fuqua Road, approximately 210 feet south of 

Garner Road (Attachment 1 – Location Map). The property owner desires to build a single family 

home on the subject property. The proposed plat conforms to all dimensional requirements of the 

SF-8 zoning district. 

 

DISCUSSION 

Chapter 77-806 of the Rowlett Development Code (RDC) states that the Planning and Zoning 

Commission may only approve a final plat when the following criteria are met. 

 

(a) Conforms to Chapter 77-600, Subdivision and Land Development, and any 

regulations adopted pursuant to that chapter; 

(b) Promotes the public health, safety and welfare; 

(c) Provides for the proper arrangement of streets in relation to existing or proposed 

streets; 

(d) Provides for the efficient movement of vehicular and pedestrian traffic; 

(e) Ensures adequate and properly placed utilities; 

(f) Provides access for firefighting apparatus as determined by the Fire Marshal; 

(g) Provides light and air and avoids congestion; 

(h) Facilitates the orderly and efficient layout and use of the land; and 

(i) Furthers the goals and policies of the Comprehensive Plan and the City Council.” 

 



 

City Staff has reviewed the Final Plat and determined that it is in compliance with the Rowlett 

Development Code. Staff recommends approval of this request. 

 

FISCAL IMPACT/BUDGET IMPLICATIONS 

N/A 

 

RECOMMENDED ACTION 

Staff recommends the Planning and Zoning Commission approve the proposed Final Plat.   

 

ATTACHMENTS 

Attachment 1 – Proposed Final Plat  

Attachment 2 – Location Map 

 



 
 

,

ATTACHMENT 1



Location Map: 2525 Fuqua Road 

 

 

ATTACHMENT 2



AGENDA DATE:  01/12/2016 AGENDA ITEM:   C1 

 

AGENDA LOCATION:  

Individual Consideration 

 

TITLE 

Conduct a public hearing and make a recommendation on a request for a Special Use Permit to 

allow an accessory building that does not meet the requirements in Section 77-303 of the Rowlett 

Development Code. The subject property is located at 2905 Weems Way being further described 

as being Lot 11, Block 1, Toler Ridge Addition, City of Rowlett, Dallas County, Texas. (SUP47-

2015) 

 

STAFF REPRESENTATIVE 

Garrett Langford, AICP, Principal Planner 

 

SUMMARY 

The property owner, Jeffery Horsman, is requesting a Special Use Permit (SUP) to construct a 

1,276 square-foot accessory building on his property at 2905 Weems Way (Attachment 1 – 

Location Map). An SUP is needed as the applicants’ proposal will not meet the size requirement 

in Section 77-303 of the Rowlett Development Code (RDC). 

 

BACKGROUND INFORMATION 

The subject property at 2905 Weems Way is a 1.06 acre lot zoned Single Family 40 with a 3,840 

square-foot single-family home. The applicant is proposing to construct an accessory building that 

he will use to store and work on his vehicle collection. (Attachment 2 – Applicant’s Statement). 

 

The applicant is proposing to build an L-shaped accessory building totaling in 1,276 square feet 

in size that will be located eight feet from the side property line to the south and 42 feet from the 

front property line (Attachment 3 – Site Plan). The exterior of the proposed building will consist of 

brick and cementitious fiberboard that will match the color that is on the house. Additionally, the 

building will have a pitched roof with shingles matching the house. The structure will not exceed 

the height of the house. The accessory building will have two overhead doors. The larger door (8’ 

by 18’) will face the south property line and the smaller overhead door (10’ by 10’) will face the 

east property line towards the street (Attachment 4 – Building Exterior). 

   

This case was initially scheduled for the Planning and Zoning Commission on December 8, 2015, 

and City Council on January 5, 2016. The responses from the public notices for these meeting 

dates informed Staff that the subject property is located in a subdivision that has deed restrictions 

(Attachment 5 – Deed Restrictions). These restrictions are more restrictive than City’s 

 



requirements into two ways. The table below shows requirements from the Deed Restrictions 

versus the accessory building requirements from the RDC.  

 

Use standard Deed Restrictions RDC Requirements  

Max. size N/A 500 square feet 

Max height N/A No taller than the house 

Min. side yard setback 15 feet 3  feet 

Max Lot Coverage N/A 45% 

Max Rear Yard Coverage N/A 35% 

Building Materials 75% Brick/Stone Nonmetal materials 

 

Additionally, the Deed Restrictions specify that no garage shall be opened to the front of the lot. 

The RDC states that garage doors on residential building shall not face the street unless it is 

approved by the Planning and Zoning Commission. The RDC’s requirements for accessory 

buildings are silent on whether a garage door on an accessory building can a face street or not.  

 

The Deed Restrictions for Toler Ridge Addition were recorded in 1978 and there is a 30 year limit 

but the restrictions state that they are automatically renewed every 10 years thereafter unless 

75% of the property owners agree to terminate the restrictions and record it with the county. Staff 

did not find any record of the restrictions being terminated and are still active. Staff informed the 

applicant that the City does not have authority to interfere to void or to enforce Deed Restrictions. 

The enforcement or termination of the Deed Restriction is a matter between the property owners 

within the Toler Ridge subdivision. However, in considering an SUP, the City Council may 

consider the existence of Deed Restrictions but isn’t bound by them. 

 

Staff further advised the applicant to reschedule the Planning and Zoning Commission and City 

Council meetings to allow time to discuss the proposed accessory building with his neighbors in 

light of the Deed Restrictions. The applicant prepared an alternative plan (Attachment 6 – 

Alternative Design) that would meet the Deed Restrictions’ side yard setback and orientation of 

the garage door. However due to cost of constructing the building under the revised plan, the 

applicant chose to pursue the initial plan that they submitted as depicted in Attachment 3. Staff 

advised the applicant that Staff would not recommend approval of a request that violates the Deed 

Restrictions. 

