
Planning & Zoning Commission 
 

 

 

October 9, 2023 
Town Hall 

2121 Cross Timbers Road 
Flower Mound, TX 75028 

 
6:30 p.m. 

 
 

 

Comments regarding any agenda item can be sent to the Planning Department at  planning@flower-mound.com  
or by calling 972.874.6350 and leaving a message. 

 
AGENDA 

  
A. CALL TO ORDER 
  
B. INVOCATION 
  
C. PLEDGE OF ALLEGIANCE TO THE AMERICAN FLAG 
  
D. ELECTION OF OFFICERS 
  1. Chair 
  2. Vice-Chair 
    
E. PUBLIC COMMENT 
  The purpose of this item is to allow the public an opportunity to address the Board/Commission regarding any item 

on this agenda that is not a “Public Hearing.” Issues regarding daily operational or administrative matters should first 
be dealt with by calling Town Hall at 972- 874-6000 during business hours. To speak to the Board/Commission 
during public comment, please fill out a comment form, which is located in the lobby of Town Hall.  
  
In accordance with the Texas Open Meetings Act, the Board/Commission is restricted from discussing or acting on 
items not listed on the agenda.  

• Speakers are limited to 3 minutes; a tone will sound at 30 seconds left and when time has expired, and 
times may be adjusted by the Chair depending on the number of speakers. 

• Speakers must address their comments to the Board/Commission. 

• Please state your name and address when speaking. 

  
F. COORDINATION OF CALENDARS 
  1. October 23, 2023 
  2. November 13, 2023 
  
G. FUTURE AGENDA ITEM(S) 
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H. STAFF/DIRECTOR REPORT 
  1. Planning Manager Position 
    
I. CONSENT ITEM(S) 
  This part of the agenda consists of non-controversial, or “housekeeping” items required by law. 

Items may be removed from Consent by any Commissioner by making such request prior to a 
motion and vote.  

  1. Minutes of September 25, 2023 - Consider approval of the minutes from the 
September 25, 2023, Planning & Zoning Commission Meeting. 

  
J. NON-DISCRETIONARY ITEM(S) 
  This part of the agenda consists of items that are in compliance with all applicable development 

standards; are not requesting waivers, exceptions, or deviations, and do not require a Public 
Hearing. 

  1. SP23-0006 – Dutch Bros, Embree 2499 - Consider a Site Plan (SP23-0006 – 
Dutch Bros, Embree 2499) to develop a fast food restaurant with a drive through 
window. The property is generally located south of Sagebrush Road and west of 
Long Prairie Road.  

  2. SP23-0007 - Slim Chickens, Embree 2499 - Consider a Site Plan (SP23-0007 – 
Slim Chickens, Embree 2499) to develop a fast food restaurant with a drive 
through window. The property is generally located south of Sagebrush Road and 
west of Long Prairie Road.  

  
K. REGULAR ITEM(S) 
  This part of the agenda consists of discretionary items either relating to zoning or a requested 

variation from the Town’s development standards. If a public hearing is required, it will be noted 
in the item caption on the agenda. Typically, the Planning & Zoning Commission will make a 
recommendation to Town Council on these types of projects. 

  1. SP23-0004 - Dragon Kim's Tae Kwon Do - Consider a Site Plan (SP23-0004 – 
Dragon Kim’s Tae Kwon Do) to develop a health or athletic club, with a request 
for a waiver to Architectural Standards in the Town's Urban Design Plan for roof 
pitch. The property is generally located east of Jernigan Road and north of Justin 
Road along Bryce Lane.  

  2. CSP23-0002 - Chippenhook Addition Lot 1, Block A and Premier Addition - 
Public Hearing to consider a request for a Comprehensive Sign Package 
(CSP23-0002 – Chippenhook Addition Lot 1, Block A and Premier Addition) to 
allow additional wall signs on three buildings. The property is generally located 
south of Justin Road and east of Long Prairie Road. 

  3. ZPD23-0005 - Embree 2499 - Public Hearing to consider an ordinance for 
rezoning (ZPD23-0005– Embree 2499) to amend Planned Development District 
No. 186 (PD-186) with Retail-2 District (R-2) and Office District (O) uses to 
modify phasing and maintenance requirements and to request certain 
modifications and exceptions to the Code of Ordinances. The property is 
generally located south of Sagebrush Drive and west of Long Prairie Road.  

  4. ZPD23-0009 - Townlake Phase Four (PD-166) Text Amendment - Public 
Hearing to consider a request for rezoning (ZPD23-0009 – Townlake Phase Four 
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(PD-166) Text Amendment) to amend Planned Development District No. 166 
(PD-166) for a cluster development by adding a Public Park or Playground as a 
permitted use. The property is generally located south of Cross Timbers Road 
and east of Flower Mound Road.  

  
L. ADJOURN 
 
Pursuant to Section 551.071 of the Texas Government Code, the Planning and Zoning Commission reserves the right 
to consult in closed session with its attorney and to receive legal advice regarding any item listed on this agenda. 
 
I do hereby certify that the Notice of Meeting was posted on the bulletin board at the Town Hall for the 
Town of Flower Mound, Texas, in a place convenient and readily accessible to the general public at all 
times and said Notice was also posted on the Town’s website in accordance with GC Section 551.056 
on the following date and time: October 5, 2023, at 4:30 p.m., at least 72 hours prior to the scheduled 
time of said meeting. 

LauriAnn Cash, Staff Liaison 

The Flower Mound Town Hall and Jody Smith Hall are wheelchair accessible. Requests for accommodation or interpretive 
services must be made 48 hours prior to this meeting by contacting Town Hall at 972.874.6000. Additional time limits will be 
provided for members of the public that need to address the Town Council through a translator. 
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PLANNING & ZONING 

COMMISSION  
AGENDA J.1. 

NON-DISCRETIONARY ITEM(S) 

  

 
DATE: October 9, 2023 
FROM: Poornima Kashyap, Principal Planner 
ITEM: Consider a Site Plan (SP23-0006 – Dutch Bros, Embree 2499) to develop a fast food 

restaurant with a drive through window. The property is generally located south of 
Sagebrush Road and west of Long Prairie Road.  

 
BACKGROUND:    
  
I.  ITEM SUMMARY   
 
This application has been reviewed by DRC and determined to be ready for consideration by the 
Planning and Zoning Commission.   
  
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 an approximately 975 square-
foot fast food restaurant with a drive through window to be located on Lot 3, Block A of Embree FM 
2499 Addition. The property is zoned Planned Development District-186 (PD-186) for Retail District-2 
(R-2) uses. The existing zoning allows a drive through restaurant use by right. The lot is 1.322 acres 
and is vacant. 
  
A record plat (RC23-0001) for Embree 2499 Addition consisting of five non-residential lots was 
approved administratively on October 4, 2023. As a part of the plat infrastructure, certain 
improvements such as curb cuts, fire lanes, turn lane, and retention ponds necessary for this 
development are planned to be completed. In addition to this, trees located within the landscape 
buffer along Long Prairie Road and a six-foot masonry wall along the northern property line must be 
installed prior to subdivision acceptance. 
  
Access to the site is from Long Prairie Road with mutual access easements connecting this site to 
properties to the north and south. The parking for the proposed use is calculated at the ratio of one 
space for every 75 square feet of the facility. Based on this requirement, the proposed use would 
require 13 parking spaces. The site plan depicts 25 on-site parking spaces. The surplus parking 
located on this lot may be utilized by other businesses within this subdivision.  As required by PD-
186, the applicant has provided an executed copy of the irrevocable shared parking agreement that 
allows the lots within this subdivision to share parking spaces.  
  
The site plan depicts two queuing lanes that can accommodate 18 vehicles plus stacking spaces 
after the drive thru-window to allow vehicles to pull clear of the transaction area prior to re-entering 
the normal flow of traffic. The restaurant use requires a minimum of five stacking spaces, however 
the Town’s Parking ordinance requires any establishment with a drive-thru facility to provide a 
queuing and stacking analysis to determine whether a specific business's expected customer traffic 
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will require additional stacking spaces. Based on the queuing analysis performed for this business, 
the currently proposed site plan with 18 stacking spaces is expected to sufficiently accommodate the 
projected queues. Therefore, queuing is not anticipated to be an issue at this location. 
  
The landscape plan depicts required street buffer, street yard, and parking lot trees that are in 
conformance with the Town’s landscaping requirements. The proposed elevations utilize a 
combination of brick, stone, and stucco and is consistent with the approved concept elevations for 
PD-186. 
  
BOARD REVIEW/CITIZEN FEEDBACK: N/A 
  
ALTERNATIVES: N/A 
  
FISCAL IMPACT: N/A  
  
LEGAL REVIEW: N/A  
  
ATTACHMENTS: 
1. Zoning & Aerial Map 
2. Letter of Intent 
3. Irrevoccable Shared Parking Agreement 
4. Queueing & Stacking Analysis 
5. Site Plan Package 
  
DRAFT MOTION: Move to approve as presented in the agenda caption. 
 

Page 12 of 85



LO
NG

 PR
AIR

IE
 R

D

SAGEBRUSH DR

BOB WHITE LN

O

O

O

R2

O

R1

A

R1

R1

R2

O

SFDM

R2

SFDM

SFDSFD R2

OO R1

I 3
5 W

CROSS TIMBERS RD

US
 37

7

MO
RR

ISS
 R

D
LO

NG
 PR

AIR
IE 

RD

JUSTIN RD

SPINKS RD

SH
ILO

H 
RD

HIGH RD WICHITA TRL KIR
KP

AT
RI

CK
 LN

HAWK RD

LU
SK

 LN

SMOOT LN

OL
D 

SE
TT

LE
RS

 R
D

Ë
0 375 750187.5

Feet

Map Location

R e f e r e n c e  P r o j e c t :   S P 2 3 - 0 0 0 6R e f e r e n c e  P r o j e c t :   S P 2 3 - 0 0 0 6
V i c i n i t y  M a pV i c i n i t y  M a p

LEGEND
Agriculture

Single Family Density Medium

Office Retail 1 Retail 2

Subject Property

V i s i t  w w w. f m d e v m a p . c o m  t o  l e a r n  m o r e  a b o u t  t h i s  p r o j e c t .V i s i t  w w w. f m d e v m a p . c o m  t o  l e a r n  m o r e  a b o u t  t h i s  p r o j e c t .
    
V i s i t  h t t p s : / / w w w. f l o w e r - m o u n d . c o m / n o t i f y m e  t o  s i g n  u pV i s i t  h t t p s : / / w w w. f l o w e r - m o u n d . c o m / n o t i f y m e  t o  s i g n  u p
f o r  t e x t  m e s s a g e  a n d / o r  e m a i l  a l e r t s  f o r  f u t u r e  p r o j e c t s .f o r  t e x t  m e s s a g e  a n d / o r  e m a i l  a l e r t s  f o r  f u t u r e  p r o j e c t s .

Single Family Detached

LO
NG

 PR
AIR

IE
 R

D

SAGEBRUSH DR

BOB WHITE LN

Page 13 of 85



 LETTER OF INTENT > EMB 2021310313 DUTCH BROS - RETAIL 

  111 Hillside Drive, Lewisville, TX 75057 / 972. 436. 9712 creating experiences through experience 

September 1, 2023 

 

Mrs. Lexin Murphy, AICP 

Planning Director 

Town of Flower Mound 

2121 Cross Timbers Road 

Flower Mound, TX 75028 

 

RE:  Dutch Bros – Retail Site, Site Plan Application 

  

Please accept this letter, on behalf of Embree Development Group, as an explanation of the proposed site plan 

application.  The property is platted Lot 3 Block A, of the proposed Embree FM 2499 Record Plat, and is located at the 

southwest corner of FM 2499 and Lakeside Sagebrush Drive.  

 

This site plan is for a one-story retail building of ~975 SF.  Required parking spaces for this building is 13 with 1 being 

an accessible space. Provided parking spaces on site is 25 with 1 being an accessible space. The property also has a 

shared parking agreement with 4 lots.   

 

The building design is consistent with the Embree 2499 Zoning. 

 

Please do not hesitate to contact me with any questions or comments regarding this application.  

 

Sincerely, 

MCADAMS 

 

 
Brittany Youngblood 

Designer III 

 

cc.  Mr. Joshua Barton, P.E., McAdams  

 Mr. Scott Minnis, McAdams 

Mr. Bryan Brady, Embree Development Group 
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QUEUEING STUDY > DUTCH BROS COFFEE – FLOWER MOUND, TX 

  201 County View Drive, Roanoke, TX 76262 / 940. 240. 1012  creating experiences through experience 

August 23, 2023
 
Matthew Hotelling, PE, PTOE 
Town of Flower Mound 
2121 Cross Timbers Road 
Flower Mound, TX 75028 
 
RE: Dutch Bros Coffee – Flower Mound, Texas– Queueing Study Letter 
 
Dear Mr. Hotelling,  
 
QUEUEING STUDY  
This letter presents the results of a queueing study performed for the proposed Dutch Bros coffee shop, to be located 
south of Sagebrush Drive and west of Long Prairie Road in Flower Mound, Texas. The purpose of this letter is to 
determine if the drive-thru and available on-site stacking proposed is sufficient to accommodate the anticipated traffic 
demand associated with the development.  
 
