




 

THE FLOWER MOUND PLANNING & ZONING COMMISSION MEETING HELD ON THE 
26TH DAY OF FEBRUARY, 2018, IN THE FLOWER MOUND TOWN HALL, LOCATED AT 
2121 CROSS TIMBERS ROAD IN THE TOWN OF FLOWER MOUND, COUNTY OF DENTON, 
TEXAS, AT 6:30 PM 
 
The Planning & Zoning Commission met in a regular session and work session with the 
following members present: 
   
 Mike McCall   Vice Chair 
  Laile Neal   Commissioner, Place 2 
 Albert Picardi   Commissioner, Place 5 
 Laura Dillon   Commissioner, Place 6 
 Heth Kendrick   Commissioner, Place 8 
 Rob Rawson   Commissioner, Place 9 
 
Constituting a quorum with the following members absent: 
  
 Perfecto Solis   Chair  
 Brad Ruthrauff   Commissioner, Place 1 
 David Johnson  Commissioner, Place 4 
 
(Places 8 and 9 of the Commission do not vote on items unless they sit in place of one of the 
regular members, Places 1-7.) 
 
And the following members of Town staff present: 
 

Ashley Dierker   Town Attorney 
Tommy Dalton   Assistant Town Manager 
JP Walton   Assistant to the Town Manager 
Chuck Russell   Town Planner 
Robert Pegg   Engineering Manager 
Poornima Kashyap  Senior Planner 
Richard Brown  Senior Planner 
Cindi Price   Executive Assistant 

 
A. CALL TO ORDER:  6:30 P.M.   

   
B. INVOCATION AND PLEDGE OF ALLEGIANCE 
  
C. CITIZENS/VISITORS COMMENTS 

 
There were none. 

 
D. REGULAR ITEMS 
 

1. Consider approval of the minutes of the February 12, 2018, Planning and 
Zoning Commission Regular Session and Work Session.  
 

Commission Deliberation 
  

Commissioner Neal moved to approve the February 12, 2018, minutes as presented.  
Commissioner Picardi seconded the motion.  



 

 
VOTE ON THE MOTION  

AYES:  Dillon, Picardi, McCall, Rawson, Neal  

NAYS:    None  

ABSTAIN: Kendrick 

ABSENT: Ruthrauff, Johnson, Solis 

The motion passed with a vote of 5-1. 
 

2. Consider a request for a Record Plat (RC16-0021 – Oakbridge at Flower Mound, 
Phase Two) to create a residential subdivision. The property is generally 
located west of Lake Forest Boulevard, east of Long Prairie Road, and north of 
Aberdeen Drive.    
 

Staff Presentation 
 

Richard Brown, Senior Planner 
 
Commission Deliberation 
  

Commissioner Neal moved to approve RC16-0021 – Oakbridge at Flower Mound, Phase 
Two.  Commissioner Picardi seconded the motion.  
 
VOTE ON THE MOTION  

AYES:  Kendrick, Neal, Rawson, McCall, Picardi, Dillon  

NAYS:    None 

ABSTAIN: None 

ABSENT: Ruthrauff, Johnson, Solis 

The motion passed with a vote of 6-0. 
 

3. Consider a request for a Record Plat (RC17-0012 – Lakeside Crossing) to 
create one residential lot and one non-residential lot. The property is generally 
located south of Lakeside Parkway along and between Long Prairie Road and 
Northwood Drive. 
  

4. Consider a request for a Site Plan (SP17-0020 - Lakeside Crossing, Phase 1) to 
develop a hotel and two retail / office buildings. The property is generally 
located south of Lakeside Parkway along and between Long Prairie Road and 
Northwood Drive.   
 

Staff Presentation 
 

Poornima Kashyap, Senior Planner 
 
Commission Deliberation (RC17-0012) 
  

Commissioner Neal moved to approve RC17-0012 – Lakeside Crossing.  Commissioner 
Picardi seconded the motion.  
 



 

VOTE ON THE MOTION (RC17-0012)  

AYES:  Dillon, Picardi, McCall, Rawson, Neal, Kendrick  

NAYS:    None  

ABSTAIN: None 

ABSENT: Ruthrauff, Johnson, Solis 

The motion passed with a vote of 6-0. 
 
Commission Deliberation (SP17-0020) 
  

Commissioner Neal moved to approve SP17-0020 – Lakeside Crossing, Phase 1.  
Commissioner Picardi seconded the motion.  
 
VOTE ON THE MOTION (SP17-0020)  

AYES:  Kendrick, Neal, Rawson, McCall, Picardi, Dillon  

NAYS:    None 

ABSTAIN: None 

ABSENT: Ruthrauff, Johnson, Solis 

The motion passed with a vote of 6-0. 
 

5. Public Hearing to consider a request for a Replat (RP17-0010 – Stone Hill 
Farms Retail East II Addition) to create a non-residential subdivision.  The 
property is generally located south of Justin Road and east of Stone Hill Farms 
Parkway. 
 

6. Consider a request for a Site Plan (SP17-0016 – Stone Hill FM, LLC.) to develop 
a car sales dealership.  The property is generally located south of Justin Road 
and east of Stone Hill Farms Parkway. 

 
Staff Presentation 
 

Poornima Kashyap, Senior Planner 
 
Applicant Presentation 
 

Steve Homeyer, Homeyer Engineering, Inc.  
  
In Favor – None 
 
In Opposition – None 
 
Close Public Hearing 
 
Commission Deliberation (RP17-0010) 
  

Commissioner Neal moved to approve RP17-0010 – Stone Hill Farms Retail East II 
Addition.  Commissioner Picardi seconded the motion.  
 