 

DISCUSSION 

The RDC permits an accessory building that does not meet the before mentioned requirements 

with the approval of a Special Use Permit. The approval criteria for an SUP are outlined in Section 

77-206 of the RDC. The Planning and Zoning Commission should consider the request based on 

these approval criteria as detailed below. Staff has added additional commentary in bold italics 

beneath each point of consideration where applicable. The commentary is limited to criteria 

specify below and does not involve evaluating the request against the Deed Restrictions.  

 

Section 77-206.D. Approval Criteria. Recommendations and decisions on Special Use Permits 

shall be based on consideration of the following criteria:    



 

1. The proposed Special Use Permit is consistent with the Comprehensive Plan and other 

infrastructure-related plans, all applicable provisions of this Code, and applicable state and 

federal regulations;  

 

The subject property is not located within one of the 13 opportunity areas in the Realize 

Rowlett 2020 Comprehensive Plan. However, the Guiding Principles in the Plan should 

be considered in decisions about zoning. The most relevant principle to this zoning 

request is the principle of “value existing neighborhoods.” The applicant is proposing 

to build a quality structure with high quality materials that match of the house making 

it consistent with the subject property.  

 

2. The proposed Special Use Permit is consistent with the purpose and intent of the zoning 

district in which it is located;  

 

Accessory buildings are allowed in residential zoning districts provided they meet the 

requirements previously mentioned. The table below shows what is required versus 

what is being proposed. The proposed structure meets the setback, material and lot 

coverage requirements, but it will exceed the maximum size of 500 square feet. The lot 

coverage was calculated by including all existing structures and impervious surfaces 

with the proposed structure.  

 

Use standard Regulation Proposed Structure  

Max. size 500 square feet 1,276 square feet 

Max height 35 feet 20 feet 

Min. side yard setback 3 feet 8 feet 

Max Lot Coverage 45% 15.5% 

Max Rear Yard Coverage 35% 7% 

 

The proposed structure does not meet size requirement. While the proposed structure 

exceeds the size requirements, it does not come close to exceeding the lot coverage 

requirements. The property is slightly larger than one acre making it appropriate for a 

1,276 square-foot accessory building. 

 

3. Whether the proposed Special Use Permit meets the challenge of some changing condition, 

trend, or fact;  

 

The applicants are requesting a Special Use Permit to construct an accessory structure 

that does not meet the before mentioned requirements.  

 

4. Whether the proposed Special Use Permit will protect or enhance the health, safety, morals, 

or general welfare of the public;  

 



The proposal should not negatively affect the health, safety, morals or general welfare 

of the public. Additionally, the exterior materials and color of the proposed structure 

will match that of the existing the home.  

 

5. Whether the municipality and other service providers will be able to provide sufficient 

transportation and utility facilities and services to the subject property, while maintaining 

sufficient levels of service to existing development;  

 
Adequate utilities, access roads and drainage facilities are being provided for the 

subject property. This SUP will not increase any demands on utilities.   

 

6. Whether the proposed Special Use Permit is consistent with or will have significant adverse 

impacts on other property in the vicinity of the subject tract; and  

 

The proposed structure will be constructed with materials that are consistent and 

compatible with the house on the property. The size of structure is not out of proportion 

with the size of the property which is over an acre. The design, color and quality of the 

proposed structure will match that of the existing house making it less intrusive.  

 

7. The suitability of the subject property for the existing zoning and the proposed use sought by 

the Special Use Permit;  

 

An accessory building is a permitted use in Single Family 40. In Staff’s opinion, the 

proposed design and compatibility of the proposed structure with the house make the 

request suitable for this property.  

 

It is staff’s opinion that the request is appropriate when reviewing it against the criteria for a 

Special Use Permit to allow an oversized accessory building. However, as it was indicated 

previously in this report, the proposed accessory building does not meet the Deed Restrictions 

and therefore, staff will not recommend approval of the request.  

 

Public Notice 

On December 22, 2015, a total of 18 notices were mailed to property owners within 200 feet and 

a total of 42 courtesy notices were mailed to property owners within 500 feet. As of January 7, 

2016, four public notice was received in favor of the request while three were received in 

opposition. One response to the public notice was marked in favor and in opposition to the 

request. One response from the 500-ft courtesy notices was received in favor of the request while 

six were received in opposition. The responses are available in Attachment 7 – Returned Public 

Notices.  

 

The objections to the request cited concerns with violating the Deed Restrictions and City’s 

requirements, size of the building, orientation of the garage door towards the street, and the use 

of the building.  

 



Staff published the Legal Notice in the Dallas Morning News on December 28, 2015, and placed 

a zoning sign on the subject property on November 24, 2015, in accordance with the Rowlett 

Development Code. 

 

FISCAL IMPACT/BUDGET IMPLICATIONS 

N/A 

 

RECOMMENDED ACTION 

Staff cannot support the applicant’s preferred request in light of the requirements of the Deed 

Restrictions. However, should the applicant be willing to reconsider his secondary option, then 

staff could support that layout.   

 

ATTACHMENTS 

Attachment 1 – Location Map 

Attachment 2 – Applicant’s Statement 

Attachment 3 – Site Plan 

Attachment 4 – Building Elevations 

Attachment 5 – Deed Restrictions 

Attachment 6 – Alternative Design 

Attachment 7 – Returned Public Notices 



Location Map: 2905 Weems Way 

 

 

ATTACHMENT 1



ATTACHMENT 2



ATTACHMENT 3



ATTACHMENT 3



ATTACHMENT 3



ATTACHMENT 4



ATTACHMENT 4



ATTACHMENT 4



ATTACHMENT 4



ATTACHMENT 5



ATTACHMENT 5



ATTACHMENT 5



ATTACHMENT 5



ATTACHMENT 6



ATTACHMENT 6



ATTACHMENT 6



ATTACHMENT 6



ATTACHMENT 6



ATTACHMENT 6



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



ATTACHMENT 7



AGENDA DATE:  1/12/2016 AGENDA ITEM: C2  

 

AGENDA LOCATION:  

Individual Consideration  

 

TITLE 

Conduct a public hearing and make a recommendation on a rezoning request from Rural 

Neighborhood and Urban Neighborhood Form Based Districts to the New Neighborhood Form 

Based Zoning District for the purposes of building a pedestrian-oriented, single family 

neighborhood. The subject property is located in the North Shore South District as identified in 

the Realize Rowlett 2020 Comprehensive Plan, being 3200 and 3600 Hickox Road, further 

described as 61.96 +/- acres of land situated in the Reason Crist Survey, Abstract No. 225, City 

of Rowlett, Dallas County, Texas. 