SITE CHARACTERISTICS  
The proposed development is expected to be a 975 square foot (sq. ft.) drive-thru coffee shop. The proposed Dutch 
Bros coffee shop has two (2) drive-thru lanes with enough stacking to accommodate a maximum queue of 18 vehicles 
before impacts to on-site circulation or spillback is expected to occur.  
 
DATA COLLECTION 
Development traffic was estimated based on daily transaction data provided by the client as well as utilization of the 
typical time of day distribution for a Drive-Thru Coffee Shop published by the Institute of Transportation Engineers 
(ITE). The average Dutch Bros Coffee shop experiences 580 to 600 transactions throughout the day and are typically 
open from 5:00 AM to 11:00 PM (18-hours). ITE publishes hourly time of day distributions for uses based on Land Use 
Codes (LUC) and aggregated collected data. The data for a Coffee Shop with Drive-Thru Window (LUC 937) is based on 
24-hours of operation. To provide for a conservative analysis, this hourly distribution was modified to fit the typical 
18-hours of operation and 600 daily transactions expected for the proposed Dutch Bros Coffee Shop for a typical day 
of operations. A copy of this data and the calculations are provided in the attachments and is summarized in Table 1, 
on the following page.  
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 QUEUEING STUDY > DUTCH BROS COFFEE – FLOWER MOUND, TX 

creating experiences through experience          2 of 3 

TABLE 1: TRANSACTION DATA SUMMARY 

Time Period Expected Transactions  

5:00 AM – 6:00 AM 46 

6:00 AM – 7:00 AM 58 

7:00 AM – 8:00 AM 62 

8:00 AM – 9:00 AM 62 

9:00 AM – 10:00 AM 49 

10:00 AM – 11:00 AM 45 

11:00 AM – 12:00 PM 43 

12:00 PM – 1:00 PM 35 

1:00 PM – 2:00 PM 37 

2:00 PM – 3:00 PM 33 

3:00 PM – 4:00 PM 34 

4:00 PM – 5:00 PM 27 

5:00 PM – 6:00 PM 19 

6:00 PM – 7:00 PM 18 

7:00 PM – 8:00 PM 13 

8:00 PM – 9:00 PM 10 

9:00 PM – 10:00 PM 7 

10:00 PM – 11:00 PM 3 

 
Based on the ITE hourly distribution for a drive-thru coffee shop, it can be expected that the peak hour of operation 
for the proposed Dutch Bros Coffee can be expected to occur during the morning period from 7:00 AM – 9:00 AM with 
a maximum of 62 transactions per hour expected during this time. The 8-hour period from 8:00 AM – 5:00 PM, which 
reflects a typical workday, shows that an average of 41 transactions of hour can be expected throughout the middle 
of the day. These two values were assumed to provide for conservative analysis of the peak period (62 transactions 
per hour) and average daily (41 transactions per hour) of the proposed drive-thru coffee shop. 
 
QUEUEING ANALYSIS  

A queueing analysis was performed based on the transaction data provided and assumptions of steady-state 
performance of Queueing Theory applied during the peak hour of operation. The M/M/1 and M/M/S system models 
were utilized to provide an estimate of drive-thru operations with both a single cashier, and multiple cashiers servicing 
the drive-thru line. It should be noted that the site is expected to have two (2) drive-thru lanes and orders are expected 
to be placed with outside attendees approaching customers in line and not at a fixed ordering location as with typical 
drive-thru restaurants. Because of this, it is assumed that multiple cashiers are available to process orders during peak 
demand periods and that processing of orders is quicker due to payment being handled prior to the order pickup 
window. An average traffic rate of 41 vehicles per hour and a maximum of 62 vehicles per hour was used in this 
analysis to model that of a typical hour of operations and of the morning peak hour. The service rate of the drive-thru 
cashier was assumed to be 1 customer every 60 seconds. A summary of this analysis is provided in Table 2. Refer to 
the attachments for the detailed queueing analysis calculations. 
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Land Use Code
Land Use

Setting
Time Period
# Data Sites

Time Total Entering Exiting
12:00 - 1:00 AM 0.1% 0.1% 0.1%

1:00 - 2:00 AM 0.1% 0.1% 0.1%
2:00 - 3:00 AM 0.0% 0.0% 0.1%
3:00 - 4:00 AM 0.3% 0.4% 0.1%
4:00 - 5:00 AM 1.7% 1.9% 1.5%
5:00 - 6:00 AM 7.5% 8.2% 6.8%
6:00 - 7:00 AM 9.5% 10.0% 8.9%
7:00 - 8:00 AM 10.0% 10.3% 9.8%
8:00 - 9:00 AM 10.0% 10.0% 10.1%

9:00 - 10:00 AM 8.1% 7.7% 8.5%
10:00 - 11:00 AM 7.4% 7.2% 7.6%
11:00 - 12:00 PM 6.9% 6.7% 7.2%

12:00 - 1:00 PM 5.8% 5.4% 6.1%
1:00 - 2:00 PM 6.0% 6.3% 5.7%
2:00 - 3:00 PM 5.4% 5.2% 5.6%
3:00 - 4:00 PM 5.5% 5.7% 5.3%
4:00 - 5:00 PM 4.4% 4.6% 4.2%
5:00 - 6:00 PM 3.0% 2.7% 3.4%
6:00 - 7:00 PM 2.9% 2.7% 3.0%
7:00 - 8:00 PM 2.1% 2.1% 2.2%
8:00 - 9:00 PM 1.6% 1.2% 1.9%

9:00 - 10:00 PM 1.2% 1.2% 1.2%
10:00 - 11:00 PM 0.5% 0.4% 0.6%
11:00 - 12:00 AM 0.0% 0.0% 0.1%

General Urban/Suburban

AVERAGE
41

TRANSACTIONS

Hourly Distribution of Entering and Exiting Vehicle Trips by Land Use
Source: ITE Trip Generation Manual , 11th Edition

937
Coffee/Donut Shop with Drive-Through Window

Weekday
1

% of 24-Hour Vehicle Trips
Daily Transactions

Open

5.63%

% of 18-Hour 
Vehicle Trips

7.67%
9.68%

10.28%
10.28%
8.24%
7.57%
7.10%
5.89%
6.11%
5.51%

0.51%

Total # of Trips

46
58
62
62
49
45
43
35

4.49%
3.12%
2.93%
2.20%
1.59%
1.21%

10
7
3

37
33
34
27
19
18

18:00
11:00:00 PM
5:00:00 AM

600

13

Close
Hours of Operation
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Symbol Value Unit

41 Vehicles Per Hour

λ
0.68 Vehicles Per Minute

ⴎ
1.00 Vehicles Per Minute

ρ
0.68

W
3.13 Minutes

2.13 Minutes

L
2.13 Vehicles

1.45 Vehicles

32.0% %

0.0% %

Symbol Value Unit

S
2 Servers

62 Vehicles Per Hour

λ
1.03 Vehicles Per Minute

ⴎ
1.00 Vehicles Per Minute

ρ
0.52

τ
1.03

C
35% %

W
1.37 Minutes

0.37 Minutes

L
1.41 Vehicles

0.38 Vehicles

31.9% %

0.0% %

M/M/1 Queueing Analysis Summary Table - Dutch Bros Coffee
Variable Calculation Equations

Peak Flow (Veh/Hour) Given

Arrival Rate

Service Rate Given

Utilization Rate

Average number of Vehicles in the station

Average number of Vehicles waiting in the queue

Average Waiting time for each vehicle in queue plus time being served

Average Waiting time for each vehicle in queue

Variable
Equations

M/M/S Queueing Analysis Summary Table - Dutch Bros Coffee

Calculation

Average Waiting time for each vehicle in queue

Peak Flow (Veh/Hour)

Arrival Rate

Number of Servers

Traffic Intensity Ratio

Given

Probability of 0 vehicles in Queue

Probability of 18 Vehicles in Queue

Given

Average number of Vehicles in the station

Average number of Vehicles waiting in the queue

Service Rate

Utilization Rate

Average Waiting time for each vehicle in queue plus time being served

Probability of Queueing on Arrival

Given

Probability of 18 Vehicles in Queue

Probability of 0 vehicles in Queue

𝑊௤

𝐿௤

𝑃଴

𝑃ଵ଼

𝜌{𝑛}  =  𝜌{0}𝜌௡

𝜌 0 = 1 −  𝜌

𝑊 =
ଵ

ⴎ ି ఒ 
= 𝑊௤ +

ଵ

ⴎ 
=

௅

ఒ 

𝑊௤ =
ఘ

ⴎ ି ఒ 
=

௅೜

ఒ 

𝐿 =
ఒ

ⴎ ି ఒ 
= 𝐿௤ + ρ

𝐿௤ =
𝜌𝜆

ⴎ −  𝜆 

W =
ଵ

ଵ.଴଴ି଴.଺଼ 

𝑊௤ =
1.45

0.68

L =
଴.଺଼

ଵ.଴଴ି଴.଺଼ 

λ =
ସଵ

 ଺଴ 

ρ =
଴.଺଼

 ଵ.଴଴ 

𝐿௤ = 2.13 − 0.68

𝑃଴ =1 - 0.68

𝑃ଵସ = .32 * 0.68ଵ଼

𝑊௤

𝐿௤

𝑃଴

𝑃ଵ଼

𝑊 =
𝐿

𝜆 

𝑊௤ =
௅೜

ఒ 

λ =
଺ଶ

 ଺଴ 

ρ =
ଵ.଴ଷ

ଵ.଴଴∗ଶ 

𝑃ଵସ = 0.2296 * 
1.04భఴ

ଶ!∗ 1.5భఴషమ

τ = ఒ

ⴎ  

τ = ଵ.଴ଷ

ଵ.଴଴  

𝑃௡ = 𝑃଴ * τ೙

ௌ! ∗ S೙షೄ

𝐿 =  𝐿௤ + τ  

L = 1.74 + 1.03 

C =  ଴.ଶଷଵ∗ 1.03మ 
ଶ !∗(ଵି଴.଺ଽ)

C =  ௉బ ∗ τೄ 
ௌ !∗(ଵି ρ)

𝐿௤  =
଴.଻଼ ∗ 0.69
 ଵ ି 0.69 

𝐿௤  =
஼ ∗ ρ

 ଵ ି ρ 

W = ଶ.଻଻

ଵ.଴ଷ  

𝑊௤ =
ଵ.଻ସ

ଵ.଴ଷ 

𝑃଴ = [( ∑
1.03೙

௡!
ଵ
௡ୀ଴ )+ 1.03మ

ଶ! ∗(ଵି0.52)
]ିଵ

𝑃଴ = [( ∑
τ೙

௡!
௦ିଵ
௡ୀ଴ )+ τೞ

ௌ! ∗(ଵିρ)
]ିଵ
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TOWN OF FLOWER MOUND
LANDSCAPE REQUIREMENT COMPLIANCE

DUTCH BROS FLOWER MOUND

25 ft.

STREET BUFFER WIDTH

REQUIREDSTANDARD

Long Prairie Rd. 

PROVIDED

25 ft.

STREET YARD LANDSCAPING
STANDARD

street yardMin. 20% of street yard
39,240 s.f. of

REQUIRED

14,357 s.f. of

PROVIDED

street yard

TOTAL STREET YARD
(SQUARE FEET)

71,783 s.f. of 
shared street yard

STANDARD REQUIREDPROVIDED TOTAL STREET YARD
(SQUARE FEET)

71,783 s.f. of Between 10,000 and 110,000 s.f.=10 + 1 tree 
for every 2,500 s.f. after 10,000 s.f. shared street yard

STREET YARD TREES

# OF PARK. SPACES
90 s.f. per 12 spaces 212 Shared Parking Spaces

PARKING AREA LANDSCAPING

1,590 s.f.
STANDARD REQUIRED PROVIDED

32,650 s.f.

1 tree per 10 parking spaces 3 trees (3" cal.) 4 canopy trees +
3 ornamental trees

35  Trees (3" cal.)Total

25 shared
Parking Spaces

PROVIDED

30 New, 5 Existing
Lot 1 (Whataburger)
Lot 2 (Slim Chickens)
Lot 3 (Dutch Bros)

9 trees (3" cal.)
12 trees (3" cal.)
14 trees (3" cal.)

STREET FRONTAGE
(LINEAR FEET)

499.94 l.f. of shared buffer

STANDARD

1 per 30 l.f.