VOTE ON THE MOTION (RP17-0010)  



 

AYES:  Dillon, Picardi, McCall, Rawson, Neal, Kendrick   

NAYS:    None  

ABSTAIN: None 

ABSENT: Ruthrauff, Johnson, Solis 

The motion passed with a vote of 6-0. 
 
Commission Deliberation (SP17-0016) 
  

Commissioner Neal moved to approve SP17-0016 – Stone Hill FM, LLC.  Commissioner 
Picardi seconded the motion.  
 
VOTE ON THE MOTION (SP17-0016)  

AYES:  Kendrick, Neal, Rawson, McCall, Picardi, Dillon  

NAYS:    None 

ABSTAIN: None 

ABSENT: Ruthrauff, Johnson, Solis 

The motion passed with a vote of 6-0. 
 
E. ADJOURNMENT – REGULAR SESSION 
 

i. CALL TO ORDER – WORK SESSION:  7:21 P.M.   

a. Presentation and discussion regarding the Flower Mound Board and 
Commission Input Process, to include an exchange of ideas and discussion on 
planning and zoning related initiatives for the Town Council to consider for the 
next fiscal year strategic plan.  Discussion may include land use, land 
development regulations, architectural standards, landscape standards, Town 
infrastructure (transportation, water, and wastewater master plans), 
SMARTGrowth, development processes, growth, and housing. 

 

Presenter 
 

 JP Walton, Assistant to the Town Manager 
 Tommy Dalton, Assistant Town Manager 
 
The work session was closed at 8:05 p.m. 
 

TOWN OF FLOWER MOUND, TEXAS         
 

            
     Chuck Russell, Town Planner  

 
ATTEST: 
 

      
Cindi Price, Executive Assistant 
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PLANNING AND ZONING COMMISSION  
AGENDA ITEM NO:  2 

 
 

 
DATE:  March 12, 2018 
 
FROM: Richard Brown, Senior Planner 
 
ITEM: Consider a request for a Site Plan (SP17-0021 – Galactic Gallery) to 

develop an art gallery. The property is generally located north of Bryce 
Lane and east of Jernigan Road. 

 

 

I. ITEM SUMMARY  
 
This application has been reviewed by DRC and determined to be ready for 
consideration by the Planning and Zoning Commission.  There are no outstanding 
issues.   

 
This application will require final action by the Planning and Zoning Commission.   
 

II. APPLICATION ANALYSIS 
 
The purpose of this request is to obtain site plan approval to develop a one-story 
office building (multi-tenant) encompassing 4,031 square feet of floor area within the 
Jernigan Heights nonresidential subdivision.  The property is zoned for Retail 
District-2 (R-2) uses, which permits the art gallery by right.  The record plat for this 
nonresidential subdivision provides for ten buildable lots and one x-lot.  A mutual 
access easement/private road (Bryce Lane) runs east to west and serves the 
development.  Bryce Lane connects Jernigan Road to the west and Bailey Way to 
the east, each providing direct access to FM 407.  This application represents the 
seventh lot to be developed; three buildable lots remain. 

 
The site plan depicts necessary setbacks, landscape buffer and easements. 
Required parking for the use is 20 spaces, with 22 being provided.  Proposed 
landscaping is in compliance with the Town’s requirements. The elevations are in 
compliance with the Town’s Urban Design Plan, as well as adhering to the 
established unified design theme within Jernigan Heights.  

 

III. ATTACHMENTS   
 
A. Background Information 

1. Vicinity Map 

2. Letter of Intent 
B. Application Details 

1. Site Plan Package 
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TREE # CALIPER (") COMMON NAME BOTANICAL NAME PROTECTED CONDITION REMOVED

1 4422 15 POST OAK Quercus stellata YES GOOD YES

2 4423 7.5 POST OAK Quercus stellata YES GOOD YES

3 4425 6.5 LIVE OAK Quercus virginiana YES GOOD NO

4 4426 6.5 BLACK LOCUST Robinia pseudoacacia NO GOOD YES

5 869 5 LIVE OAK Quercus virginiana YES GOOD NO

6 870 5 LIVE OAK Quercus virginiana YES GOOD NO

7 871 3 BALD CYPRESS Taxodium distichum YES GOOD NO

8 872 3 BALD CYPRESS Taxodium distichum YES GOOD NO

9 873 3 BALD CYPRESS Taxodium distichum YES GOOD NO

10 874 5 LIVE OAK Quercus virginiana YES GOOD NO
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PLANNING AND ZONING COMMISSION 

AGENDA ITEM NO:  3 
 

 

 
DATE:  March 12, 2018 
 
FROM: Richard Brown, Senior Planner 
 
ITEM: Public Hearing to consider a request for a Specific Use Permit No. 451 

(SUP17-0008 - Wichita Trail Cell Tower) to permit a communication 
tower.  The property is generally located north of Wichita Trail and east 
of Skillern Road. 

 

 

I. ITEM SUMMARY  
 

This application has been reviewed by DRC and determined to be ready for 
consideration by the Planning and Zoning Commission.  There are no outstanding 
issues.   
 
This application will require final action by the Town Council. 
 

II. APPLICATION ANALYSIS 
 

The purpose of this application is to request approval of a Specific Use Permit (SUP-
451) to construct a 130-foot-tall communication tower on a 1,617-square-foot internal 
parcel (land lease from property owner) of land currently zoned Agricultural District 
(A).  Section 98-252 of the Land Development Regulations requires Town Council 
approval of an SUP to construct a Commercial Communication Tower within the 
Agricultural District.  