 

STAFF REPRESENTATIVE 

Marc Kurbansade, AICP, Director of Development Services 

Daniel Acevedo, Urban Designer  

 

SUMMARY 

The subject property, referred to as the North Shore South Tract throughout the remainder of this 

report, is currently zoned Rural Neighborhood and Urban Neighborhood and is regulated by the 

Form Based Code (FBC). A location map is included as Attachment 1 and the existing North 

Shore Framework Plan, adopted in 2014 as part of the City’s North Shore Planning Initiative is 

included as Attachment 2. The applicant is requesting to rezone the property to the New 

Neighborhood Form Based District (NN-FB) in order to build a pedestrian-oriented, single family 

neighborhood that is in alignment with the vision for the area as outlined in the City’s Realize 

Rowlett 2020 Comprehensive Plan (Attachment 3 – Statement of Intent). The purpose of this item 

is for the Planning and Zoning Commission to conduct a public hearing and make a 

recommendation to the City Council regarding the proposed zoning change.  

 

BACKGROUND INFORMATION  

Prior to the City initiated rezoning of the North Shore Area in 2014, the subject property was zoned 

Mixed Use North Shore, which did not allow any residential product types. Based on the research, 

market studies and citizen input collected throughout the North Shore Planning Initiative it was 

determined that in order to have a vibrant commercial center a mix of housing types would be 

needed within the North Shore Area.   

The primary objectives for the subject property were as follows:  

1. Use the subject property to provide an adequate transition between the low density 

homes to the southwest and the high density Commercial Center District to be located 

northeast along Merritt Road.  

 

 



2. Provide an adequate buffer for the homes directly southwest of the subject property. 

3. Limit direct access to the existing homes along Larkin Lane.   

 

The way the City chose to meet these objectives was through rezoning the subject property to 

the Rural Neighborhood District and Urban Neighborhood District, ultimately transitioning to the 

Commercial Center District along Merritt Road. However, throughout the planning process it was 

acknowledged that there were many ways to accomplish an appropriate transition and buffer 

using a range of housing types. In addition, it was acknowledged that the market studies 

completed as part of the City’s North Shore Planning Initiative were high level in nature and 

contemplated a long-term vision. Thus it is important to note that there is likely a legitimate 

demand for both what the City adopted in 2014 and what the applicant is proposing today. The 

main difference in the proposals how they address the buffering treatment and transitions to the 

north.   

 

Ultimately, the three main objectives mentioned above remain the same regardless of the product 

types. As outlined in detail below, it is staff’s professional opinion that the proposed rezoning 

adequately addresses these objectives and meets the rezoning criteria outlined in the Rowlett 

Development Code.   

 

DISCUSSION  

Section 77-805 of the RDC states that the City Council shall consider the following when making 

decisions on rezoning requests.  Staff’s commentary is bold italics beneath each criterion.  

1. Whether the proposed rezoning corrects an error or meets the challenge of some changing 

condition, trend, or fact;  

 

Prior to the City initiated rezoning in 2014, the subject property was zoned Mixed Use 

North Shore, which did not allow any residential product types. Based on the 

research, market studies and citizen input collected throughout the North Shore 

Planning initiative the prohibition of residential uses in this area was deemed to be 

an error in need of correcting. It was acknowledged that in order to have a vibrant 

commercial center a mix of housing types would be needed within the North Shore 

Area. It was also deemed of upmost importance to provide an adequate buffer 

between the existing single family homes on Larkin Lane and Toler Road and future 

commercial development to the North. The way that transition was accomplished was 

through the Rural Neighborhood District and Urban Neighborhood District, ultimately 

leading to the Commercial Center District along Merritt Road. However, throughout 

the planning process it was acknowledged that there were many ways to accomplish 

an appropriate transition using a range of housing types. To that end, while the 

applicant’s proposal may not directly correct an error, it is in keeping with the goals 

established through the North Shore Planning initiative, in that it provides an 

appropriate transition from the existing homes located on Larkin Lane to the denser 

Commercial Center District to the North and puts a strong emphasis on buffers.  

 



2. Whether the proposed rezoning is consistent with the comprehensive plan and the purposes 

of this code stated in subchapter 77-103, Purpose of this Code; 

 

The subject property is located in the North Shore South District.  Adopting the NN-

FB District for the subject property will ensure that future development will meet the 

portion of the Guiding Principles that apply to this site as outlined in the 

Comprehensive Plan. The intent of the FBC is based on the Comprehensive Plan and 

the Guiding Principles. Listed below are the Guiding Principles specifically identified 

for the North Shore South District that will be reinforced with the proposed rezoning.  

 

• Guiding Principle #4: Invest in places of lasting value and distinctive 

character. 

• Guiding Principle #7 Diversify mobility options within the City and 

connect activity areas 

• Guiding Principle #8: Create centers with a mix of activities at key 

locations in Rowlett. 

• Guiding Principle #9: Balance growth through efficient development 

patterns. 

• Guiding Principle #11: Position Rowlett for an appropriate scale of 

investment and reinvestment supported by market trends.  