REQUIREDPROVIDED

STREET BUFFER TREES

17  trees (3" cal.)Total

PROVIDED

19 trees (3" cal.)
Lot 1 (Whataburger)
Lot 2 (Slim Chickens)
Lot 3 (Dutch Bros)

7 trees (3" cal.)
6 trees (3" cal.)
6 trees (3" cal.)
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A7.0

4
A7.0

4
A7.0

5
A7.0

1
A7.0

2
A7.0

3
A7.0

1
A7.0

2
A7.0

3
A7.0

T.O. SLAB
+0'-0"

SERVICE
WINDOW SILL +2'-10"

B.O. AWNING/
FIN. CANOPY
+10'-6"

T.O. PARAPET 2
+20'-10 1/2"

STOREFRONT SILL
+3'-2"

DRIVE AISLE
-0'-6"

T.O. ROOF
+26'-11 3/4"

T.O. SLAB
+0'-0"

SERVICE
WINDOW SILL +2'-10"

B.O. AWNING/
FIN. CANOPY
+10'-6"

T.O. PARAPET 2
+20'-10 1/2"

T.O. PARAPET 1
+12'-10-1/2"

STOREFRONT SILL
+3'-2"

DRIVE AISLE
-0'-6"

T.O. ROOF
+26'-11 3/4"

T.O. SLAB
+0'-0"

SERVICE
WINDOW SILL +2'-10"

B.O. AWNING/
FIN. CANOPY
+10'-6"

T.O. PARAPET 2
+20'-10 1/2"

T.O. PARAPET 1
+12'-10-1/2"

STOREFRONT SILL
+3'-2"

DRIVE AISLE
-0'-6"

T.O. ROOF
+26'-11 3/4"

T.O. SLAB
+0'-0"

SERVICE
WINDOW SILL +2'-10"

B.O. AWNING/
FIN. CANOPY
+10'-6"

T.O. PARAPET 2
+20'-10 1/2"

T.O. PARAPET 1
+12'-10-1/2"

STOREFRONT SILL
+3'-2"

DRIVE AISLE
-0'-6"

T.O. ROOF
+26'-11 3/4"

EQ21

XXXX

PROPOSED
ELECTRICAL GEAR

LOCATION
(FINAL DIMENSIONS TBD)

6" STEEL PIPE BOLLARD
W/ PLASTIC SLEEVE

SIDING SYSTEM
2A

SIDING SYSTEM
3

SIDING SYSTEM
1A

PRE-FINISHED PARAPET
CAP FLASHING,
COLOR TO MATCH
1B

PRE-FAB.
METAL AWNING,

BY OTHERS

PRE-FAB.
METAL AWNING,
BY OTHERS

6" STEEL PIPE BOLLARD
W/ PLASTIC SLEEVE

DOWNSPOUTS TO
STORM DRAIN OR
TRENCH DRAIN & DAYLIGHT
TO NEAREST LANDSCAPE

AWNING DOWNSPOUT,
DAYLIGHT TO DRIVE AISLE

AWNING DOWNSPOUT,
DAYLIGHT TO DRIVE AISLE

EXTERIOR DOORS,
PAINTED PER PLAN

PRE-FAB.
METAL AWNING,

BY OTHERS

LIGHTED SIGN,
INSTALLED BY SIGN CONTRACTOR,

COORD. W/ ELECTRICAL J-BOX
AND BLOCKING REQUIREMENTS

CANOPY
SOFFIT
5

CANOPY
COLUMNS

6

CANOPY FASCIA
4

LIGHTED SIGN,
INSTALLED BY SIGN CONTRACTOR,
COORD. W/ ELECTRICAL J-BOX
AND BLOCKING REQUIREMENTS

CANOPY FASCIA
4

LIGHTED SIGN, INSTALLED
BY SIGN CONTRACTOR,
COORD. W/ ELECTRICAL
J-BOX AND BLOCKING
REQUIREMENTS

SIDING SYSTEM
2A

PRE-FINISHED PARAPET
CAP FLASHING,

COLOR TO MATCH
1B

SIDING SYSTEM
1A

LIGHTED SIGN, INSTALLED
BY SIGN CONTRACTOR,
COORD. W/ ELECTRICAL
J-BOX AND BLOCKING
REQUIREMENTS

SIDING SYSTEM
2A

LIGHTED SIGN, INSTALLED
BY SIGN CONTRACTOR,

COORD. W/ ELECTRICAL
J-BOX AND BLOCKING

REQUIREMENTS

PRE-FAB.
METAL AWNING,
BY OTHERS

SIDING SYSTEM
1A

ROOF OVERFLOW
DOWNSPOUTS

PRE-FINISHED PARAPET
CAP FLASHING,

COLOR TO MATCH
1A

SIDING SYSTEM
1A

SIDING SYSTEM
3

SIDING SYSTEM
3

DOWNSPOUTS TO
STORM DRAIN OR

TRENCH DRAIN & DAYLIGHT
TO NEAREST LANDSCAPE

DOWNSPOUTS TO
STORM DRAIN OR
TRENCH DRAIN & DAYLIGHT
TO NEAREST LANDSCAPE

STAINLESS STEEL
SERVICE TRAY

6" STEEL PIPE BOLLARD
W/ PLASTIC SLEEVES

LED MENU BOARD
EQ21

PRE-FAB.
METAL AWNINGS,
BY OTHERS

ROOF
OVERFLOW

DOWNSPOUT

AWNING DOWNSPOUT,
DAYLIGHT TO DRIVE AISLE

PRE-FAB.
METAL AWNING,

BY OTHERS

SIDING SYSTEM
2

PRE-FINISHED PARAPET
CAP FLASHING,
COLOR TO MATCH
1B

PRE-FINISHED PARAPET
CAP FLASHING,
COLOR TO MATCH
1A

PRE-FINISHED PARAPET
CAP FLASHING,

COLOR TO MATCH
1B

CANOPY FASCIA
4

L4 LIGHT FIXTURE,
8'-0" B.O. FIXTURES

LIGHTED SIGN,
INSTALLED BY SIGN CONTRACTOR,

COORD. W/ ELECTRICAL J-BOX
AND BLOCKING REQUIREMENTS

ADDRESS NUMBERS,
PROVIDED BY SIGN VENDOR;.
COORD. W/ AHJ REQUIREMENTS.
PROVIDE HIGH CONTRAST
W/ BACKGROUND

CANOPY SOFFIT
5

CANOPY COLUMNS
6

EXTERIOR DOOR,
PAINTED PER PLAN

WALL HYDRANT
P-15

DOWNSPOUTS TO
STORM DRAIN OR

TRENCH DRAIN & DAYLIGHT
TO NEAREST LANDSCAPE

WP RECEPTACLE

LIGHT FIXTURE
8'-0" B.O. FIXTURE

L6

CANOPY
SOFFIT

5

CANOPY
COLUMNS
6

KNOXBOX
AT 72" A.F.F.

EQ21B

EQ21

EQ21B

EQ21EQ21

EQ21A

EQ21A

IT-18
VERIFY FINAL LOCATION

W/ LOW VOLTAGE VENDOR

SIDING
SYSTEM
   1A

PRE-FINISHED PARAPET
CAP FLASHING,
COLOR TO MATCH
1B

MECHANICAL
UNITS
SCREENED
BY PARAPET

SIDING
SYSTEM

   1A

PRE-FINISHED
PARAPET CAP

FLASHING,
COLOR TO

MATCH    1B

PRE-FAB. METAL AWNING, BY OTHERS;
DOWNSPOUTS TO STORM DRAIN

OR TRENCH DRAIN & DAYLIGHT
TO DRIVE AISLE

MECHANICAL
UNITS

SCREENED
BY PARAPET

6
12

6
126

12

6
12

METAL PANEL
2C

METAL PANEL
   2C

SIDING SYSTEM
2B

SIDING SYSTEM
2B

SIDING SYSTEM
2B

SIDING SYSTEM
2B

METAL PANEL
2C

SIDING SYSTEM
2B

SIDING SYSTEM
2B

SIDING SYSTEM
3

EXTERIOR FINISH SCHEDULE - ALTERNATE w/ CANOPY

ID TAG MATERIAL MANUFACTURER MODEL REMARKS

ZONE 1 (BODY)

1A STUCCO DRYVIT

CCP-2 SYSTEM, SANDPEBBLE FINE

E FINISH; REVEALS AS SHOWN

COLOR: UNIVERSAL KHAKI

(SW6150)

1B METAL CAP COLOR: BLDG DB BLUE

ZONE 2 (TOWER)

2A BRICK VENEER ACME THINBRIK MOCHA BROWN ANTIQUE
RUNNING BOND (KING)

2B BRICK VENEER ACME THINKBRIK ASHWOOD SOLDIER COURSE

2C METAL PANEL BERRIDGE ZINC GRAY STANDING SEAM

ZONE 3 (BASE)

3

STONE

VENEER

ELDORADO STONE AUSTIN WHITE COLOR: PER MFR.

STONE SILL ELDORADO STONE SNAPPED EDGE WAINSCOT SILL COLOR: PEWTER

ZONE 4 (FRAMED CANOPY)

4 FASCIA

WESTERN STATES

METAL ROOFING

T-GROOVE, 10"

3 SIDES;  COLOR: BLDG DB

DARK GRAY

5 SOFFIT HEWN ELEMENTS

NATURAL NORTHWESTERN

SPRUCE

1x8, T&G, 1/8" REVEAL

6 COLUMNS ELDORADO STONE AUSTIN WHITE COLOR: PER MFR.

NOTE: GC TO PROVIDE 3"x2" SMOOTH DOWNSPOUTS, AND ALL NECESSARY ADAPTORS, AT AWNING AND CANOPY LOCATIONS;

COLOR: BLDG DB DARK GRAY

A6.0

BUILDING ELEVATIONS

SHEET NAME:

SHEET NUMBER:

2022 DB Franchising USA, LLC

DESCRIPTION:DATE:REV:

ISSUED FOR
REVIEW:
06.07.2022

c

CDG PROJECT NUMBER:
202008-339

Steven D. Pratt, AIA,
NCARB

This/These documents are
not for regulatory approval,
permitting, or construction.

MAY 23, 2022
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PLANNING & ZONING 

COMMISSION  
AGENDA J.2. 

NON-DISCRETIONARY ITEM(S) 

  

 
DATE: October 9, 2023 
FROM: Poornima Kashyap, Principal Planner 
ITEM: Consider a Site Plan (SP23-0007 – Slim Chickens, Embree 2499) to develop a fast 

food restaurant with a drive through window. The property is generally located south 
of Sagebrush Road and west of Long Prairie Road.  

 
BACKGROUND:   
 
I.  ITEM SUMMARY   
 
This application has been reviewed by DRC and determined to be ready for consideration by the 
Planning and Zoning Commission.   
  
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 approximately 2,835 square-
foot fast food restaurant with a drive through window to be located on Lot 2, Block A of Embree FM 
2499 Addition. The property is zoned Planned Development District-186 (PD-186) for Retail District-2 
(R-2) uses. The existing zoning allows a drive through restaurant use by right. The lot is 1.401 acres 
and is developed with a residence. 
  
A record plat (RC23-0001) for Embree 2499 Addition consisting of five non-residential lots was 
approved administratively on October 4, 2023. As a part of the plat infrastructure, certain 
improvements such as curb cuts, fire lanes, turn lane, and retention ponds necessary for this 
development is planned to be completed. In addition to this, trees located within the landscape buffer 
along Long Prairie Road and a six-foot masonry wall along the northern property line must be 
installed prior to subdivision acceptance.  
  
Access to the site is from Long Prairie Road with mutual access easements connecting this site to 
properties to the north and south. The parking for the proposed use is calculated at the ratio of one 
space for every 75 square feet of the facility. Based on this requirement, the proposed use would 
require 45 parking spaces. The site plan depicts 33 on-site parking spaces. As required by PD-186, 
the applicant has provided an executed copy of the irrevocable shared parking agreement that allows 
the lots within this subdivision to share parking spaces.  
  
The site plan depicts two queuing lanes that can accommodate 13 vehicles plus stacking spaces 
after the drive thru-window to allow vehicles to pull clear of the transaction area prior to re-entering 
the normal flow of traffic. The restaurant use requires a minimum of five stacking spaces, however 
the Town’s Parking ordinance requires any establishment with a drive-thru facility to provide a 
queuing and stacking analysis to determine whether a specific business's expected customer traffic 
will require additional stacking spaces. Based on the queuing analysis performed for this business, 
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the currently proposed site plan with 13 stacking spaces is expected to sufficiently accommodate the 
projected queues. Therefore, queuing is not anticipated to be an issue at this location. 
  
The landscape plan depicts required street buffer, street yard, and parking lot trees that are in 
conformance with the Town’s landscaping requirements. There is also an amenity area comprised of 
a decomposed crushed granite trail, picnic tables, and pedestrian benches provided on this lot for 
use by employees and patrons of restaurant and office uses. 
  
The proposed elevation utilizes a combination of brick, stone, and stucco and is consistent with the 
approved concept elevations for PD-186. 
  
BOARD REVIEW/CITIZEN FEEDBACK: N/A 
  
ALTERNATIVES: N/A 
  
FISCAL IMPACT: N/A  
  
LEGAL REVIEW: N/A  
  
ATTACHMENTS: 
1. Zoning & Aerial Map 
2. Letter of Intent 
3. Irrevoccable Shared Parking Agreement 
4. Queueing & Stacking Analysis 
5. Site Plan Package 
  
DRAFT MOTION: Move to approve as presented in the agenda caption. 
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 LETTER OF INTENT > EMB 2021310314 SLIM CHICKENS - RETAIL 

  111 Hillside Drive, Lewisville, TX 75057 / 972. 436. 9712 creating experiences through experience 

October 2, 2023 

 

Mrs. Lexin Murphy, AICP 

Planning Director 

Town of Flower Mound 

2121 Cross Timbers Road 

Flower Mound, TX 75028 

 

RE:  Slim Chickens – Retail Site, Site Plan Application 

  

Please accept this letter, on behalf of Embree Development Group, as an explanation of the proposed site plan 

application.  The property is platted Lot 2, Block A, of the proposed Embree FM 2499 Record Plat, and is located at the 

southwest corner of FM 2499 and Lakeside Sagebrush Drive.   