 
The concept plan depicts the 130-foot-tall, self-support tower, associated equipment 
cabinet, and an eight-foot-tall masonry enclosure to be constructed within the above 
referenced internal parcel, which is a part of the 4.38-acre tract. The property is 
developed with a church (St. Nicholas Episcopal Church), outside amenity areas, 
and surface parking.  Additionally, a mausoleum permitted under SUP-3 exists on 
site.   As depicted on the attached elevations, the design will create a stealth tower, 
in that all antenna infrastructure is located internal to the cross.    
 
The conceptual landscape plan provides for required screening for the proposed use.  
The conceptual elevations will provide for a stone enclosure with materials to match 
those on the main church building.  The tower facades and cross will be finished in 
earth tones that are compatible with paint finishes utilized on the various buildings on 
the property. 

 
Section 98-977 of the Code of Ordinances contains additional provisions for the 
construction of commercial communication towers (see below). All 13 requirements 
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either have been met or will be met through the permitting processes of the Town, 
the Federal Communications Commission (FCC), the Federal Aviation Administration 
(FAA), and any other governing agencies.  
 
Sec. 98-977. - Communication tower, commercial.  
A commercial communication tower shall comply with the following standards:  
 
(1) Height. The height of commercial communication towers shall be measured 

from the average grade of the ground adjacent to the base to the highest point 
on the structure. If located on a building, the height of the tower shall include the 
height of the building. Commercial communication towers shall not be subject to 
the height regulations of the district in which they are located, provided that they 
shall not encroach into or through any established public or private airport 
approach path as established by the Federal Aviation Administration.  

(2) Setbacks. The principal support structure of all commercial communication 
towers shall conform to the minimum setback standards of the district in which 
the use is located. In addition, the following setback standards shall apply to all 
commercial communication towers:  
a. Commercial communication towers shall be located so as to provide a 

minimum distance from the tower to all property lines equal to 20 percent of 
the height of the tower.  

b. Commercial communication towers shall be set back a minimum of 50 feet 
from any existing or planned street right-of-way line.  

c. Commercial communication towers shall be set back a minimum of 50 feet 
from any property line adjacent to a residential district.  

(3) Residential districts. When a commercial communication tower is proposed in or 
adjacent to a residential district, it shall be demonstrated that existing or 
approved commercial communication towers within the proposed service area 
cannot accommodate the equipment planned to be located on the proposed 
commercial communications tower. Factors to be considered in evaluating the 
practicality of siting a tower would include structural capacity, RF interference, 
geographic service area requirements, and cost (if fees and costs for sharing 
would exceed the cost of the new tower).  

(4) Anchor location. Commercial communication tower peripheral supports and guy 
anchors may be located within required yard setbacks, provided that they shall 
be located entirely within the boundaries of the property on which the tower is 
located and shall be located no closer than five feet from any property line and 
no closer than 20 feet from a property line if the tower is adjacent to a single-
family residential district or residential uses. All commercial communication 
tower supports and peripheral anchors shall be set back a minimum of 50 feet 
from any existing or planned street right-of-way line.  

(5) Location of accessory structures. All structures accessory to a commercial 
communication tower, other than peripheral guy anchors, shall conform to the 
setback standards for the district in which the use is located.  

(6) Fencing. A solid fence or wall of brick, stone or approved masonry construction 
not less than eight feet in height from finished grade shall be constructed around 
each commercial communication tower and around each guy anchor, if used. 
Access to the tower shall be through a locked gate. Barbed wire shall be used 
along the top of the fence or wall if it is necessary to preclude unauthorized 
access to the tower.  
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(7) High voltage signs. If high voltage is necessary for the operation of the 
commercial communication tower and, it is present in a ground grid or in the 
tower, signs located every 20 feet and attached to the fence or wall shall display 
in large bold letters the following: "HIGH VOLTAGE - DANGER."  

(8) Landscaping and screening. Commercial communication towers shall comply 
with the screening requirements of section 82-301 of this Code, residential 
compatibility standards, subject to the following provisions:  
a. The landscape screen or wall shall be placed around the perimeter of the 

tower and any accessory structures, including guy anchors, provided that the 
screening requirement shall be waived when the base of the tower is not 
visible from adjacent lots or rights-of-way. Landscaping shall be placed on the 
outside of fences.  

b. The requirements of section 82-303 of this Code, compatibility setback, shall 
not apply to commercial communication towers.  

(9) Additional uses permitted on lot. Commercial communication towers may be 
located on lots containing another principal use, and may occupy a leased 
parcel on a lot meeting the minimum lot size requirement of the district in which 
it is located. Towers and their associated equipment shall be separated from 
other structures on the lot by a minimum distance of 50 feet.  

(10) Aircraft hazard. Commercial communication towers shall not encroach into or 
through any established public or private airport approach path as established 
by the Federal Aviation Administration.  

(11) Shared use. To encourage shared use, all applicants for commercial 
communication towers shall issue and advertise for a two-week period a request 
for information (RFI) to obtain information from potential lessors.  

(12) Removal of obsolete facilities. All obsolete or unused commercial 
communication towers shall be removed within 12 months of cessation of use.  

(13) Radiation standards. A commercial communication tower shall comply with 
current Federal Communications Commission standards for nonionizing 
electromagnetic radiation (NIER).  

 

III. CORRESPONDENCE 
 
The Town Code requires both public notice in a newspaper of general circulation 
(Denton Record Chronicle) and notification of the property owners within 200 feet of 
the subject property for all Specific Use Permit requests.  At the time this report was 
written, staff had received one piece of correspondence in support of the request. 
 