    

3. Whether the proposed rezoning will protect or enhance the health, safety, morals, or general 

welfare of the public; 

 

Staff does not anticipate the proposed rezoning to impact negatively the health, 

safety, morals, or general welfare of the public. If approved, the proposed 

development will be required to comply with all applicable development standards in 

the FBC as well those standards in the RDC including drainage, traffic, and utility 

requirements.  Furthermore, the applicant is providing a trail network that would 

enhance the perimeter of the site as it transitions at its boundary.   

 

4. Whether the municipality and other service providers will be able to provide sufficient 

transportation and utility facilities and services to the subject property, while maintaining 

sufficient levels of service to existing development; 

 

 The proposed rezoning has been reviewed from the standpoint of providing sufficient 

transportation access and utilities (e.g., water, sanitary sewer, stormwater drainage).  

Prior to the approval of the Regulating Plan, Staff will ensure adequate capacity for 

utilities is provided as required by City ordinances.  A traffic impact analysis (TIA) 

will be required when the Regulating Plan is submitted to further determine impact 

on Hickox Road.    

 

5. Whether the proposed rezoning is likely to have significant adverse impacts on the natural 

environment, including air, water, noise, stormwater management, wildlife, and vegetation;  



 

 It is unlikely that the proposed rezoning will have significant adverse impacts on the 

natural environment. The proposed NN-FB, will ensure that the natural features are 

utilized as an asset not only for the proposed development, but for the larger 

community. The intent of the FBC is to enhance the site’s natural conditions by way 

of neighborhood design, which happens at the Regulating Plan phase of the FBC 

development review process. The applicant has indicated an extensive park and trail 

system as shown on the Framework Plan, which is publically accessible to the 

adjacent community and provides an attractive natural buffer beyond what was 

originally proposed as a transitional element.   

 

6. Whether the proposed rezoning will have significant adverse impacts on other property in 

the vicinity of the subject tract;  

 

Staff does not anticipate that the proposed rezoning will have significant adverse 

impacts on other properties in the vicinity including the existing single family 

subdivision directly to the south. The proposed layout seeks to address the transition 

to the south by ensuring a vegetative parkway and trail system as a buffer and 

screening element. In addition the houses will not back to the adjacent property, 

ensuring service functions are not located within sight.  

 

7. The suitability of the subject property for the existing zoning classification and proposed 

zoning classification;  

 

 As mentioned in detail in item #1 above, it is staff’s opinion that the proposed zoning 

is as suitable for the subject property as is the current zoning. Both provide an 

appropriate buffer from the adjacent single family homes and provide an appropriate 

transition to the Commercial Center District along Merritt Road. All of the elements of 

the FBC, which demand a high standard of quality place-making will still be in place 

ensuring development that is in line with the intent of the Comprehensive Plan.  The 

applicant is simply providing an alternative based on their interpretation of current 

market conditions, whereas the City initiated zoning was based on a long-term market 

demand.     

 

8. Whether there is determined to be an excessive proliferation of the use or similar uses;  

 

 The NN-FB standards require a range of building types to be constructed within a 

development.  The FBC identifies three Building Categories that must be included in 

New Neighborhood development. A minimum of 20 percent from each of the three 

Building Type Categories will be allocated within the development. It is Staff’s view 

that the proposed rezoning will not result in an excessive proliferation of a particular 

housing type and instead diversify the housing stock in this district. 

 



9. Whether the proposed rezoning will ensure that future uses on the subject tract will be 

compatible in scale with uses on other properties in the vicinity of the subject tract; and;  

 

 A key consideration outlined in the Comprehensive Plan for the North Shore South 

District is to provide a transition from the existing low-density development to the 

south to a much denser Commercial Center product to the North towards Merritt 

Road.  In this instance, New Neighborhood is an appropriate transition from a less 

dense residential district, as it provides a denser product type that allows for 

transition to other compatible uses to the north.  

 

10. The supply of land in the economically relevant area that is in the use district to be applied 

by the rezoning or in similar use districts, in relation to the demand for that land. 

 

 As it was determined through Realize Rowlett 2020, the City is saturated with 

inventory from housing products within a very narrow size and price band. The FBC 

has been deemed to be the most effective way to achieve the goal of increasing a 

variety of housing types within the City of Rowlett. Since the NN-FB District is a fairly 

new district and has only been applied to key areas of the City, there is not an 

oversupply of land that retains the NN-FB designation.   

 

Major Warrant 

At this time, the applicant has requested the following Major Warrant with this submittal: 

1. Allow for an increase in the maximum lot width of Type 2 and 3 (Cottage) lots from 49 to 

50 feet.   

At the time of implementation of the Form Based Code, it was determined that the particular lot 

sizes in New Neighborhood, as seen in Attachment 4, would be limited as a tool to create a 

diversity of housing stock. However, there are other requirements within the code that helps to 

achieve that mix in density (including the limitations within each category of square footages).  

Although the intent of the code requirement for the subject lots are in place for the purpose of a 

true mix in lot types, the difference between a 49ft to a 50ft lot is negligible.  For a true product 

mix, the other requirements within the subject categories will ensure the mix is evident.  For that 

reason staff is supportive of this request.        

 

Site Analysis 

Prior to formulating the Framework Plan, the applicant prepared a Site Analysis as required by 

the FBC.  The purpose of a Site Analysis is to evaluate the existing conditions of a property as it 

relates to both the natural and built environments. To this end, the Site Analysis (Attachment 5) 

incorporates elements such as view corridors, sun patterns, drainage, vegetation masses, 

topography, existing utilities, landmarks, etc. The Site Analysis is utilized to determine the 

approximate location of major elements/infrastructure associated with this development.  This Site 

Analysis is a working document that will continue to be used as a reference as further detail is 

applied to the development.   

 

Framework Plan 



The Framework Plan (Attachment 6) incorporates the development regulations and the spatial 

exhibit showing high-level features including thoroughfare assemblies. Below are the key 

elements of the Framework Plan: 

 

Open Space: The NN-FB requires 14 percent of the developable area to be comprised of 

public Open Space. Up to half of that requirement can be met utilizing a natural feature. 