 

This site plan is for a one-story retail building of ~2,835 SF.  Required parking spaces for this building is 45 with 2 being 

accessible. The required parking number also accounts for the 500 SF of outdoor seating. The property is planned to 

have an off-site irrevocable shared parking agreement that will allow Slim Chickens to utilize parking on adjacent lots 

to meet the minimum parking requirements, more specifically with the Dutch Bros property as this lot has adequate 

parking spaces to accommodate overflow parking from Slim Chickens. 

 

The building design is consistent with the Embree 2499 Zoning. 

 

Please do not hesitate to contact me with any questions or comments regarding this application.  

 

Sincerely, 

MCADAMS 

 
Brittany Youngblood 

Designer III 

 

cc.  Mr. Joshua Barton, P.E., McAdams  

 Mr. Scott Minnis, McAdams 

Mr. Bryan Brady, Embree Development Group 
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QUEUEING STUDY > SLIM CHICKENS – FLOWER MOUND, TX 

  201 County View Drive, Roanoke, TX 76262 / 940. 240. 1012  creating experiences through experience 

July 28, 2023 
 
Matthew Hotelling, PE, PTOE 
Town of Flower Mound 
2121 Cross Timbers Road 
Flower Mound, TX 75028 
 
RE: Slim Chickens – Flower Mound, Texas– Queueing Study Letter 
 
Dear Mr. Hotelling,  
 
QUEUEING STUDY  
This letter presents the results of a queueing study performed for the proposed Slim Chickens fast-food restaurant, to 
be located south of Sagebrush Drive and west of Long Prairie Road in Flower Mound, Texas. The purpose of this letter 
is to determine if the drive-thru and available on-site stacking proposed is sufficient to accommodate the anticipated 
traffic demand associated with the development.  
 
SITE CHARACTERISTICS  
The proposed development is expected to be a 2,835 square foot (sq. ft.) fast-food restaurant with a drive-thru 
window and a 500 sq. ft. attached outdoor seating area. The proposed Slim Chickens restaurant has two (2) drive-thru 
lanes with enough stacking to accommodate a maximum queue of 13 vehicles before impacts to on-site circulation or 
spillback is expected to occur.  
 
DATA COLLECTION 
Development traffic was estimated based on transaction data provided by the client at a similar Slim Chickens 
restaurant location for a typical day of operations. A copy of this transaction data is provided in the attachments and 
is summarized below in Table 1. 
 

TABLE 1: TRANSACTION DATA SUMMARY 

Time Period Average Transactions Observed 

10:30 AM – 11:00 PM 5 

10:00 AM – 11:00 AM 27 

11:00 AM – 12:00 PM 50 

12:00 PM – 1:00 PM 26 

1:00 PM – 2:00 PM 17 

2:00 PM – 3:00 PM 15 

3:00 PM – 4:00 PM 9 

4:00 PM – 5:00 PM 15 

5:00 PM – 6:00 PM 17 

6:00 PM – 7:00 PM 27 

7:00 PM – 8:00 PM 24 

8:00 PM – 9:00 PM 16 

9:00 PM – 10:00 PM 13 

 
Based on the transaction data provided, it was determined that the peak hour of operation for Slim Chickens typically 
occurs during the midday period from 11:00 AM – 12:00 PM with 50 transactions recorded during this period. The 
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 QUEUEING STUDY > SLIM CHICKENS – FLOWER MOUND, TX 

creating experiences through experience          2 of 3 

three-hour period around this peak hour (from 10:00 AM – 1:00 PM) records an average of 34 transactions per hour 
which was assumed to provide for conservative analysis of non-peak period operations throughout the day.   
 
QUEUEING ANALYSIS  

A queueing analysis was performed based on the transaction data provided and assumptions of steady-state 
performance of Queueing Theory applied during the peak hour of operation. The M/M/1 and M/M/S system models 
were utilized to provide an estimate of drive-thru operations with both a single cashier, and multiple cashiers servicing 
the drive-thru line. It should be noted that the site is expected to have two (2) drive-thru lanes each with their own 
ordering window to accommodate multiple cashiers processing orders during peak demand periods. An average traffic 
rate of 34 vehicles per hour and a maximum of 50 vehicles per hour was used in this analysis to model that of a typical 
hour of operations and of the midday peak hour. The service rate of the drive-thru cashier was assumed to be 1 
customer every 1 minute and 15 seconds. A summary of this analysis is provided in Table 2. Refer to the attachments 
for the detailed queueing analysis calculations. 
 

TABLE 2: QUEUEING ANALYSIS SUMMARY 

Variable Unit 
Average 
(M/M/1) 

Max 
(M/M/S) 

Number of Servers Servers 1 2 

Peak Flow  Vehicles / Hour 34 50 

Arrival Rate Vehicles / Minute 0.57 0.83 

Service Rate Vehicles / Minute 0.80 0.8 

Utilization Rate n/a 0.71 0.52 

Avg Wait + Service Time Minutes 4.35 1.72 

Avg Wait Time Minutes 3.10 0.47 

Avg # of Vehicles In Station Vehicles 2.48 1.43 

Avg # of Vehicles Waiting In Queue Vehicles 1.77 0.39 

Probability of 0 Vehicles in Queue (Idle) % 28.8% 31.6% 

Probability of >13 Vehicles in Queue (Max) % 0.4% 0.0% 

 
Based on the analysis results of the M/M/1 system model, the average peak vehicle queue of the non-peak period 
was found to be 2.48 vehicles with an average peak wait time of 4.35 minutes total with one (1) cashier working. The 
probability of the drive-thru being empty is approximately 28.8% and the probability of the queue exceeding the 
available drive-thru stacking is less than 1%. As space has been provided in the site design to handle a maximum queue 
of 13 vehicles, queueing issues are not expected during the average non-peak period when one (1) cashier is working. 
 
The M/M/S system model was used to analyze the midday peak period where 50 transactions per hour can be 
expected. This system was used as the M/M/1 model indicated that a single cashier would be insufficient to handle 
that much drive-thru traffic. Assuming two (2) cashiers during the midday peak period, the average vehicle queue was 
found to be 1.43 vehicles with an average peak wait time of 1.72 minutes total. The probability of the drive-thru being 
empty is approximately 31.6% and the probability of the queue exceeding the available drive-thru stacking is less than 
1%. As space has been provided in the site design to handle a maximum queue of 13 vehicles, queueing issues are not 
expected during the midday peak period when two (2) cashiers are working. 
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SALES 10:30 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM 10:00 PM 11:00 PM
AVERAGE 70$            378$          700$          364$          238$          210$          126$          210$          238$          378$          336$          224$          182$          -$           

CAR COUNT 10:30 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM 10:00 PM 11:00 PM
AVERAGE 5                27              50              26              17              15              9                15              17              27              24              16              13              -             
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Symbol Value Unit

34 Vehicles Per Hour

λ
0.57 Vehicles Per Minute

ⴎ
0.80 Vehicles Per Minute

ρ
0.71

W
4.35 Minutes

3.10 Minutes

L
2.48 Vehicles

1.77 Vehicles

28.8% %

0.4% %

Symbol Value Unit

S
2 Servers

50 Vehicles Per Hour

λ
0.83 Vehicles Per Minute

ⴎ
0.80 Vehicles Per Minute

ρ
0.52

τ
1.04

C
36% %

W
1.72 Minutes

0.47 Minutes

L
1.43 Vehicles

0.39 Vehicles

31.6% %

0.0% %

Probability of Queueing on Arrival

Given

Probability of 13 Vehicles in Queue

Probability of 0 vehicles in Queue

Given

Average number of Vehicles in the station

Average number of Vehicles waiting in the queue

Service Rate

Utilization Rate

Average Waiting time for each vehicle in queue plus time being served

Probability of 0 vehicles in Queue

Probability of 13 Vehicles in Queue

Variable
Equations

M/M/S Queueing Analysis Summary Table - Slim Chickens

Calculation

Average Waiting time for each vehicle in queue

Peak Flow (Veh/Hour)

Arrival Rate

Number of Servers

Traffic Intensity Ratio

Given

Average Waiting time for each vehicle in queue plus time being served

Average Waiting time for each vehicle in queue

Average number of Vehicles in the station

Average number of Vehicles waiting in the queue

Arrival Rate

Service Rate Given

Utilization Rate

M/M/1 Queueing Analysis Summary Table - Slim Chickens
Variable Calculation Equations

Peak Flow (Veh/Hour) Given

𝑊௤

𝐿௤

𝑃଴

𝑃ଵଷ

𝜌{𝑛}  =  𝜌{0}𝜌௡

𝜌 0 = 1 −  𝜌

𝑊 =
ଵ

ⴎ ି ఒ 
= 𝑊௤ +

ଵ

ⴎ 
=

௅

ఒ 

𝑊௤ =
ఘ

ⴎ ି ఒ 
=

௅೜

ఒ 

𝐿 =
ఒ

ⴎ ି ఒ 
= 𝐿௤ + ρ

𝐿௤ =
𝜌𝜆

ⴎ −  𝜆 

W =
ଵ

଴.଼଴ି଴.ହ଻ 

𝑊௤ =
1.77

0.57

L =
଴.ହ଻

଴.଼଴ି଴.ହ଻ 

λ =
ଷସ

 ଺଴ 

ρ =
଴.ହ଻

 ଴.଼଴ 

𝐿௤ = 2.48 − 0.71

𝑃଴ =1 - 0.71

𝑃ଵଷ = .0288 * 0.71ଵଷ

𝑊௤

𝐿௤

𝑃଴

𝑃ଵଷ

𝑊 =
𝐿

𝜆 

𝑊௤ =
௅೜

ఒ 

λ =
ହ଴

 ଺଴ 

ρ =
଴.ହ଻

 ଴.଼଴∗ଶ 

𝑃ଵଷ = 0.2296 * 
1.04భయ

ଶ!∗ 1.5భయషమ

τ = ఒ

ⴎ  

τ = ଴.଼ଷ

଴.଼଴  

𝑃௡ = 𝑃଴ * τ೙

ௌ! ∗ S೙షೄ

𝐿 =  𝐿௤ + τ  

L = 1.76 + 1.04 

C =  ଴.ଶଶଽ଺∗ 1.04మ 
ଶ !∗(ଵି଴.଺ଽ)

C =  ௉బ ∗ τೄ 
ௌ !∗(ଵି ρ)

𝐿௤  =
଴.଻ଽ ∗ 0.69
 ଵ ି 0.69 

𝐿௤  =
஼ ∗ ρ

 ଵ ି ρ 

W = ଶ.଼

଴.଼ଷ  

𝑊௤ =
ଵ.଻଺

଴.଼ଷ 

𝑃0 = [( ∑
τ𝑛

𝑛!

𝑠−1
𝑛=0 )+ τ𝑠

𝑆! ∗(1−ρ)
]ିଵ

𝑃0 = [( ∑
1.04𝑛

𝑛!
ଵ
𝑛=0 )+ 1.04మ

ଶ! ∗(1−0.52)
]ିଵ
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TOWN OF FLOWER MOUND
LANDSCAPE REQUIREMENT COMPLIANCE

SLIM CHICKENS FLOWER MOUND

25 ft.

STREET BUFFER WIDTH

REQUIREDSTANDARD

Long Prairie Rd. 

PROVIDED

25 ft.

STREET YARD LANDSCAPING
STANDARD

street yardMin. 20% of street yard
39,240 s.f. of

REQUIRED

14,357 s.f. of

PROVIDED

street yard

TOTAL STREET YARD
(SQUARE FEET)

71,783 s.f. of 
shared street yard

STANDARD REQUIREDPROVIDED TOTAL STREET YARD
(SQUARE FEET)

71,783 s.f. of Between 10,000 and 110,000 s.f.=10 + 1 tree 
for every 2,500 s.f. after 10,000 s.f. shared street yard

STREET YARD TREES

# OF PARK. SPACES
90 s.f. per 12 spaces 212 Shared Parking Spaces

PARKING AREA LANDSCAPING

1,590 s.f.
STANDARD REQUIRED PROVIDED

32,650 s.f.

1 tree per 10 parking spaces 3 trees (3" cal.) 4 canopy trees +
3 ornamental trees

35  Trees (3" cal.)Total

25 shared
Parking Spaces

PROVIDED

30 New, 5 Existing
Lot 1 (Whataburger)
Lot 2 (Slim Chickens)
Lot 3 (Dutch Bros)

9 trees (3" cal.)
12 trees (3" cal.)
14 trees (3" cal.)

STREET FRONTAGE
(LINEAR FEET)

499.94 l.f. of shared buffer

STANDARD

1 per 30 l.f.

REQUIREDPROVIDED

STREET BUFFER TREES

17  trees (3" cal.)Total

PROVIDED

19 trees (3" cal.)
Lot 1 (Whataburger)
Lot 2 (Slim Chickens)
Lot 3 (Dutch Bros)

7 trees (3" cal.)
6 trees (3" cal.)
6 trees (3" cal.)