IV. ATTACHMENTS   
 
A. Background Information 

1. Vicinity Map 

2. Letter of Intent 
B. Application Details 

1. SUP Package 
C. Correspondence 

1. Correspondence in Support 
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From: Don Cates  

Sent: Wednesday, March 7, 2018 1:50 PM 

To: Richard Brown <richard.brown@flower-mound.com> 

Subject: Proposed Cell Tower 

 

I live at 5108 Coral Springs Drive in the Emerald Bay subdivision and saw your notice concerning a 

proposed cell tower to be located generally north of Wichita Trail and east of  Skillern Road. I have 2 

questions: 

1. will it be disguised as a tree like many towers I've seen in other states or will it just be a tower? 
2. why not collocate it with Fire Station 7? 

Regardless, I'm 100% for it as we've been waiting for years for improved cell service.  

 

Don Cates 

Retired and Enjoying Every Minute of it! ! !  
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PLANNING AND ZONING COMMISSION 
AGENDA ITEM NO:  4 

 
 

 
DATE: March 12, 2018 
 
FROM:  Matthew J. Hotelling, P.E., PTOE, Traffic Engineer 
 
ITEM: Public Hearing to consider a request for a Master Plan Amendment 

(MPA18-0001 – Silveron Boulevard Thoroughfare Plan Amendment) to 
amend Section 7.0, Thoroughfare Plan, for the section of Silveron 
Boulevard from approximately 400 feet northeast of Long Prairie Road (FM 
2499) to approximately 500 feet northeast of the Tarrant/Denton County 
Line. (The Transportation Commission voted 6-0 to keep Silveron status 
quo at their February 13, 2018, meeting). 

 

 

I. ITEM SUMMARY  
 
This application has been reviewed by DRC and has been found to be in conformance 
with all applicable Town regulations.  This began as a Town initiative based on the 
Town Council’s desire to evaluate Silveron as a pedestrian friendly street to support the 
proposed adjacent mixed-use developments in the immediate area. The Transportation 
Commission (TRC) packet for this case and associated attachments are included with 
this item (Attachment A.1).  Staff received direction from Town Council during the 
February 19, 2018, meeting to continue the process for formal consideration by the 
Planning and Zoning Commission; and Town Council.  
 
This application will require final action by the Town Council.    
 

II. APPLICATION ANALYSIS 
 

This application was presented to the TRC on February 13, 2018.  The details of the 
request and staff report are contained in Attachment A.1. The video of the meeting can 
be viewed at: 
 

http://flowermoundtx.swagit.com/play/02132018-1397 (Item F2.) 

 
At this meeting, the TRC’s recommendation for this section of Silveron Boulevard was 
to keep it as an Urban Minor Arterial (UMA).  A motion was made to recommend a 2 
lane arterial with angled parking but failed for a lack of a second. 
  
A.  Thoroughfare Plan Amendment 

 
Section 7.0 of the Master Plan contains the Thoroughfare Plan for the Town.  This 
particular requested amendment concerns the section of Silveron Boulevard from 
approximately 400 feet northeast of Long Prairie Road (FM 2499) to approximately 500 
feet northeast of the Denton/Tarrant County Line.   The current Thoroughfare Plan has 
this section of Silveron Boulevard as an UMA.  An UMA is a 4-lane divided roadway in 
90 feet of Right of Way (ROW) with a median.  This area of Silveron Boulevard was 
reviewed at the request of Town Council to examine pedestrian friendly designs that 

http://flowermoundtx.swagit.com/play/02132018-1397
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include on-street parking along this section of roadway.  A traffic impact analysis (TIA) 
was conducted to determine whether or not this section of Silveron Boulevard could 
support a reduction in lanes and either parallel or angled parking.  The results of the TIA 
indicate that this section of Silveron Boulevard could either remain as an UMA or be 
reduced to a 2 lane arterial street with angled parking.  The parallel parking option does 
not provide the capacity needed for the roadway.  If the 2 lane arterial street section is 
chosen a new cross section will be required, a change to the SMARTGrowth table to 
include a 2 lane arterial along with geometric requirements in the Code of Ordinances 
and design standards.  Until such time, the UMA geometric design parameters would be 
used. 
 

III. CORRESPONDENCE 
 
The Town Code requires both public notice in a newspaper of general circulation 
(Denton Record Chronicle) and notification of the property owners within 200 feet of the 
subject property for all Master Plan amendment requests.  Any correspondence 
received after this packet is posted will be handed out at the Planning and Zoning 
Commission meeting.  To date, no correspondence has been received. 
 
One citizen spoke at the Transportation Commission meeting and made a request that 
the roadway remain in its current configuration of an UMA. 

 

IV. ATTACHMENTS    
 

A. Background Information 

1. Transportation Commission Agenda Item F2, February 13, 2018 
 



 

TRANSPORTATION COMMISSION AGENDA ITEM NO. 2 
 

REGULAR ITEM 
 

 

DATE: February 13, 2018 

FROM: Matthew J. Hotelling, P.E., PTOE, Traffic Engineer 

ITEM: Consider a recommendation regarding a Thoroughfare Plan Amendment for the section 
of Silveron Boulevard from approximately 400 feet east of Long Prairie Road (FM 2499) to 
approximately 500 feet east of the Tarrant/Denton County Line to the Town Council. 

 

 

BACKGROUND INFORMATION:  This item is to consider changes to the Master Transportation Plan, 
more specifically the Thoroughfare Plan regarding Silveron Boulevard between approximately 400 feet east 
of Long Prairie Road (FM 2499) to approximately 500 feet east of the Tarrant/Denton County Line.  A copy 
of the existing Thoroughfare Plan is included as Attachment 1.  This section of Silveron Boulevard is 
currently built to the current Thoroughfare Plan designation of an Urban Minor Arterial (4 lane divided 
roadway that flares to a six lane divided arterial at the intersection of Long Prairie Road (FM 2499) to 
match up with Lakeside Village on the west side of Long Prairie Road (FM 2499).  The Town initiated a 
Thoroughfare Plan Analysis for this section of roadway to determine if a 2 lane divided roadway with either 
parallel or angled parking would be sufficient to handle the anticipated traffic through this section of 
Silveron Boulevard.  The section of Silveron northeast of this location would remain an Urban Minor Arterial 
(4 lane divided roadway).  The traffic study for this location is included as Attachment 2.  
 