In this case, the developer proposes to enhance the creek with a publically accessible, 

multi-modal trail system in close proximity to the proposed homes. The remaining seven 

percent of the open space will be provided internally within the development through a 

series of centralized open spaces for active and passive recreation.   

 

Street Typologies: The Framework Plan includes street typologies that were previously 

adopted in the FBC districts. The applicant is proposing a range street typologies for this 

development.  

 

Housing Mix: A minimum of 20 percent from each of the three Building Type Categories 

will be allocated within the development. The housing mix will include at least 20 percent 

of the total units constructed will be comprised of NN-Type 1, 2 or 3 residences.  

 

In summary, the proposed NN-FB consists of a 61.96+/- acre pedestrian-oriented, single family 

neighborhood to be governed under the City’s FBC is consistent with the vision set forth in the 

Realize Rowlett 2020 Comprehensive Plan.  It is staff’s opinion that the proposed rezoning meets 

the above criteria for a rezoning. Utilizing the FBC will ensure that the proposed development 

achieves many of the Guiding Principles and the vision outlined in the Comprehensive Plan by 

ensuring a neighborhood design that emphasizes the following: 

 

• Open Spaces 

• Variety of building types 

• Pedestrian facilities 

 

Public Hearing Notices:  

Notice of this public hearing was mailed, posted, and published in accordance with State Law and 

the Rowlett Development Code. Thirty-six 200ft notices and forty courtesy 500ft notices were 

mailed on December 21, 2015, and as of Friday January 7, 2016, Staff has received the following: 

 

• 200 ft. notification area: Zero in favor and Three in opposition.   

• 500 ft. courtesy notification area: Zero in favor and Five in opposition 

 

These responses are included as Attachment 7.    

 

FISCAL IMPACT 

N/A 

 

RECOMMENDED ACTION  



Staff believes the proposed rezoning adequately addresses the objectives and meets the 

rezoning criteria outlined in the Rowlett Development Code and Comprehensive Master Plan.  For 

that reason, staff recommends approval of this item.  

 

ATTACHMENTS 

Attachment 1 – Location Map 

Attachment 2 – North Shore South Framework Plan (Adopted 2014) 

Attachment 3 – Statement of Intent 

Attachment 4 – New Neighborhood Zoning Exhibit  

Attachment 5 – Site Analysis 

Attachment 6 – Framework Plan 

Attachment 7 – Public Hearing Notices 
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Adopted 15 April 2014 

North Shore South 
 
Overview 
Unless otherwise noted below, all standards in the City of Rowlett Form Based Code will 
govern.  The Framework Plan is based on the Realize Rowlett 2020 Comprehensive Plan 
and will provide guidance and direction for the application of design standards and 
principles in approving final Phased Development Plans, Development Plans and permits.  
 
Intent.  It is intended that North Shore be the City of Rowlett’s major employment hub.  
This is achieved by permitting an integrated mix of uses and building types in order to 
facilitate and support an employment base.  High quality standards, design parameters and 
preservation of natural features provide an amenity package and adjacency predictability 
for entities developing within North Shore.  In the future, a more detailed amenity package 
will be defined for this area to truly create a live, work and play environment.  (See Realize 
Rowlett 2020 Comprehensive Plan.) 
 
Districts 
North Shore South is comprised of four Form Based Districts (“FB Districts”) – Rural 
Neighborhood, Urban Neighborhood, Urban Village and Commercial Center. – as set out in 
the attached Framework Plan.  These FB Districts are modified as set out below. 
 
General 
Non-Conformity. Within North Shore, the following Structure Non-Conformity standard 
will not be applicable: 
 

FBC 1.6.3.a.3.  Any expansion of the building footprint must also be accompanied with 
an upgrade to the street tree and sidewalk standards in effect at the time under this 
Chapter.  Where this is not possible or deemed a hardship, then the street tree and 
sidewalk improvements will be escrowed to the City to be installed by the City at a 
later date. 

 
Landmarks/Amenities. Landmark buildings and amenities within the North Shore South 
area are absolutely essential in promoting this area as a live, work and play environment.  
Elements such as retail and restaurants, personal and business services, a junior college 
campus or satellite school, and a limited amount of housing in the area, are key to attracting 
employers and work force. 
 
Natural Features.  Preservation of green belts and water bodies are important to attracting 
employers.  These natural assets are desired amenities when siting Commercial, Live-Work 
and Flex Employment buildings. 
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Streets.  A network of Primary and Secondary Streets has been designated on the 
Framework Plan: Special Requirements.  It is intended that along Primary Streets a higher 
building frontage percentage be met.  And further, that along Secondary Streets a lower 
building frontage percentage is permitted in order to allow for service circulation, alleys, 
etc.   Secondary streets have been delineated on the Framework Plan with the intent that 
they may be reconfigured as development occurs provided that the layout meets the 
standards of the FBC (i.e. block face standards).  Within the Commercial Center FB District, 
standards within the FBC allow for the ability to combine blocks (superblock) to aid in 
accommodating larger employment users. 
 
Rural Neighborhood 
General Boundaries. The Rural Neighborhood FB District is bounded by the extension of 
Hickox Road to the west, and the to the New Neighborhood FB District to the north.  (See 
Framework Plan.) 
 
Building Types. All Rural Neighborhood Building Types in the Form Based Code are 
allowed in this area. 
 
Building Height. The maximum building height will be 2 ½ stories. 
 
Transition with Rural Neighborhood. It is intended that the Rural Estate Building Type 
will occur along areas designated “Transition with Rural Neighborhood” as designated on 
the Framework Plan: Special Requirements.  This 200-foot wide transition designation sets 
the following parameters for lots that immediately abut areas zoned Single Family under 
the RDC (SF-5 thru SF-40), which exist prior to adoption of the Form Based Code. 