 L
A

N
D

SC
A

PE
 P

LA
N

EM
B

R
EE

 F
M

-2
49

9 
SL

IM
 C

H
IC

K
EN

S

T

A

S
T

C

NSO
N

I HISTE

C
TE

SA

ET

I
RE
G

OF ET
X

RLDRE
CAANDS EP A

JA
M
ES

ON P. P

228 6

2021310314

L3.00

11
1 

H
ills

id
e 

D
riv

e
Le

w
is

vi
lle

, T
ex

as
 7

50
57

97
2.

 4
36

. 9
71

2

20
1 

C
ou

nt
ry

 V
ie

w
 D

riv
e

R
oa

no
ke

, T
ex

as
 7

62
62

94
0.

 2
40

. 1
01

2
TB

PE
: 1

97
62

  T
BP

LS
: 1

01
94

44
0

w
w

w
.m

ca
da

m
sc

o.
co

m

Th
e 

Jo
hn

 R
. M

cA
da

m
s

C
om

pa
ny

, I
nc

.

Know what'sbelow.
before you dig.Call

Page 41 of 85



 L
A

N
D

SC
A

PE
 D

ET
A

IL
S

EM
B

R
EE

 F
M

-2
49

9 
SL

IM
 C

H
IC

K
EN

S

T

A

S
T

C

NSO
N

I HISTE

C
TE

SA

ET

I
RE
G

OF ET
X

RLDRE
CAANDS EP A

JA
M
ES

ON P. P

228 6

2021310314

L3.01

11
1 

H
ills

id
e 

D
riv

e
Le

w
is

vi
lle

, T
ex

as
 7

50
57

97
2.

 4
36

. 9
71

2

20
1 

C
ou

nt
ry

 V
ie

w
 D

riv
e

R
oa

no
ke

, T
ex

as
 7

62
62

94
0.

 2
40

. 1
01

2
TB

PE
: 1

97
62

  T
BP

LS
: 1

01
94

44
0

w
w

w
.m

ca
da

m
sc

o.
co

m

Th
e 

Jo
hn

 R
. M

cA
da

m
s

C
om

pa
ny

, I
nc

.

™

™

Know what'sbelow.
before you dig.Call

Page 42 of 85



 H
A

R
D

SC
A

PE
 P

LA
N

EM
B

R
EE

 F
M

-2
49

9 
SL

IM
 C

H
IC

K
EN

S

T

A

S
T

C

NSO
N

I HISTE

C
TE

SA

ET

I
RE
G

OF ET
X

RLDRE
CAANDS EP A

JA
M
ES

ON P. P

228 6

2021310314

L2.00

11
1 

H
ills

id
e 

D
riv

e
Le

w
is

vi
lle

, T
ex

as
 7

50
57

97
2.

 4
36

. 9
71

2

20
1 

C
ou

nt
ry

 V
ie

w
 D

riv
e

R
oa

no
ke

, T
ex

as
 7

62
62

94
0.

 2
40

. 1
01

2
TB

PE
: 1

97
62

  T
BP

LS
: 1

01
94

44
0

w
w

w
.m

ca
da

m
sc

o.
co

m

Th
e 

Jo
hn

 R
. M

cA
da

m
s

C
om

pa
ny

, I
nc

.

Know what'sbelow.
before you dig.Call

Page 43 of 85



 H
A

R
D

SC
A

PE
 D

ET
A

IL
S

EM
B

R
EE

 F
M

-2
49

9 
SL

IM
 C

H
IC

K
EN

S

T

A

S
T

C

NSO
N

I HISTE

C
TE

SA

ET

I
RE
G

OF ET
X

RLDRE
CAANDS EP A

JA
M
ES

ON P. P

228 6

2021310314

L2.01

11
1 

H
ills

id
e 

D
riv

e
Le

w
is

vi
lle

, T
ex

as
 7

50
57

97
2.

 4
36

. 9
71

2

20
1 

C
ou

nt
ry

 V
ie

w
 D

riv
e

R
oa

no
ke

, T
ex

as
 7

62
62

94
0.

 2
40

. 1
01

2
TB

PE
: 1

97
62

  T
BP

LS
: 1

01
94

44
0

w
w

w
.m

ca
da

m
sc

o.
co

m

Th
e 

Jo
hn

 R
. M

cA
da

m
s

C
om

pa
ny

, I
nc

.

Know what'sbelow.
before you dig.Call

Page 44 of 85



19
'-7

"

4 2 1

STUCCO P-4
BR-1 FIBER CEMENT BOARD

TRIM             TYPP-1

CONTINUOUS ALUMINUM
SNOW GUARD

R-PANEL METAL
ROOF

RIDGE CAP

STUCCO P-4

METAL AWNING
REF 10-A5.1

MT-2
MT-2

MT-1

MT-1

FINISH FLOOR
EL. 100'-0"

GUARDRAIL
REF 9-A5.3

EXTERIOR LIGHT
FIXTURE RE: ELEC

MT-2

MT-2

T.O. FRAMING
EL. 119'-11 1/2"

T.O. FRAMING
EL. 121'-11 1/2"

T.O. FRAMING
EL. 119'-11 1/2"

T.O. FRAMING
EL. 121'-11 1/2"

ROOF LINE
BEYOND

TRUSS PAINT P-4

EXTERIOR LIGHT
FIXTURE RE: ELEC

PRE-FINISHED
LIGHT STRING
POSTS, TYP

ELECTRICAL DISCONNECT AND
SERVICE METER. PAINT P-4

0.5

MT-1

T.O. SILL
EL. 110'-0"

R-PANEL METAL
ROOF AND FASCIA

T.O. MASONRY
EL. 103'-0"

STUCCO P-4

CONTINUOUS
ALUMINUM
SNOW GUARD

5" SQUARE ALUMINUM
GUTTER & 4" SQUARE
DOWNSPOUTS TYP.

5" SQUARE ALUMINUM
GUTTER & 4" SQUARE
DOWNSPOUTS TYP

BRICK -
RUNNING BOND

R-PANEL METAL
ROOF MT-1

METAL AWNING
REF  9-A5.1 MT-1

4

15'-2"

4'-11"

21'-10"

16
'-2

"

15
'-8

"

2'-8" 2'-8"
6'-0"EQ EQ6'-0" EQEQ

19
'-2

"

STONE
VENEER

ST-1 STONE
VENEER

ST-1
BR-1BRICK -

RUNNING BOND

STONE
VENEER

ST-1

T.O. FRAMING
EL. 126'-0"

12"
6"

BRICK SOLDIER
COURSE BR-1

B
A

GUARDRAIL  REF 9-A5.3

R-PANEL METAL
ROOF

REF 6-A5.1

12"
6"

FINISH FLOOR
EL. 100'-0"

STONE VENEER ST-1 BRICK - RUNNING
BOND BR-1

ROOF LINE
BEYONDMT-2

MT-2

MT-2 CD-1
T.O. FRAMING
EL. 121'-11 1/2"

T.O. FRAMING
EL. 119'-11 1/2"

T.O. FRAMING
EL. 119'-11 1/2"

T.O. FRAMING
EL. 121'-11 1/2"

STUCCO P-4

MT-1

STUCCO P-4

T.O. MASONRY
EL. 103'-0"

5" SQUARE ALUMINUM
GUTTER & 4" SQUARE
DOWNSPOUTS TYP.

R-PANEL METAL
ROOF MT-1

R-PANEL METAL
ROOF MT-1

10
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T.O. FRAMING
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T.O. FRAMING
EL. 126'-0"

BRICK SOLDIER
COURSE BR-1

BRICK SOLDIER
COURSE BR-1

19'-3"25'-11 1/2"13'-4"21'-10"3'-7 1/4"

4'
-1

0 
3/

4"

3'
-4

 3
/4

"

5'-3 3/4"15'-0 1/2"

36'-9 1/2"7'-0 5/8"

SCALE:

NORTH ELEVATION - RIGHT
3 1/4" = 1'-0"

SCALE:

EAST  ELEVATION - FRONT
1 1/4" = 1'-0"
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ELEVATIONS

KCK

KTE

SHEET:

DRAWN BY:

CHECKED BY:

ISSUE BLOCK

DOCUMENT DATE:

P CYCLE:

JO
B 

NU
MB

ER
: 

DA
TE

:

TH
IS

 D
R

AW
IN

G
 W

AS
 P

R
EP

AR
ED

 F
O

R
 U

SE
 O

N
A 

SP
EC

IF
IC

 S
IT

E 
AT

 F
LO

W
ER

 M
O

U
N

D
, T

X.
C

O
N

TE
M

PO
R

AN
EO

U
SL

Y 
W

IT
H

 IT
S 

IS
SU

E
D

AT
E 

O
N

 0
3/

21
/2

02
3,

 A
N

D
 IT

 IS
 N

O
T 

SU
IT

AB
LE

FO
R

 U
SE

 O
N

 A
 D

IF
FE

R
EN

T 
PR

O
JE

C
T 

SI
TE

 O
R

AT
 A

 L
AT

ER
 T

IM
E.

 U
SE

 O
F 

TH
IS

 D
R

AW
IN

G
FO

R
 R

EF
ER

EN
C

E 
O

R
 E

XA
M

PL
E 

O
N

 A
N

O
TH

ER
PR

O
JE

C
T 

R
EQ

U
IR

ES
 T

H
E 

SE
R

VI
C

ES
 O

F
PR

O
PE

R
LY

 L
IC

EN
SE

D
 A

R
C

H
IT

EC
TS

 A
N

D
EN

G
IN

EE
R

S.
 R

EP
R

O
D

U
C

TI
O

N
 O

F 
TH

IS
D

R
AW

IN
G

 F
O

R
 R

EU
SE

 O
N

 A
N

O
TH

ER
PR

O
JE

C
T 

IS
 N

O
T 

AU
TH

O
R

IZ
ED

 A
N

D
 M

AY
 B

E
C

O
N

TR
AR

Y 
TO

 T
H

E 
LA

W
.

32
01

 L
O

N
G

 P
R

AI
R

IE
 R

D

03
/2

1/
23

03/21/23

Q2 2022

P SIZE:

t 479.273.7780

1705 S. Walton Blvd. Suite 3

Bentonville, Arkansas 72712
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ELEVATION MATERIALS CALCULATION TABLE
NORTH

5. SECONDARY MASONRY TOTALS
(MAX. 20%)

4. PRIMARY MASONRY TOTALS
(MIN. 80%)

1. TOTAL FACADE S.F.
1,716 S.F.

STONE S.F.
(AS APPLICABLE)

3. DOORS AND WINDOWS S.F.

2. FACADE S.F.
(EXCLUSIVE OF DOORS AND WINDOWS)

SOUTH

1,720 S.F.

EAST

903 S.F.

WEST

722 S.F.

1,576S.F. 1,646 S.F. 781 S.F. 668 S.F.

140 S.F. 74 S.F. 122 S.F. 54 S.F.

1,434 S.F.AND 91%

202 S.F.AND 13%

372 S.F.AND 24%

860 S.F.AND 55%

N/A

142 S.F.AND 9%

20 S.F.AND 1%

1,497 S.F.AND 91%

179 S.F.AND 11%

465 S.F.AND 28%

853 S.F.AND 52%

N/A

149 S.F.AND 9%

14 S.F.AND 1%

624 S.F.AND 80%

72 S.F.AND 9%

344 S.F.AND 44%

208 S.F.AND 27%

N/A

157 S.F.AND 20%

N/A

572 S.F.AND 86%

85 S.F.AND 13%

354 S.F.AND 53%

N/A

95 S.F.AND 14%

BRICK S.F.
(AS APPLICABLE)
STUCCO S.F.
(AS APPLICABLE)
TILT WALL S.F.
(AS APPLICABLE)

EIFS S.F.
(AS APPLICABLE)
HARDIPLANK S.F.
(AS APPLICABLE)
WOOD/METAL
(AS APPLICABLE)

N/A N/A N/A N/A

122 S.F.AND 8% - METAL
(EXCLUDING AWNINGS)

135 S.F.AND 8% - METAL
(EXCLUDING AWNINGS)

52 S.F.AND 7% - METAL
105 S.F. AND 13% - WOOD

(EXCLUDING ROOF METAL)

133 S.F.AND 20%

N/A

95 S.F.AND 14% - METAL
(EXCLUDING ROOF METAL)

BUILDING MATERIALS
ST-1 STONE VENEER

COLOR: AUSTIN WHITE
BR-1 BRICK

ACME BRICK : RUNNING BOND (KING)
COLOR: MOCHA BROWN ANTIQUE

MT-1 METAL ROOFING AND AWNINGS
MANUFACTURER: BERRIDGE
PROFILE: STANDING SEAM - 26 GAUGE
COLOR ZINC GRAY

1. ANY EXTERNAL ELECTRICAL PANELS WILL BE PAINTED/TEXTURED
TO MATCH THE MATERIAL AND COLOR OF THE BUILDING

2. SIGNS REQUIRE A SEPARATE BUILDING PERMIT. ANY SIGNS
DEPICTED ON THE SUBJECT SITE PLAN/ELEVATIONS ARE NOT
APPROVED AS A PART OF THIS REVIEW AND MUST COMPLY WITH
ALL APPLICABLE TOWN REGULATIONS.