The recently approved Point Development and an anticipated future development were used as part of this 
analysis to determine if this section of Silveron Boulevard would be satisfactory.  The Town’s TransCAD 
model was used to determine future volumes with a range of both high and low traffic volumes.  Through 
the analysis, the anticipated build out of these two parcels fell within that range of traffic. 
 
Council directed staff to examine pedestrian friendly designs that include on-street parking along this 
section of the roadway. The Town examined two options: 1) a 2 lane divided roadway with parallel parking, 
and; 2) a 2 lane divided roadway with angled parking. The purpose was to determine which design 
supported the best LOS while remaining pedestrian friendly.  Currently, under design, is a traffic signal 
installation at the intersection of Long Prairie Road (FM 2499) that will provide pedestrian signals and 
crosswalks at that intersection.  In the midblock location, there is currently no crosswalk or warning signs of 
a future crossing.  They are not necessary at this time because there is no development on the ground 
currently.  When the developments do break ground there is intended to be a private trail crossing at the 
median opening location to cross from the north side to the south side and vice versa.  As a part of those 
development plans, Americans with Disabilities Act (ADA) ramps and warning signs will be installed.  The 
Point Development has asked the Town to look at the possibility of converting the current outside travel 
lane to parallel parking.  As part of the study both parallel and angled parking were studied.  Both parallel 
and angled parking reduce the capacity of the adjacent travel lanes by approximately 20% and 10% 
respectively. 
 
THOROUGHFARE CAPACITY ANALYSIS:  The thoroughfare plan capacity analysis was used to 
determine if the new cross section would be acceptable or if the new cross section would fail Strategically 
Managed and Responsible Town Growth (SMARTGrowth).  In order to determine if the new cross section 
would pass or fail, a new category within the Level of Service (LOS) Table was required.  The new 
category would be an A2D (Arterial 2-lane Divided).  The Town’s acceptable LOS for arterial and collector’s 
is LOS C.  At LOS C, the upper limit for A2D was determined to be 650 vehicles without on-street parking.  
Therefore, and A2D with parallel parking would have an upper limit at LOS C of 520 vehicles and with 
angled parking an upper limit of 585. 
 
Four scenarios were evaluated to determine if the LOS for the A2D would be acceptable.  Those four 
scenarios are:  Existing, Horizon, Model – Low, Model – High.  Both of the model scenarios were based on 
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the Town’s TransCAD model in year 2040.  Using the existing configuration and current traffic volumes, the 
traffic condition of Silveron Boulevard is acceptable.  Currently, there is very little traffic along this corridor 
but is anticipated to increase once the traffic signal is installed at Long Prairie Road (FM 2499 and Silveron 
Boulevard/Lakeside Village Boulevard). 
 
Using the Horizon year (2021) of both the Point Development and the future development on the south side 
of Silveron Boulevard, both the current configuration and angled parking are within acceptable LOS.  The 
conversion to parallel parking is beyond LOS C and would not pass SMARTGrowth.  They would be 
tolerable to the fact that they have not made it to a LOS F. 
 
Using the Model – Low volumes of the Town’s TransCAD model, all scenarios are acceptable however, the 
analysis of the likelihood of how both of these properties developing would be at a higher level than those 
indicated by the Model – Low volumes. 
 
Using the Model – High volumes of the Town’s TransCAD model, only the current configuration of a 4 lane 
divided roadway would fall in the acceptable levels.  Both types of parking scenarios would have failing 
(LOS F) sections of roadway.  The directions that are not failing (LOS F) would not pass SMARTGrowth 
and would be beyond a LOS C. 
 
ALTERNATIVES/OPTIONS:  Leave Silveron Boulevard as is with additional pedestrian treatments or 
change to a different cross section. 
 
FISCAL IMPACT:   N/A 
 

LEGAL REVIEW:  N/A 
 

ATTACHMENTS: 
 

1. Existing Thoroughfare Plan 
2. Silveron Boulevard Thoroughfare Plan Analysis 

 

DRAFT RECOMMENDATIONS:  Move to recommend that Silveron Boulevard from approximately 400 feet 
east of Long Prairie Road (FM 2499) to approximately 500 feet east of the Tarrant/Denton County Line 
remain as currently shown on the Thoroughfare Plan. 
 
Move to recommend that Silveron Boulevard from approximately 400 feet east of Long Prairie Road (FM 
2499) to approximately 500 feet east of the Tarrant/Denton County Line be changed to a two lane divided 
arterial with angled parking on the Thoroughfare Plan. 
 
Move to recommend that Silveron Boulevard from approximately 400 feet east of Long Prairie Road (FM 
2499) to approximately 500 feet east of the Tarrant/Denton County Line be changed to a two lane divided 
arterial with parallel parking on the Thoroughfare Plan. 
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MEMORANDUM

To: Matthew J. Hotelling, P.E., PTOE

Transportation Services

Town of Flower Mound, Texas

From: Jeff Whitacre, P.E., AICP, PTP

Kimley-Horn and Associates, Inc.