• The maximum principal building height will be 3 stories. 
• The maximum accessory building height will be 2 stories. 
• The rear setback will be 25 feet.  

 
Streets. The street system is intended to facilitate circulation for pedestrians, bicycles, 
vehicles and emergency services.  Streets should be rural in character with swales rather 
than rolled curbs, and may employ a clustering of trees rather that a formal street tree line . 
 
Open Space. It is intended that existing tree masses and ponds will be preserved in parks 
and greenways. 
 
Urban Neighborhood 
General Boundaries. The Urban Neighborhood FB District is bounded by natural features 
to the east and south, Hickox Road to the north, and the Rural Residential FB District to the 
west. 
 
Building Types. All Urban Neighborhood Building Types in the Form Based Code are 
allowed in this area. 
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Building Height. The maximum building height will be 4 stories. 
 
Streets. The street system is intended to facilitate circulation for pedestrians, bicycles, 
vehicles and emergency services.  Streets are fully interconnected, not gated and designed 
with a formal tree line for shade, wide sidewalks and curbs. 
 
Open Space. It is intended that centralized open space be employed to generate a sense of 
identity, image and value creation within New Neighborhood developments.  These open 
spaces will be improved for use as neighborhood gatherings and recreation.  
 
Urban Village 
General Boundaries. The Urban Village FB District is bounded by President George Bush 
Turnpike on the east, the Commercial Center FB District to the north, and natural features 
to the south.  (See Framework Plan.) 
 
Building Types.  
 
Within Overlay A, the following Urban Village Building Types in the Form Based Code are 
allowed: Commercial, Mixed-Use, Shopfront and Mixed Residential.  
 
The following provision will be applicable within the Urban Village FB District: Mixed 
Residential units will be evaluated as part of a larger mixed-use development, and may only 
occupy 25 percent (excluding parks and streets) of the land area or building square footage 
in a Regulating Plan/Phased Development Plan or Development Plan.  A request to deliver 
more than 25 percent Mixed Residential will require approval by Major Warrant. 
 
Building Height. Within Overlay A, the minimum building height will be 3 stories and there 
will be no maximum height.  One-story and two-story buildings may be allowed under 
certain conditions, but will require approval of a Minor Warrant.  
 
Streets. The street system is intended to facilitate circulation for pedestrians, bicycles, 
vehicles and emergency services.  Streets are fully interconnected, not gated and designed 
with a formal tree line for shade, wide sidewalks and curbs.  Within Urban Village 
developments, tree grates and wells are preferred in order to generate a “main street” 
atmosphere. 
 
Open Space.  North Shore South is planned to contain centralized open space throughout to 
provide important foci for urban communities.  These open spaces will be improved for 
more intense use than the residential neighborhoods with plazas, water features or other 
amenities.  All of these areas will be connected with shaded sidewalks and trails.  
 
Commercial Center 
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General Boundaries. The Commercial Center FB District is bounded by President George 
Bush Turnpike to the East, Hickox Road to the north, and both Urban Neighborhood and 
existing single-family residential neighborhoods to the west.  (See Framework Plan.) 
 
Building Types.  
 
Within Overlay B, the following Commercial Center Building Types in the Form Based Code 
are allowed:  Commercial, Flex Employment, Mixed-Use, Shopfront and Mixed Residential. 
 
Where Overlay B is not designated, all Commercial Center Building Types in the Form Based 
Code are allowed. 
 
Building Height.  Within Overlay B, the minimum building height will be 3 stories and 
there will be no maximum height.  One-story and two-story buildings may be allowed under 
certain conditions, but will require approval of a Minor Warrant. 
 
Where Overlay B is not designated, the maximum building height will be six stories (6). 
 
Transition with Buffer. It is intended that a “Transition with Buffer” will occur along areas 
designated on the Framework Plan: Special Requirements.  This 100-foot wide transition 
sets the following parameters for lots that immediately abut areas zoned Single Family 
under the RDC (SF-5 thru SF-40), which exist prior to adoption of the Form Based Code. 

• The maximum principal building height will be 2 1/2 stories. 
• The maximum accessory building height will be 2 stories. 
• The rear setback will be 20 feet.  A landscape buffer containing street trees planted 

an average of 25 feet on center and a 40-inch metal picket fence with low shrubs 
will be provided within the rear setback, adjacent to the rear property line. 

 
Streets. The street system is intended to facilitate circulation for pedestrians, bicycles, 
vehicles and emergency services.  Streets are fully interconnected, not gated and designed 
with a formal tree line for shade, wide sidewalks and rolled curbs.  Within Commercial 
Center developments, planter strips are preferred in order to generate a lush, well-shaded 
public realm. 
 
Open Space. North Shore South is planned to contain centralized open space throughout in 
order to provide important foci for the urban communities being created.  All of these areas 
will be connected with shaded sidewalks and trails.  
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Attachments 

1. Framework Plan – the Framework Plan is comprised of the following five (5) 
diagrams. 

a. Form Based District Allocation 
b. Open Space and Trails 
c. Special Requirements 
d. Street Classifications 
e. Zoning Exhibit 

2. Street Cross Sections 
3. Transition Sections 
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Form Based District Allocation 
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Open Space and Trails 
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Special Requirements 
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Street Classifications 
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Zoning Exhibit 
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Street Cross Sections 
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Street Cross Sections 

 
 

Attachment 2



Adopted 15 April 2014 

Street Cross Sections 
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Transitional Sections 
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North Shore South Tract 
Exhibit C – Statement of Intent and Purpose 

 
The goal of this project is create a vibrant, walkable community to live in.   The intent is not just to create 
houses; rather the intent is to make a community of homes, neighbors and friends.  Neighbors will know 
each other from seeing them on the trail system or by talking to them as they sit on their porch in the 
evenings.  Kids will make life long bonds in this community by playing together in the open spaces and 
riding their bikes on the trails together.   
 