SHEET NOTES

MT-2 METAL PARAPET CAP
WESTERN STATES METAL: BOX RIB
COLOR: DB GRAY

CD-1 COMPOSITE DECKING BOARDS
LOCAL SUPPLIER
COLOR: CAPE COD GREY EVERGRAIN

P-4 STUCCO - PAINT
SHERWIN WILLIAMS
COLOR: UNIVERSAL KHAKI SW6150

P-1 PAINT
SHERWIN WILLIAMS
COLOR: PURE WHITE SW7005

SF STOREFRONT SYSTEM
MANUFACTURER: KAWNEER
GLAZING: 1"  TEMPERED LOW-E
COLOR: CLEAR ANODIZED ALUMINUM

SCALE:

NORTH - ARTICULATION PLAN
4 1/4" = 1'-0"

SCALE:

EAST - ARTICULATION PLAN
2 1/4" = 1'-0"
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SCALE:

SOUTH ARTICULATION PLAN
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1. ANY EXTERNAL ELECTRICAL PANELS WILL BE PAINTED/TEXTURED
TO MATCH THE MATERIAL AND COLOR OF THE BUILDING

2. SIGNS REQUIRE A SEPARATE BUILDING PERMIT. ANY SIGNS
DEPICTED ON THE SUBJECT SITE PLAN/ELEVATIONS ARE NOT
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ALL APPLICABLE TOWN REGULATIONS.

SHEET NOTES

SCALE:

WEST ARTICULATION PLAN
2 1/4" = 1'-0"
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PLANNING & ZONING 

COMMISSION  
AGENDA K.1. 

REGULAR ITEM(S) 

  

 
DATE: October 9, 2023 
FROM: Claire Barnes, Planner 
ITEM: Consider a Site Plan (SP23-0004 – Dragon Kim’s Tae Kwon Do) to develop a health or 

athletic club, with a request for a waiver to Architectural Standards in the Town's 
Urban Design Plan for roof pitch. The property is generally located east of Jernigan 
Road and north of Justin Road along Bryce Lane.  

 
BACKGROUND:  
 
I. ITEM SUMMARY   
 
This application has been reviewed by DRC and determined to be ready for consideration by the 
Planning and Zoning Commission.  There is an exception request to the Town’s regulations, which 
necessitates special consideration by the Commission (see Analysis below). 
  
This application will require final action by the Town Council.    
  
  
II. APPLICATION ANALYSIS  
 
The purpose of this request is to obtain site plan approval to develop an approximately 6,332 square 
foot health or athletic club use building to be located on Lot 1 of the Jernigan Heights Addition. The 
property is zoned for Retail District-2 uses.  The existing zoning allows a health or athletic club use 
by right. The lot is 1.136 acres.  
  
The parking for this use is calculated at a ratio of one space for every 250 square feet of the facility. 
Based on this requirement, the proposed use would require 25 parking spaces. The site plan depicts 
27 on-site parking spaces which is within the Town’s allowable parking deviation. Access to the site 
is from Jernigan Road and Justin Road via a mutual access easement known as Bryce Lane. 
  
The landscape plan depicts required street buffer, street yard, and parking lot trees that are in 
conformance with the Town’s landscaping requirements. The proposed elevation utilizes a 
combination of stone, metal, and stucco in colors complying with the Town’s Urban Design Plan.  
  
 
III. EXCEPTIONS:  
 
A. Architectural Waiver to Town’s Urban Design Plan for Roof Pitch 
 
Roofs and Parapets Roofs of non-residential buildings 15,000 square feet or less are to reflect hip 
and/or gable styles that replicate residential scale and pitch. In designing a residential scaled roof for 
non-residential buildings 15,000 square feet or less, the goal shall be a roof that provides for 
characteristic roof pitches/slopes of residential homes in the Town of Flower Mound (6/12 to 9/12 
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slope) and high steeply-pitched and/or expansive roof pitches/slopes shall be avoided. The Town 
Council may approve, upon recommendation from the Planning and Zoning Commission, a waiver to 
this request for individual projects. Such requests should only be contemplated in the areas that are 
not adjacent to residences, are part of a large scale development, and provide architectural detail to 
soften the appearance of large, tall vertical walls. 
  
The proposed building is approximately 6,332 square feet and requires a pitched roof on all sides of 
the building. The proposed elevations consist of a combination of 9/12, 6/12, and 4/12 roof pitch. The 
applicant’s letter of intent explains the reason for this request is to match the roof pitch on the retail 
building located to the south across Bryce Lane. 
  
BOARD REVIEW/CITIZEN FEEDBACK: N/A 
  
ALTERNATIVES: N/A 
  
FISCAL IMPACT: N/A  
  
LEGAL REVIEW: N/A  
  
ATTACHMENTS: 
1. Zoning & Aerial Map 
2. Letter of intent 
3. Site Plan Package 
  
DRAFT MOTION: Move to approve as presented in the agenda caption. 
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Project Name: Dragon Kim  
Job Number:  22-05 
Date/ Time:  Tuesday, March 7, 2023 
Google Maps: Dragon Kim – Location    
 
 

 
Letter of intent 
 
Content: 

a. specify existing zoning district(s);  
b. define acreage of subject property;  
c. specify proposed zoning, if applicable, and define specific operations (i.e., Office Building, Warehouse  

Building, Child Care Center, Church, etc.)  
d. indicate if there is going to be more than one use and whether each use will be operated and  

maintained by one owner (Examples:  Daycare, Church)  
e. indicate square footage of the proposed building(s)  
f. indicate whether the proposed development will be in phases  
g. state special considerations (i.e., requested variances, unique characteristics of subject property) 

 
 
 
a. specify existing zoning district(s);  

R-2 (Retail District-2) 
 

b. define acreage of subject property;  
Property lot: 1.14 acres = 49,502 sf 
 

c. specify proposed zoning, if applicable, and define specific operations 
Health club or athletic club – It will operate as a Taekwondo Studio 
 

d. indicate if there is going to be more than one use and whether each use will be operated and maintained by 
one owner (Examples:  Daycare, Church)  
The building will be used as a Taekwondo Studio only. Only 1 owner. 
 

e. indicate square footage of the proposed building(s)  
Total Foot print: 6,271.94 sf 
 

f. indicate whether the proposed development will be in phases  
There are no planned phases. 
 

g. state special considerations (i.e., requested variances, unique characteristics of subject property) 
We are using a 4/12 roof slope. 
The roof facing Bryce Ln has 4/12 slope. This facade is facing a retail and commercial development on the 
other side of the street.  
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 www.pistilconsortia.com 2 

Roof slope regulation (Section 12.1 of Urban Design Plan): 6/12 to 9/12 slope. 
The vestibule (access tower) has 4/12 slope in each side as well. 
We studied the surroundings and found precedent of 4/12 slope in the building located on the other side of 
Bryce Ln street. 
 

 
 
Project aims to match the surrounding buildings: 
South façade on Bryce Ln street, facing retail buildings, aims to match the retail building across the street with 
a commercial look and the same slope. 
North façade, Facing residential, aims to match the residential area. 
East and West facades have less sf and aim to match their surroundings as well. 
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JOB NO.

DRAWN BY:

DESIGNED BY:

CHECKED BY:

DATE:

C4

22 - 05

RAFAEL JEREZ

-

-

CLIENT

ZONE DESIGNATION: R-2. DISTRICT TYPE: R-2 RETAIL. NAME: R-2 RETAIL DISTRICT - 2

LOT COVERAGE (%)
ELEMENT AREA (SF)

PROPERTY LOT 4ϵ501.62
PR. BLDG 6332.36

TOTAL FOOT PRINT 6332.36
CALCULATION OF LOT COVERAGE (%)

LOT COVERAGE (%)

TOTAL FOOT PRINT 12.7ϵ

T,E LOT COVERAGE FOR T,E TOTAL FOOT
PRINT AREA OF T,E PRO:ECTED BUILDING IS
LESS T,AN 50%

SUMMARY
SPACE USE REQUIRED PARKING SPACES

,EALT, CLUB OR AT,LETIC CLUB 25
CALCULATED SUM 25

· 27 PARKING SPACES PROVIDED (INCLUDING 2 ACCESSIBLE PARKING SPACES)

#

LEGEND:

EX. WATER LINE

EX. WATER VALVE

EX. SANITARY SEWER LINE

EX. SANITARY MANHOLE

PR. FIRE HYDRANT

PR. FIRE LANE

PR PARKING COUNT

PR LANDSCAPE AREA

PR. ACCESSIBLE PARKING

PR. PEDESTRIAN ACCESS

EX. OAK TREE

PR. UNDERGROUND DETENTION POND

PR. CONCRETE SIDEWALK

PR. STORM PIPE

PR. STEEL FENCE

PR. 6" TRENCH DRAIN

LA

PA

SEC. 82-76.- PARKING SPACES FOR PERSONS WIT, DISABILITIES
TOTAL REQUIRED SPACES MINIMUM SPACES

10-25 1
26-50 2
51-75 3

SQUARE FOOTAGE BY USE:

· ,EALT, CLUB OR AT,LETIC CLUB:
             6,332.36 SF

OFF-STREET PARKING RATIOS (SEC. 82.74):

· (1) SPACE PER 250 SF OF FLOOR AREA
6,332.36ͬ250 = 25.36 у 25 PARKING SPACES

ACCESSIBLE PARKING (SEC. 82.76):

· 2 ACCESSIBLE PARKINGS REQUIRED.

GENERAL NOTES

1. T,E TOWN OF FLOWER MOUND CONSTRUCTION STANDARDS APPLY, W,ET,ER INDICATED
ON T,ESE PLANS OR NOT.

2. T,E LOCATION OF EXISTING UTILITIES S,OWN ON T,ESE PLANS ARE APPROXIMATE. IT IS
RESPONSIBILITY OF T,E CONTRACTOR TO LOCATE AND VERIFY IN T,E FIELD ANY UTILITIES
T,AT MAY CONFLICT WIT, CONSTRUCTION.

3. T,E CONTRACTOR S,ALL REPAIR ALL DISTURBED AREAS UPON COMPLETION OF
CONSTRUCTION.

4. ALL DIMENSIONS S,OWN ARE TO T,E FACE OF T,E CURB W,ERE T,E CURB IS PRO:ECTED
AND EDGE OF PAVEMENT W,ERE NO CURB IS PROPOSED.

5. REFER TO T,E LANDSCAPE PLANS FOR T,E DEVELOPMENT OF T,E PROPOSED LANDSCAPE
AREAS.

6. REFER TO T,E ARC,ITECTURAL PLANS FOR T,E SPECIFIC TYPE OF TRENC, GRATE  TO USE IN
T,IS PRO:ECT.

7. ALL RETAININGͬDETAINING WALLS, TURN-DOWN CURBS, TREE RETAINING WALLS S,ALL BE
CLAD IN A MATERIAL TO MATC, T,E MATERIALS ON T,E MAIN BUILDING.

8. OR ALL RETAININGͬDETAINING WALLS, TURN-DOWN CURBS, TREE RETAINING WALLS S,ALL
BE CLAD IN A MATERIAL TO COMPLEMENT T,E MATERIALS AND COLORS WIT,IN T,IS
DEVELOPMENT.

ϵ. ALL GROUND BASED ,VAC S,ALL BE SCREENED WIT, LIVE SCREENING OR MASONRY
ENCLOSURE. MASONRY ENCLOSURE S,ALL BE CLAD IN T,E SAME MATERIAL AS T,E MAIN
BUILDING.

10. ALL ROOF-MOUNTED MEC,ANICAL UNITS ANDͬOR EQUIPMENT S,ALL BE SCREENED FROM
VIEW.

11. DUMPSTER SCREENING WALL S,ALL BE CLAD IN A MATERIAL TO MATC, T,E MATERIALS ON
T,E MAIN BUILDING.

12. DUMPSTER SCREENING WALL REQUIRES A SEPARATE BUILDING PERMIT.

13. SIGNS REQUIRE A SEPARATE BUILDING PERMIT. ANY SIGNS DEPICTED ON T,E SUB:ECT SITE
PLANͬELEVATIONS ARE NOT APPROVED AS A PART OF T,IS REVIEW AND MUST COMPLY WIT,
ALL APPLICABLE TOWN REGULATIONS.