TBPE Registered Firm Number F-928

Date: January 29, 2018

Subject: Silveron Boulevard Cross Section Evaluation

Flower Mound, Texas

Introduction

Kimley-Horn was retained by the Town of Flower Mound to perform a cross section evaluation

of Silveron Boulevard. The purpose of this study is to evaluate the impact of converting the

outside lanes to on-street parking.  The study area for this evaluation is from FM 2499 to the

existing bridge approximately 1,500 feet east of FM 2499.  Silveron Boulevard in the study

area is currently a six-lane divided facility between FM 2499 and the existing median opening,

and a four-lane facility between the existing median opening and the bridge.  This evaluation

will consist of an analysis of Existing (2017) and Horizon (2021) conditions. It is proposed that

by the Horizon year (2021), the outside lanes of Silveron Boulevard in the study area be

converted to on-street parking to serve future mixed-use development.

To estimate Horizon (2021) traffic volumes in the study area, the analysis will consider

development that is anticipated to be occur along Silveron Boulevard.  Northwest of Silveron

Boulevard, The Point is a known development anticipated to be built out by 2019. A Traffic

Impact Analysis (TIA) was conducted for The Point and submitted to the Town of Flower

Mound in September 2017.  This TIA will be referenced in this study. The development pattern

southeast of Silveron Boulevard is currently unknown.  Estimates for future land uses were

provided by the Town based on an anticipated growth pattern of mixed-use development,

similar to The Point. This development area will be referred to in this study as Future

Development. A vicinity map of the study area can be found in Exhibit 1.

The following sections document the data collection and methodology used in evaluating

Silveron Boulevard.

P&Z Attachment A.1  TRC Attachment 2



Exhibit 1
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Existing (2017) and Horizon (2021) Background Traffic Volumes

Twenty-four-hour recording machine tube counts were obtained on December 12, 2017 on

Silveron Boulevard, east of FM 2499.  These volumes are presented in Exhibit 2.

In order to estimate future background growth along Silveron Boulevard, a growth rate of 4%

was used to grow the Existing (2017) volumes to the Horizon (2021) year.  This growth rate

was obtained from The Point TIA.  The calculated Horizon (2021) Background volumes can

be found in Exhibit 3.

Horizon (2021) Total Traffic Volumes

The Horizon (2021) total traffic volumes were calculated by combining projected site traffic

from The Point and Future Development with the Horizon (2021) Background volumes.  Site

traffic volumes for The Point are presented in Exhibit 4.

To estimate trips generated by the Future Development, average trip generation rates from

the 10th edition of the ITE Trip Generation Manual were used. Table 1 shows the trip

generation rates for the proposed land uses.

Table 1. Trip Generation Rates

Land Use
Description

ITE
Code

Units Daily

AM Peak Hour PM Peak Hour

AVG Rate
Split

AVG Rate
Split

In Out In Out

Single Family 210 Units 9.44 * (X) 0.74 * (X) 25% 75% 0.99 * (X) 63% 37%
Apartments

(Multi-Family)
221 Rooms 5.44 * (X) 0.36 * (X) 26% 74% 0.44 * (X) 61% 39%

Hotel 310 Rooms 8.36 * (X) 0.47 * (X) 59% 41% 0.60 * (X) 51% 49%

Retail 820 1000 ft2
37.75 *

(X)
0.94 * (X) 62% 38% 3.81 * (X) 48% 52%

Restaurant 932 1000 ft2
112.18 *

(X)
9.94 * (X) 55% 45% 9.77 * (X) 62% 38%

Industrial 110 1000 ft2 4.96 * (X) 0.70 * (X) 88% 12% 0.63 * (X) 13% 87%
Office 710 1000 ft2 9.74 * (X) 1.16 * (X) 86% 14% 1.15 * (X) 16% 84%

Number of Trips Generated = Trip Rate * (Development Unit); X = Units

Table 2 summarizes the total number of trips that are expected to be generated at build-out

of the Future Development for daily and AM and PM peak periods. The variety and intensity

of land uses were estimated based on coordination with Town staff. The number of trips

generated represents the number of vehicles entering and exiting the proposed development

to and from the adjacent street system.
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Table 2. Trip Generation Analysis

Land Use
Description

ITE
Code

Intensity Units Daily

AM Peak Hour PM Peak Hour

Split
Total

Split
Total

In Out In Out

Single Family 210 250 Units 2360 46 139 185 156 92 248

Apartments
(Multi-Family)

221 600 Rooms 3264 56 160 216 161 103 264

Hotel 310 90 Rooms 752 25 17 42 28 26 54

Retail 820 51,000 ft2 1925 30 18 48 93 101 194

Restaurant 932 87,120 ft2 9773 476 390 866 528 323 851

Industrial 110 30,000 ft2 149 18 3 21 2 17 19

Office 710 171,000 ft2 1666 170 28 198 32 165 197

Total 821 755 1576 1000 827 1827

The distribution and assignment of site traffic to the study area roadway network were based

on existing traffic patterns and the locations of the proposed driveway access to/from the site.

The following percentages of trip distribution are assumed on the surrounding roadway

network:

 40% - FM 2499, south of the study area

 30% - FM 2499 & Lakeside Village Boulevard intersection, southwest of the study area

 30% - Lakeside Parkway, north of the study area

Exhibit 5 presents the inbound and outbound directional distribution percentages for traffic

during the Weekday AM and PM peak hours for the Future Development. Exhibit 6 presents

the site trip assignment during the Weekday AM and PM peak hours.

These site-generated traffic volumes were added to the 2021 Horizon Background traffic

volumes along with site traffic from The Point to obtain the 2021 Total Traffic Volumes.  These

volumes are presented in Exhibit 7.