This project is a zoning change, but is a better fit to transition from a rural neighborhood to a high density 
urban neighborhood.  This project intends to work with the natural features of the land by preserving the 
creek area and the trees in it, as well as providing a large landscape buffer to the existing neighborhood to 
be a good neighbor.   The landscape buffer to the existing neighborhood will serves as trail corridor 
connecting trails throughout the neighborhood, allowing residents to enjoy the outdoors, while also 
enhance the health of the residents through physical activity.   This community will be buffered from the 
undeveloped land to the north by a creek, creating a natural buffer to transition to much higher, urban 
uses.   
 
This project is located strategically on a major road in the City which allows excellent access to Merritt 
road.   The Merritt corridor and new road has been planned in the future to be a major destination for 
retail, office and commercial.   The high quality community that is proposed will be able to walk to this 
corridor and help foster the growth of this corridor.   
 
This project is projected to have average home prices in excess of the existing neighborhoods.  
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REALIZE ROWLETT 2020
Create our Vision. Look to the Future.

APPENDIX 2. STANDARDS |  APRIL 2014

NEW 
NEIGHBORHOOD

COMMON 
NAMES

LOT WIDTHS
(MIN - MAX) (11)

LOT DEPTH
(MIN)

SIDE YARD
(MIN) (1)

BUILD-TO ZONE
FRONT STREET (2)

BUILD-TO ZONE
SIDE STREET (2)

C
AT

EG
O

RY
 1

Manor 70’+ 120’ 5’ or 3’ / 7’ split 25’ – 30’ 10’ min.

Estate 60’ – 69’ 110’ 5’ or 3’ / 7’ split 20’ – 30’ 10’ min.

Village 50’ – 59’ 110’ 5’ or 3’ / 7’ split 15’ – 25’ 10’ min.

C
AT

EG
O

RY
 2

Cottage 40’ – 49’ 100’ 5’ or 3’ / 7’ split 10’ – 25’ 10’ min.

Casita 25’ – 39’ 90’ 5’ or 3’ / 7’ split 5’ – 10’ 10’ min.

C
AT

EG
O

RY
 3

Cottage on Mews, Court 
or “Zero” Lot Line

40’ – 49’ 90’ 3’ / 7’ split 5’ – 15’ 10’ min.

Casita on Mews, Court
or “Zero” Lot Line

25’ – 39’ 80’ 3’ / 7’ split 5’ – 10’ 10’ min.

Multi-Unit House (7) 60’ – 100’
110’ /

100’ on mews
10’ 25’ – 30’ 10’-15’

Townhome I 25’ – 35’
90’ /

80’ on mews
0’ / 5’ split 4’ – 10’ 10’-15’

(1) Side yard 5’ unless a 3’ / 7’ (“zero” lot line) split. The total between buildings shall be 
10 ft., except 15 ft. of Multi-Unit Homes.
(2) Build-To Zone is measured from the front property line in the New Neighborhood 
District.
(3) An enclosed garage shall be constructed of the same material as the main residential 
structure, and setback 7-9 feet, or 17 or more feet, from the rear property line. Rear 
loaded garages may be attached at the side property line.
(4) Front-loaded garages will be limited to lots which are at least 60-feet wide and will be 
located behind the front building corner by 20 feet, of the “drive-through” to the rear yard.  

Covered breezeways connecting the garage and the house are allowed. 
Garage Access Location. (R)= Rear, (F) = Front
(5) Porches, stoops, bay windows, balconies, masonry clad chimneys and sunrooms 
(“Gifts to the Street”) may encroach beyond the set BTL no more than 10 feet for a 
given street, except the encroachment shall not exceed 5 feet on “side streets” and not 
encroach into the public ROW.
(6) The accessory units are permitted up to 600 square feet in Categories 2 and 3, and 
800 sf. in Category 1. They may have a kitchen, bathroom and off-street parking space; 
but shall not require a separate water meter or electrical panel. Accessory unit area does 
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Appendix 2. Design Standards

REAR LOADED
GARAGE (12)

OFF STREET 
PKG SPACES /

DWELLING UNIT

MAX. HEIGHT
IN STORIES

AREA (SF) / 
DWELLING UNIT 
(MIN - MAX) (10)

GIFTS TO 
THE STREET (5)

PORCH 
DEPTH 
(MIN)

ACCESSORY 
UNIT (6)

R/F (4) 2 3 (8) 3800 – No Max Permitted 7’ Permitted

R/F (4) 2 3 (8) 3000 – 4000 Permitted 7’ Permitted

R (4) 2 2.5 2000 – 3200 Permitted 7’ Permitted

R (4) 2 (9) 2.5 1400 – 2800 Permitted 7’ Permitted

R (4) 2 (9) 2.5 850 – 1400 Permitted 7’ Permitted

R (4) 2 (9) 2.5 1400 – 2200 Permitted 7’ Permitted

R (4) 2 (9) 2.5 850 – 1400 Permitted 7’ Permitted

R (4) 1.5 2.5 – 3 (8) 850 – No Max Permitted 7’ Permitted

R (4) 2 2.5 – 3 (8) 1000 – No Max Permitted 7’ Permitted

2.1 - BUILDING TYPES 

not count against the maximum dwelling size.
(7) 2 to 6 units shall be allowed, however, one entry per street frontage shall be primary, 
so that the building has the image of a large single family dwelling. Other units may have 
entries directly from the outside, or from the interior.
(8) 3 Stories allowed only if the building is located next to a 2-story or taller building, or if 
the building’s side yard is adjacent to an alley, pedestrian way or street, or if it pre-dates 
adjacent buildings.
(9) At least one off street parking space must be located in a garage.
(10) A Minor Warrant is required to increase the size of houses up to 15% larger
(11) The maximum lot width may be increased by 5 feet on corner lots to accommodate 

wrap around porches, secondary entries and other approved features.
(12) An accessory unit must have 1 dedicated off-street parking space (enclosed or not 
enclosed) in addition to the primary unit’s requirement

New Neighborhood
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Site Analysis         (________)RG 15-
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General Notes:
• Contour Interval = two foot (2’)
• According to FEMA Map No. 48113C0240K, dated July 7, 2014, and FEMA Map No. 48113C0245K, 

dated July 7, 2014 of the Federal Emergency Management Agency, National Flood Insurance Program 
Map, portions of this property lie within Flood Zone “A”, (areas determined to be within the 100-year 
floodplain), which is a special flood hazard area.