14. FLAG POLES MUST COMPLY WIT, T,E REGULATIONS IN SECTION 86-4. -PRO,IBITED SIGNS.

MASTER PLAN FEATURES
LAND USE PLAN LAND USE DESIGNATION: TAEKWONDO SC,OOL
URBAN DESIGN PLAN RETAIL DISTRICT - 2

PARKS AND TRAILS EXISTING SIDEWALK ALONG :ERNIGAN ROAD TO T,E WEST OF
T,E LOT WIT, A WIDT, RANGE BETWEEN 3.50Ζ AND 3.80Ζ

OPEN SPACE PLAN -

T,OROUG,FARE PLAN :ERNIGAN ROAD: 60Ζ ROW - ALLEY
BRYCE LANE: 27Ζ MAE - LOCAL RESIDENTIAL STATE

WATER PLAN EX. 8Η WATER LINE ALONG BRYCE LN AND EX 1Η WATER LINE
SERVICE IN T,E LOT

WASTEWATER PLAN EX. 6Η SEWER LINE ALONG BRYCE LN AND EX 6Η SEWER LINE
SERVICE IN T,E LOT

ECONOMIC IMPACT -

NAME: DS5 PROPERTIES
ADDRESS: 4160 BRYCE LN, FM, TX 75077

�ONING RETAIL DISTRICT - 2
PROPOSED USE TAEKWONDO SC,OOL

SITE DATA SUMMARY TABLE
P,YSICAL ADDRESS 4160 BRYCE LANE, FLOWER MOUND, TX
GROSS SITE AREA 1.136 AC ͬ 4ϵ,501.62 S.F
NET SITE AREA 0.787 AC ͬ 34,262.37 S.F

LOT COVERAGE DATA
BUILDING COVERAGE 12.7ϵ %  ͬ   6,332.36 S.F
IMPERVIOUS AREA 47.50 % ͬ 23,512.58 S.F
PERVIOUS AREA 3ϵ.71 % ͬ 1ϵ,656.68 S.F
FLOOR AREA RATIO
PARKING SUMMARY REQUIRED PROVIDED
TAEKWONDO
SC,OOL 25 27

ACCESIBLE PARKING 1 2

TOTAL 25 27
BUILDING DATA
NUMBER OF STORIES 1
PEAK ,EIG,T 30Ζ 6 165ͬ256Η
MEAN ,EIG,T 18Ζ 5Η
TOTAL SQUARE
FOOTAGE 6,332.36 S.F

VECINITY MAP

PRO:ECT
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OWNER:
DS5 PROPERTIES
4160 BRYCE LN

FLOWER MOUND, TX 75077

BRYCE LANE

(27' MUTUAL ACCESS EASEMENT)
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REF. TREE SURVEY FOR

TREES TO BE REMOVED

BY OWNER

REF. TREE SURVEY FOR

TREES TO REMAIN
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PROPOSED WALK

PROPERTY LINE

MINIMIZE DISTURBANCE IN DRAINAGE

AREA AND ONLY REPLACE WITH SOD

TO EXTENTS OF CONSTRUCTION.

MATCH EXISTING TURF.

MINIMIZE DISTURBANCE IN DRAINAGE

AREA AND ONLY REPLACE WITH SOD

TO EXTENTS OF CONSTRUCTION.

MATCH EXISTING TURF.

24" WIDTH, TYP.

DECORATIVE GRAVEL;

REF. DETAIL D/L101

EXISTING TREE

ADJACENT PROPERTY

TURF

P
R

O
P

E
R

T
Y

 
L
I
N

E

NO TURF ZONE; SHAPE STEEL

EDGING AT OR BEYOND CRZ

OF EXISTING TREE. MULCH 3"

DEPTH

24 (GR)

18" WIDTH DECORATIVE

GRAVEL MAINTENANCE STRIP;

REF. DETAIL D/L101

24" WIDTH, TYP.

DECORATIVE GRAVEL;

REF. DETAIL D/L101

24" WIDTH, TYP.

DECORATIVE GRAVEL;

REF. DETAIL D/L101

TURF

2 - CEDAR ELM;

3" CAL. MIN.

1 - CEDAR ELM;

3" CAL. MIN., (PT)

STEEL EDGING, TYP.

STEEL EDGING, TYP.

25' COMPATIBILITY  BUFFER

EXISTING SINGLE FAMILY

RESIDENTIAL

EXISTING RETAINING WALL

EXISTING 15' UTILITY

EASEMENT; ABANDONED

130 (PW)

5 (WM)

3 (WM)

STEEL EDGING, TYP.

PROPOSED RETAINING WALL

EXTENSION; REF. CIVIL C5

102 (PW)

REF. TREE SURVEY FOR

TREES TO BE REMOVED

BY TOWN

9 (TJ)

150 (PW)

244 (PW)

4 (TH)

6 (YS)

5 (TH)

3 (YS)

7 (YS)

110 (HG)

DUMPSTER ENCLOSURE;

REF. ARCHITECTURE

35 (HG)

27 (HG)

114 (PW)

19 (HG)

192 (PW)

284 (PW)

115 (HG)

90 (HG)

10 (WM)

3 (TJ)

3 (YS)

EX. 15' LANDSCAPE BUFFER;

REF CIVIL SITE PLAN

EX. 25' LANDSCAPE BUFFER;

REF.CIVIL SITE PLAN

REF. TREE SURVEY FOR

TREES TO REMAIN

2 - CEDAR ELM;

3" CAL. MIN., (PT)

1 - MEXICAN REDBUD;

2.5" CAL. MIN., (PT)

1 - LIVE OAK; 3"

CAL. MIN., (LB)

1 - LIVE OAK; 3"

CAL. MIN., (LB)

34 (NR)

NO TURF ZONE; SHAPE STEEL

EDGING AT OR BEYOND CRZ

OF EXISTING TREE. MULCH 3"

DEPTH

FUTURE STATUE; REF.

CIVIL LAYOUT

PROPOSED FDC

5 (GR)

EX. 10' PEDESTRIAN ACCESS

EASEMENT; REF CIVIL SITE PLAN

3 - TEXAS RED OAK;

3" CAL. MIN., (LB)

1 - TEXAS RED OAK;

3" CAL. MIN., (LB)

3 - TEXAS RED OAK;

3" CAL. MIN., (LB)

TURF

EXISTING COMPATIBILITY

BUFFER WALL

PROPOSED ORNAMENTAL

METAL FENCE; REF. CIVIL C5

& ARCH. A201, A202

3 - TEXAS RED OAK; 3"

CAL. MIN., (ST & LB)

2 - LIVE OAK; 3" CAL.

MIN., (ST & LB)

3 - TEXAS RED OAK;

3" CAL. MIN., (ST & LB)

ROOT BARRIER ALONG BACK OF

CURB TO PROTECT UNDERGROUND

DETENTION; REF. DETAIL E/1.1

3 (TJ)

11 (HG)

6 (HG)

ROOT BARRIER ALONG BACK OF

CURB TO PROTECT UNDERGROUND

DETENTION; REF. DETAIL E/1.1

TOTAL STREET YARD

LANDSCAPING LIMITS ALONG

JERNIGAN RD. FROM

PROPERTY LINES TO FACE OF

BUILDING.

PR. 10' WIDE P.A.E.

EASEMENT BY PLAT

PR. 5' WIDE UTILITY

EASEMENT BY PLAT

CONTRACTOR TO USE

CAUTION WHEN PLANTING

NEAR EXISTING TREE WITHIN

NO TURF ZONE.

Feet
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JOB NO.

DRAWN BY:

DESIGNED BY:

CHECKED BY:

DATE:
03/03/2023

L1.0

22 - 05

CTS

CTS

CTS

ZONE DESIGNATION: R-2. DISTRICT TYPE: R-2 RETAIL. NAME: R-2 RETAIL DISTRICT - 2

03/03/2023

T
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TON  D .  HALL

6082

CROSS TIMBERS STUDIO
CLIFTON HALL, ASLA
GRANDVIEW, TX 76050
PH: 972-896-1900
TBAE REG. NUMBER: BR 3558

SIZE / COMMENTSSCIENTIFIC NAMECOMMON NAMEQTY.

PLANT SCHEDULE

SYM.

DWARF WAX MYRTLE (WM)
18 EA

PURPLE WINTERCREEPER (PW) 
1,216 EA

4" pots.; 1"-2" ht. x 2"-4" sp., 8" o.c. spacing  

TEXAS SAGE 'HOUDINI' (TH)9 EA

ORNAMENTAL GRASS AND GROUNDCOVER

GULF MUHLY 'REGAL MIST' (GR)
29 EA

5 gal., 12"-15" ht., 8"-10" sp., full, spacing as shown  

TAM JUNIPER (TJ)15 EA

5 gal., 10"-14" ht. x 6"-8" sp., full  

DECORATIVE GRAVEL+/-725 SF
6" depth, 1/2"-1" aggregate, Basalt Gravel (u.n.o.)

TURF AND AGGREGATE

*QUANTITIES MAY VARY BASED ON FIELD CONDITIONS. CONTRACTOR SHALL VERIFY QUANTITIES.

GENERAL NOTES

1. REFERENCE SHEET L1.1 FOR LANDSCAPE DETAILS

2. A PERMANENT, AUTOMATIC IRRIGATION SYSTEM WILL BE

PROVIDED ON SITE FOR ALL PLANT MATERIAL WITHIN THE

PROPERTY LINE

3. COORDINATION WITH ADJACENT SITE CONTRACTORS WILL BE

NECESSARY DURING INITIAL DEMOLITION AND INSTALLATION

OF LANDSCAPE AND IRRIGATION ON SITE.

4. CONTRACTOR SHALL USE CAUTION DURING INSTALLATION OF

LANDSCAPE AND IRRIGATION WHERE UTILITIES EXIST.

5. QUANTITIES MAY VARY BASED ON FIELD CONDITIONS.

CONTRACTOR SHALL VERIFY QUANTITIES

6. ALL TREES SHALL BE INSTALLED AT 4' MINIMUM DISTANCE

FROM ALL UTILITY LINES OR MINIMUM DISTANCE ALLOWABLE

BY THE TOWN OF FLOWER MOUND WHEN APPLICABLE. ALL

TREES SHOWN IN PLAN ARE AT 4' MINIMUM WHEN MEASURED.

ADDITIONAL SITE REQUIREMENTS

COMPATIBILITY BUFFER - NORTH SIDE

REQUIRED: A 25' MINIMUM COMPATIBILITY BUFFER AND 1 TREE PER 

400 SF SHALL BE PROVIDED ALONG RESIDENTIAL 

ADJACENCY. WITHIN THIS COMPATIBILITY BUFFER 

SCREENING SHRUBS AND A 6' MASONRY WALL 

SHALL BE PROVIDED.

2,368 SF/400 SF = 10 TREES (3" CAL.)

PROVIDED: 9 TREES + 1 TREE CREDIT FOR  #127 (REF. TREE SURVEY)

EVERGREEN SHRUB ROW INCLUDED

6' MASONRY WALL IS ALREADY IN PLACE

NATURAL TURF+/-12,758 SF
sod, full, match existing/adjacent turf

MULCH AT EXISTING TREES1,535 SF
3" depth minimum, full coverage, cypress (u.n.o.)

HAMELN GRASS (HG)
1 gal., heavily rooted, full, 15" o.c. spacing  

SHRUBS

CANOPY AND ORNAMENTAL TREES

CEDAR ELM
5 EA

100 gal; 8'-10' ht. x 6' sp., 3" cal. min.

LIVE OAK4 EA
100 gal; 8'-10' ht. x 6' sp., 3" cal. min.

YUCCA, SOFTLEAF (YS)16 EA

5 gal., 10"-14" ht. x 6"-8" sp., full  

378 EA

MEXICAN REDBUD1 EA

45 gal min.; 6'-8' ht. x 4' sp., single trunk

NELLIE R. STEVENS HOLLY (NR)
34 EA

7 gal., 12"-15" ht. x 8"-10" sp., full to ground  

5 gal., 10"-14" ht. x 6"-8" sp., full  

5 gal., 10"-14" ht. x 6"-8" sp., full  
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TEXAS RED OAK13 EA

100 gal; 8'-10' ht. x 6' sp., 3" cal. min.

1

TREE LEGEND

PT = PARKING LOT TREES

LB = BUFFER TREES

ST = STREET TREES
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Legend - Elevations

Material Tag - Refer to Finish Schedule

Door Tag - Sheet A501XX

PTE-1

Legend - Partitions

Storefront System

Note: Refer to floor plan for partition tag and sheet A109 for partition details.

New Wall

New One Hour Fire Rated Wall

New Acoustic Wall

New Plumbing Chase Wall

Legend - Finish Images

Limestone 3' Perimeter - Hewn Stone - Foundation 
color or similar.

LS-1

Limestone Vestibule Tower - Rock Materials - Lueders 
Chocolate Sawn Chopped color or similar.

LS-2

Stucco - Sherwin Williams - SW 2822 Downing 
Sand.
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The Professional Engineers seal affixed to this sheet aplies only to the 
material and items shown on this sheet. All drawings, instruments or other 
documents not exhibiting this seal shall not be considered prepared by this 
engineer, and this engineer expressly disclaims any and all responsibility 

for such plan, drawings, or documents not exhibiting this seal.

ZONE DESIGNATION: R-2. DISTRICT TYPE: R.2 RETAIL. NAME: R-2 DETAIL DISTRICT - 2
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Agustina Grasso

Agustina Grasso

David Contreras

2023/08/03

A4

3/16" = 1'-0"
1

North Elevation

3/16" = 1'-0"
2

North Elevation - Floor Plan

Notes - Exterior Elevations
1 All exterior materials have been approved by the AHJ per the architectural

standards. Refer to the Exterior Finish schedule below. There are no acceptable
substitutions.