Based on Exhibit 7, the traffic projected west of the bridge would be approximately 7,600

vehicles per day.
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Future Model Volumes

Based on the model update for the 2014 Impact Fees, the future year ADT along Silveron

Boulevard was forecasted to be approximately 3,000 vehicles per day. Recently, the DFW

model was updated to reflect 2040 demographics and roadway network, and based on the

updated model, the future year ADT along Silveron Boulevard is anticipated to be

approximately 10,000 vehicles per day. Based on these two points of reference, it can be

expected that the future year volume along Silveron Boulevard will be between 3,000 and

10,000 vehicles per day.  Note the calculations in this traffic study were in this range (7,600

vehicles per day).

Thoroughfare Capacity Analysis

To properly evaluate the effects of reducing the number of lanes on Silveron Boulevard, a

thoroughfare capacity analysis was conducted.  The analysis was completed using level of

service criteria provided in Chapter 6 of the Town of Flower Mound SMARTGrowth Manual.

Capacity defines the volume of traffic that can be accommodated by a roadway at a specific

“level of service,” and is affected by various geometric factors including roadway type

(divided vs undivided), number of lanes, lane widths, and grade. Level of service (LOS),

which is a measure of the degree of congestion, ranges from LOS A (free flowing) to LOS F

(a congested, forced flow condition). Table 3 shows the Town of Flower Mound

SMARTGrowth Manual level of service criteria for the thoroughfare capacity analysis.

LOS C is the minimum acceptable level of service by the Town of Flower Mound for design

and evaluation purposes.

Table 3. SMARTGrowth Level of Service Thresholds for Thoroughfares

Daily Service
Volumes*

Hourly Service
Volume

Daily Service
Volumes*

Hourly Service
Volume

Daily Service
Volumes*

Hourly Service
Volume

A8D*** 52,000 - 58,000 780 - 880** 58,000 - 66,000 880 - 990** 66,000 - 73,000 990 - 1,100**

A6D*** 39,000 - 44,000 780 - 880** 44,000 - 49,000 880 - 990* 49,000 - 55,000 990 - 1,100**

A4D*** 21,000 - 23,000 620 - 700** 23,000 - 26,000 700 - 775** 26,000 - 29,000 775 - 875**

MC4U 17,000 - 18,000 500 - 550** 18,000 - 21,000 550 - 625** 21,000 - 23,000 625 - 675**

C4U 15,000 - 17,000 440 - 500** 17,000 - 18,000 500 - 550** 18,000 - 21,000 550 - 625**

C2U 6,000 - 7,000 350 - 425** 7,000 - 8,000 425 - 500** 8,000 - 9,500 500 - 575**

* Level of service with "K" = 0.10 and "D" = 60%/40%
** Assumes signal progression; no parking; access management; increased intersection capacity and grade seperation
*** Assumes 12' lanes and divided roadway; A8D = arterial 8 lane divided; A6D = arterial 6 lane divided; A4D = arterial 4 lane divided
Note: Metropolitian collector MC4U = 4 lane undivided (12' lanes); C4U = collector 4 lane undivided (11' lanes)

Roadway
Type

Level of Service "C" Level of Service "D" Level of Service "E"
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The Town of Flower Mound SMARTGrowth Manual does not currently provide capacity

values for two-lane divided roadways (A2D). It is anticipated that this classification will be

added to the SMARTGrowth Manual in the near future.  To estimate the appropriate hourly

capacity for A2D facilities, existing NCTCOG and SMARTGrowth capacity values were

referenced.  It is estimated that a two-lane divided facility will provide more capacity than a

standard undivided collector, but less than a traditional divided arterial due to the lack of a

passing lane.  Based on these assumptions, an hourly capacity of 650 vehicles was

assumed for the A2D facilities at the LOS C threshold.

Table 4 provides a summary of directional and two-way thoroughfare capacity analysis for

Silveron Boulevard in Existing (2017), Horizon (2021), and Model volume conditions.  The

Model Volume analysis was split into two scenarios: a low-end scenario, and a high-end

scenario. The low-end scenario is based on a daily volume of 3,000 vehicles, and the high-

end scenario is based on a daily volume of 10,000 vehicles. The analysis evaluates the

following lane configurations:

 Existing lane configuration

 Outside lanes converted to parallel parking

 Outside lanes converted to parallel parking from FM 2499 to the existing median

opening, and angled parking between the median opening and the bridge

Effects of On-Street Parking

It is generally accepted that the presence of on-street parking has many different impacts on

a roadway, including the portion of right-of-way not used for vehicular travel.  On-street

parking is widely recommended as a method of enhancing a street because it provides a

barrier between vehicular and pedestrian traffic, acts as a traffic calming measure, and can

help to boost the economic activity of the surrounding area.

The impact of on-street parking on traffic flow can vary widely depending on the type of

parking that is provided and the expected hourly turnover.  Studies have estimated that on-

street parking can decrease roadway capacity by up to 17% in areas with high-turnover and

parking configurations requiring reverse maneuvers. This reduction in capacity can also be

as little as 2% in areas with low turnover and parking configurations that result in fewer

reverse maneuvers. For the purposes of this analysis, conservative reduction factors of 10%

and 20% were applied to the SMARTGrowth capacity values to account for the impacts of

angled parking and parallel parking, respectively. As shown in the table, both roadway

segments in Existing (2017) and Horizon (2021) scenarios are anticipated to perform at

acceptable operations throughout the corridor.

Results

Based on the results of the thoroughfare capacity analysis presented in Table 4, Silveron

Boulevard is anticipated to operate at LOS C or better for all scenarios except for the high-

end model volume scenario along the two lane section west of the bridge.  This scenario

shows a potential for LOS D operation during the AM and PM peak hours in the direction of

P&Z Attachment A.1  TRC Attachment 2
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peak hour flow. This represents the maximum growth along Silveron Boulevard based on

the travel demand model. It is more likely that Silveron Boulevard will experience growth that

is somewhere between the high and low end scenarios.