• The thoroughfare alignment(s) shown on this exhibit are for illustration purposes and does not set the 
alignment. The alignment is determined at time of final plat.

• This Site Analysis is for illustrative purposes only.
• Other site natural features may be present, that are not currently known of and shown herein.

 Legend:
  Symbol  Description

 Project Boundary

 Ephemeral Stream/Tributary and Direction of Flow

 Direction of Water Flow

 Required Open Space

Annual Wind Direction %Solar Orientation

DFW Airport, Source: www.windfinder.comSource: www.ecowho.com

Project & Zoning 
Boundary
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Boundary

Floodway Easement

Floodway Easement

FEMA 100-yr Floodplain

High Point

Low Point

Stock Tank

High PointHigh Point

*

*Low Point*

*

LARKIN LN.

EVENING STAR DR.

EVENING STAR DR.

Use: Residential
Zoning: SF-40

Use: Residential
Zoning: SF-10

Use: Residential
Zoning: FB-NN

Use: Undeveloped
Zoning: FB-CC

Use: Undeveloped
Zoning: FB-CC

Use: Undeveloped
Zoning: FB-CC

Use: Undeveloped
Zoning: FB-CC

*
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Utility Easement
Vol. 2002034, Pg. 11112 &
Vol. 2002034, Pg. 11119

20’ Drainage Esmt. 20’ Drainage Esmt.
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December 21, 2015

General Notes:
• Contour Interval = two foot (2’)
• According to FEMA Map No. 48113C0240K, dated July 7, 2014, and FEMA Map No. 48113C0245K, 

dated July 7, 2014 of the Federal Emergency Management Agency, National Flood Insurance Program 
Map, portions of this property lie within Flood Zone “A”, (areas determined to be within the 100-year 
floodplain), which is a special flood hazard area.

• The development type boundaries shown on this exhibit are for illustration purposes and do not set the 
boundary. The boundary is determined at time of final plat.

• The thoroughfare alignment(s) shown on this exhibit are for illustration purposes and does not set the 
alignment. The alignment is determined at time of final plat.

• Major Warrants from current development intent statements and regulations not specifically listed for 
approval as part of this Framework Plan may require a hearing by the Planning and Zoning and ap-
proval by City Council during Regulating Plan or Development Plan review.

• This Framework Plan is for illustrative purposes only and subject to change. Significant deviations from 
this Framework Plan, as determined by the Director of Planning, will require an amendment to the 
Zoning.

• The exact location and design elements of all streets will be established during preliminary engineering.
• See Exhibit B for zoning boundary bearings, dimensions, total zoning acres, and legal description.

 Major Warrants:
• This submittal includes a major warrant variance for the Form Based Code, 2.1 Building Types, 

Category 3 maximum lot width identified. The maximum lot width would increase by one foot (1’) to 
a maximum fifty foot (50’) lot width for no more than forty five percent (45%) of the total units.

 Legend:
  Symbol  Description

 Project Boundary

 Secondary Thoroughfare, B+, 4-Divided, 85’ R.O.W.

NS-B+1 Thoroughfare, B+, 4-Divided, 90’ R.O.W.

 Thoroughfare Connections (see Exhibit E1)

 First Priority Trail (12’ in width)

 Third Priority Trail (12’ in width)

 Required Open Space

 Forty Foot (40’) Landscape Buffer and Trail Corridor
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Bobby R. Roan
Vol. 72183, Pg. 2245

Rowlett Community Development, L.P.
Vol. 2003103, Pg. 694

McEntee Family Limited
Partnership, Tract IV
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Millfam, Ltd.
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Robert M. Yarborough, Jr.
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EVENING STAR DR.

EVENING STAR DR.

New Neighborhood District
2 1/2 Story Max.

Gross Area: +/- 61.960 acres,  2,698,974 sq. ft.
Net Area:  +/-  61.431 acres,  2,675,934 sq. ft.

A

A

Floodway Easement

Utility Easement
Vol. 2002034, Pg. 11112 &
Vol. 2002034, Pg. 11119

Approx. 1,900’ 
to Merritt Rd.
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A Note: See Exhibit E for location.

Hike
 &

 B
ike

 Trail
8’

Trail Corridor Green
Space & Buffer

(Minimum 40 ft. width)
NOTE: See Detail 1

Side
 of

 S
tru

ctu
re

Existing Residential

Single-Family
Residential

Two-way Court w/ Parking   D34-23-2

Street Tree, Typ.

Bench and Trash 
Receptacle (max. 
650’ spacing)

Hike & Bike Trail (8’)
Understory Shrub 
Plantings (min. 
mature height 2’)
Shade Tree Planting
(max. 40’ on-center)

Tw
o-

w
ay

 S
tre

et
 w

/ P
ar

ki
ng

Tw
o-

w
ay

 S
tre

et
 w

/ P
ar

ki
ng

A
lle

y

A
lle

y

Trail Corridor 
Green Space and 
Landscape Buffer
(min. 40’ width)

Trail Corridor Green Space & Buffer
Typical Cross Section SCALE: 1” = 50’1

Project Boundary / Property Line

ATTACHMENT 6



North Shore South Tract 
Exhibit F – Development Schedule 

 
This project is contemplated to be built in two phases, with the first phase starting construction within a 
year of zoning approval and the second phase starting construction within two years of the first phase 
being built. Development will generally develop from the north to the south. 
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