P&Z Attachment A.1  TRC Attachment 2
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Table 4. Thoroughfare Capacity Analysis Summary

Scenario Segment
Lane

Configuration
Class

(Section)

SMART-
Growth

Capacity

Capacity

with On-
Street

Parking

Direction

AM Peak Hour PM Peak Hour

Vol V/C
Traffic

Condition
Vol V/C

Traffic

Condition

Existing

(2017)

East of

FM 2499

6 Lanes

Divided

Urban
Minor

Arterial

880 -

EB 71 0.03 Acceptable 14 0.01 Acceptable

WB 15 0.01 Acceptable 31 0.01 Acceptable

Total 86 0.02 Acceptable 45 0.01 Acceptable

West of
Bridge

4 Lanes
Divided

Urban
Minor

Arterial
700 -

EB 71 0.05 Acceptable 14 0.01 Acceptable

WB 15 0.01 Acceptable 31 0.02 Acceptable

Total 86 0.03 Acceptable 45 0.02 Acceptable

Horizon
(2021)

East of

FM 2499

4 Lanes
Divided with

Parallel
Parking**

Urban
Minor

Arterial

700 560

EB 447 0.40 Acceptable 480 0.43 Acceptable

WB 270 0.24 Acceptable 316 0.28 Acceptable

Total 717 0.32 Acceptable 796 0.36 Acceptable

West of
Bridge

2 Lanes

Divided with
Parallel

Parking**

Urban
Minor

Arterial
650 520

EB 361 0.69 Tolerable 348 0.67 Tolerable

WB 274 0.53 Acceptable 345 0.66 Tolerable

Total 635 0.61 Acceptable 693 0.67 Tolerable

West of

Bridge

2 Lanes
Divided with

Angled
Parking*

Urban
Minor

Arterial

650 585

EB 361 0.62 Acceptable 348 0.59 Acceptable

WB 274 0.47 Acceptable 345 0.59 Acceptable

Total 635 0.54 Acceptable 693 0.59 Acceptable

Model
(Low

End)

East of
FM 2499

4 Lanes
Divided with

Parallel

Parking**

Urban
Minor

Arterial
700 560

EB 180 0.16 Acceptable 120 0.11 Acceptable

WB 120 0.11 Acceptable 180 0.16 Acceptable

Total 300 0.13 Acceptable 300 0.13 Acceptable

West of

Bridge

2 Lanes
Divided with

Parallel
Parking**

Urban

Minor
Arterial

650 520

EB 180 0.35 Acceptable 120 0.23 Acceptable

WB 120 0.23 Acceptable 180 0.35 Acceptable

Total 300 0.29 Acceptable 300 0.29 Acceptable

West of
Bridge

2 Lanes

Divided with
Angled

Parking*

Urban
Minor

Arterial
650 585

EB 180 0.31 Acceptable 120 0.21 Acceptable

WB 120 0.21 Acceptable 180 0.31 Acceptable

Total 300 0.26 Acceptable 300 0.26 Acceptable

Model
(High
End)

East of

FM 2499

4 Lanes
Divided with

Parallel
Parking**

Urban
Minor

Arterial

700 560

EB 600 0.54 Acceptable 400 0.36 Acceptable

WB 400 0.36 Acceptable 600 0.54 Acceptable

Total 1,000 0.45 Acceptable 1,000 0.45 Acceptable

West of
Bridge

2 Lanes

Divided with
Parallel

Parking**

Urban
Minor

Arterial
650 520

EB 600 1.15 Failing 400 0.77 Tolerable

WB 400 0.77 Tolerable 600 1.15 Failing

Total 1,000 0.96 Tolerable 1,000 0.96 Tolerable

West of

Bridge

2 Lanes
Divided with

Angled
Parking*

Urban
Minor

Arterial

650 585

EB 600 1.03 Failing 400 0.68 Tolerable

WB 400 0.68 Tolerable 600 1.03 Failing

Total 1,000 0.85 Tolerable 1,000 0.85 Tolerable

* A 10% reduction of SMARTGrowth capacity volumes was assumed for Angled On-Street Parking capacity in the Horizon and Model scenarios.
** A 20% reduction of SMARTGrowth capacity volumes was assumed for Parallel On-Street Parking capacity in the Horizon and Model scenarios.
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Conclusion

Based on the results of the Silveron Boulevard cross section analysis, we offer the following

conclusions and recommendations:

 Based on an analysis of anticipated development, Silveron Boulevard is projected to

grow to a peak hour volume of 700 - 800 vehicles by the Horizon (2021) year.

 Based on a model volume analysis, Silveron Boulevard is project to grow to a peak

hour volume of 300 - 1,000 vehicles by the year 2040.

 It is anticipated that Silveron Boulevard in the study area will operate at LOS C or

better in the Horizon (2021) and Low-End Model Volume Scenarios if the outside

lanes are converted to on-street parking. If volumes approach the 2040 high-end

model volume scenario (10,000-11,000 daily), it is anticipated that operating

conditions in the study area will shift to LOS D.
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Attachments

1. Exhibit 1 – Vicinity Map

2. Exhibit 2 – Existing (2017) Volumes

3. Exhibit 3 – Horizon (2021) Background Volumes

4. Exhibit 4 – The Point Site Traffic

5. Exhibit 5 – Future Development Trip Distribution

6. Exhibit 6 – Future Development Site Traffic

7. Exhibit 7 – Total Horizon (2021) Volumes
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