2 All dimensions to face of finish unless noted otherwise.

3 Paint all exposed gas lines to match adjacent paint color.

4 Paint all exposed surfaces of trim including edges.

5 Reference signage drawings for mounting instructions and exact locations.

6 All ground mounted and rooftop equipment will need to be screened from the
public right-of-way/street view.

7 Any external electrical panels will be painted/textured to match the material and
color building

Schedule - Exterior Finish
Label Material Manufacturer Color

AL Aluminium Black Matte

GL Glass Storefront Clear

LS1 Limestone - Hewn Stone Culture Stone or
Similar

Foundation or similar

LS2 Limestone - Tower - Lueders Rock Materials or
Similar

Lueders Chocolate
Sawn or similar

MT1 Metallic Wrapping Americlad or
Similar

Mansard Brown

RF Roof Shingles Charcoal Grey/ Matte
Black

ST Stucco Sherwin Williams SW 2822 Downing
Sand

WD Wood Brown
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Legend - Elevations

Material Tag - Refer to Finish Schedule

Door Tag - Sheet A501XX

PTE-1

Legend - Partitions

Storefront System

Note: Refer to floor plan for partition tag and sheet A109 for partition details.

New Wall

New One Hour Fire Rated Wall

New Acoustic Wall

New Plumbing Chase Wall

Legend - Finish Images

Limestone 3' Perimeter - Hewn Stone - Foundation 
color or similar.

LS-1

Limestone Vestibule Tower - Rock Materials - Lueders 
Chocolate Sawn Chopped color or similar.

LS-2

Stucco - Sherwin Williams - SW 2822 Downing 
Sand.

ST

JOB NO.

DRAWN BY:

DESIGNED BY:

CHECKED BY:

DATE:

R
E

V
IS

IO
N

N
O

.
D

A
T

E
D

E
S

C
R

IP
T

IO
N

600 Parker Square, Suite 280-E
Flower Mound, TX 75028
Number: +1 817 718 4721
Registration No. 32075222169 T

h
e
 u

s
e
 o

f 
th

e
s
e
 p

la
n
s
 a

n
d
 s

p
e
c
if
ic

a
ti
o
n
s
 s

h
a
ll 

b
e
 r

e
s
tr

ic
te

d
 t

o
 t

h
e
 s

it
e
 f

o
r 

w
h
ic

h
 t

h
e
y
 w

e
re

 p
re

p
a
re

d
. 

A
n
y
 r

e
p
ro

d
u
c
ti
o
n
 o

r 
d
is

tr
ib

u
ti
o
n
 i
s
 e

xp
re

s
s
ly

 l
im

it
e
d
 t

o
 s

u
c
h
 u

s
e
. 

A
n
y
 o

th
e
r 

re
p
ro

d
u
c
ti
o
n
, 

re
u
s
e
 o

r 
d
is

c
lo

s
u
re

 b
y
 a

n
y
 m

e
th

o
d
, 

in
 w

h
o
le

 o
r 

in
 p

a
rt

,
is

 p
ro

h
ib

it
e
d
. 

T
h
e
s
e
 d

ra
w

in
g
 a

n
d
 s

p
e
c
if
ic

a
ti
o
n
s
 c

o
n
ta

in
 p

ro
p
ie

ta
ry

 i
n
fo

rm
a
ti
o
n
 a

n
d
 t

it
le

 r
e
m

a
in

s
 i
n
 S

E
P

A
L
 C

IV
IL

 E
N

G
IN

E
E

R
IN

G
.

CLIENT

The Professional Engineers seal affixed to this sheet aplies only to the 
material and items shown on this sheet. All drawings, instruments or other 
documents not exhibiting this seal shall not be considered prepared by this 
engineer, and this engineer expressly disclaims any and all responsibility 

for such plan, drawings, or documents not exhibiting this seal.
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Agustina Grasso

Agustina Grasso

David Contreras

2023/08/03

A5

3/16" = 1'-0"
1

South Elevation

3/16" = 1'-0"
2

South Elevation - Floor Plan

Notes - Exterior Elevations
1 All exterior materials have been approved by the AHJ per the architectural

standards. Refer to the Exterior Finish schedule below. There are no acceptable
substitutions.

2 All dimensions to face of finish unless noted otherwise.

3 Paint all exposed gas lines to match adjacent paint color.

4 Paint all exposed surfaces of trim including edges.

5 Reference signage drawings for mounting instructions and exact locations.

6 All ground mounted and rooftop equipment will need to be screened from the
public right-of-way/street view.

7 Any external electrical panels will be painted/textured to match the material and
color building

Schedule - Exterior Finish
Label Material Manufacturer Color

AL Aluminium Black Matte

GL Glass Storefront Clear

LS1 Limestone - Hewn Stone Culture Stone or
Similar

Foundation or similar

LS2 Limestone - Tower - Lueders Rock Materials or
Similar

Lueders Chocolate
Sawn or similar

MT1 Metallic Wrapping Americlad or
Similar

Mansard Brown

RF Roof Shingles Charcoal Grey/ Matte
Black

ST Stucco Sherwin Williams SW 2822 Downing
Sand

WD Wood Brown
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Legend - Elevations
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Legend - Partitions

Storefront System

Note: Refer to floor plan for partition tag and sheet A109 for partition details.
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Legend - Finish Images

Limestone 3' Perimeter - Hewn Stone - Foundation 
color or similar.

LS-1

Limestone Vestibule Tower - Rock Materials - Lueders 
Chocolate Sawn Chopped color or similar.

LS-2

Stucco - Sherwin Williams - SW 2822 Downing 
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The Professional Engineers seal affixed to this sheet aplies only to the 
material and items shown on this sheet. All drawings, instruments or other 
documents not exhibiting this seal shall not be considered prepared by this 
engineer, and this engineer expressly disclaims any and all responsibility 

for such plan, drawings, or documents not exhibiting this seal.
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A6

3/16" = 1'-0"
3

West Elevation

West Elevation - Floor Plan

3/16" = 1'-0"
4

East Elevation - Floor Plan

3/16" = 1'-0"
2

3/16" = 1'-0"
1

East Elevation

3/16" = 1'-0"
5

Dumpster Floor Plan

3/16" = 1'-0"
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Dumspter Elevation - South

3/16" = 1'-0"
7

Dumpster Elevation - West

3/16" = 1'-0"
8

Dumpster Elevation - East

3/16" = 1'-0"
9

Dumpster Elevation - North

Notes - Exterior Elevations
1 All exterior materials have been approved by the AHJ per the architectural

standards. Refer to the Exterior Finish schedule below. There are no acceptable
substitutions.

2 All dimensions to face of finish unless noted otherwise.

3 Paint all exposed gas lines to match adjacent paint color.

4 Paint all exposed surfaces of trim including edges.

5 Reference signage drawings for mounting instructions and exact locations.

6 All ground mounted and rooftop equipment will need to be screened from the
public right-of-way/street view.

7 Any external electrical panels will be painted/textured to match the material and
color building

Schedule - Exterior Finish
Label Material Manufacturer Color

AL Aluminium Black Matte

GL Glass Storefront Clear

LS1 Limestone - Hewn Stone Culture Stone or
Similar

Foundation or similar

LS2 Limestone - Tower - Lueders Rock Materials or
Similar

Lueders Chocolate
Sawn or similar

MT1 Metallic Wrapping Americlad or
Similar

Mansard Brown

RF Roof Shingles Charcoal Grey/ Matte
Black

ST Stucco Sherwin Williams SW 2822 Downing
Sand

WD Wood Brown

3/8" = 1'-0"
10

Gate - West Elevation
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Legend - Elevations

Material Tag - Refer to Finish Schedule

Door Tag - Sheet A501XX

PTE-1
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Legend - Partitions

Storefront System

Note: Refer to floor plan for partition tag and sheet A109 for partition details.

New Wall

New One Hour Fire Rated Wall

New Acoustic Wall

New Plumbing Chase Wall

Legend - Finish Images

Limestone 3' Perimeter - Hewn Stone - Foundation 
color or similar.

LS-1

Limestone Vestibule Tower - Rock Materials - Lueders 
Chocolate Sawn Chopped color or similar.

LS-2

Stucco - Sherwin Williams - SW 2822 Downing 
Sand.
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The Professional Engineers seal affixed to this sheet aplies only to the 
material and items shown on this sheet. All drawings, instruments or other 
documents not exhibiting this seal shall not be considered prepared by this 
engineer, and this engineer expressly disclaims any and all responsibility 

for such plan, drawings, or documents not exhibiting this seal.

ZONE DESIGNATION: R-2. DISTRICT TYPE: R.2 RETAIL. NAME: R-2 DETAIL DISTRICT - 2
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A1

Notes - Exterior Elevations
1 All exterior materials have been approved by the AHJ per the architectural

standards. Refer to the Exterior Finish schedule below. There are no acceptable
substitutions.

2 All dimensions to face of finish unless noted otherwise.

3 Paint all exposed gas lines to match adjacent paint color.

4 Paint all exposed surfaces of trim including edges.

5 Reference signage drawings for mounting instructions and exact locations.

6 All ground mounted and rooftop equipment will need to be screened from the
public right-of-way/street view.

7 Any external electrical panels will be painted/textured to match the material and
color building

Schedule - Exterior Finish
Label Material Manufacturer Color

AL Aluminium Black Matte

GL Glass Storefront Clear

LS1 Limestone - Hewn Stone Culture Stone or
Similar

Foundation or similar

LS2 Limestone - Tower - Lueders Rock Materials or
Similar

Lueders Chocolate
Sawn or similar

MT1 Metallic Wrapping Americlad or
Similar

Mansard Brown

RF Roof Shingles Charcoal Grey/ Matte
Black

ST Stucco Sherwin Williams SW 2822 Downing
Sand

WD Wood Brown

3/16" = 1'-0"
1

North Elevation

3/16" = 1'-0"
2

North Elevation - Floor Plan
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Legend - Elevations

Material Tag - Refer to Finish Schedule

Door Tag - Sheet A501XX

PTE-1

Legend - Partitions

Storefront System

Note: Refer to floor plan for partition tag and sheet A109 for partition details.

New Wall

New One Hour Fire Rated Wall

New Acoustic Wall

New Plumbing Chase Wall

Legend - Finish Images

Limestone 3' Perimeter - Hewn Stone - Foundation 
color or similar.

LS-1

Limestone Vestibule Tower - Rock Materials - Lueders 
Chocolate Sawn Chopped color or similar.

LS-2

Stucco - Sherwin Williams - SW 2822 Downing 
Sand.

ST

3/16" = 1'-0"
2

South Elevation - Floor Plan

3/16" = 1'-0"
1

South Elevation
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The Professional Engineers seal affixed to this sheet aplies only to the 
material and items shown on this sheet. All drawings, instruments or other 
documents not exhibiting this seal shall not be considered prepared by this 
engineer, and this engineer expressly disclaims any and all responsibility 

for such plan, drawings, or documents not exhibiting this seal.

ZONE DESIGNATION: R-2. DISTRICT TYPE: R.2 RETAIL. NAME: R-2 DETAIL DISTRICT - 2
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Notes - Exterior Elevations
1 All exterior materials have been approved by the AHJ per the architectural

standards. Refer to the Exterior Finish schedule below. There are no acceptable
substitutions.

2 All dimensions to face of finish unless noted otherwise.

3 Paint all exposed gas lines to match adjacent paint color.

4 Paint all exposed surfaces of trim including edges.

5 Reference signage drawings for mounting instructions and exact locations.

6 All ground mounted and rooftop equipment will need to be screened from the
public right-of-way/street view.

7 Any external electrical panels will be painted/textured to match the material and
color building

Schedule - Exterior Finish
Label Material Manufacturer Color

AL Aluminium Black Matte

GL Glass Storefront Clear

LS1 Limestone - Hewn Stone Culture Stone or
Similar

Foundation or similar

LS2 Limestone - Tower - Lueders Rock Materials or
Similar

Lueders Chocolate
Sawn or similar

MT1 Metallic Wrapping Americlad or
Similar

Mansard Brown

RF Roof Shingles Charcoal Grey/ Matte
Black

ST Stucco Sherwin Williams SW 2822 Downing
Sand

WD Wood Brown
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Legend - Elevations

Material Tag - Refer to Finish Schedule

Door Tag - Sheet A501XX

PTE-1

Legend - Partitions

Storefront System

Note: Refer to floor plan for partition tag and sheet A109 for partition details.

New Wall

New One Hour Fire Rated Wall

New Acoustic Wall

New Plumbing Chase Wall

Legend - Finish Images

Limestone 3' Perimeter - Hewn Stone - Foundation 
color or similar.

LS-1

Limestone Vestibule Tower - Rock Materials - Lueders 
Chocolate Sawn Chopped color or similar.

LS-2

Stucco - Sherwin Williams - SW 2822 Downing 
Sand.
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The Professional Engineers seal affixed to this sheet aplies only to the 
material and items shown on this sheet. All drawings, instruments or other 
documents not exhibiting this seal shall not be considered prepared by this 
engineer, and this engineer expressly disclaims any and all responsibility 

for such plan, drawings, or documents not exhibiting this seal.

ZONE DESIGNATION: R-2. DISTRICT TYPE: R.2 RETAIL. NAME: R-2 DETAIL DISTRICT - 2
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A3

3/16" = 1'-0"
3

West Elevation

West Elevation - Floor Plan

3/16" = 1'-0"
4

3/16" = 1'-0"
6

Dumpster Detail Elevation

3/16" = 1'-0"
7

Dumpster Gate Stop Detail

East Elevation - Floor Plan

3/16" = 1'-0"
2

3/16" = 1'-0"
1

East Elevation

Notes - Exterior Elevations
1 All exterior materials have been approved by the AHJ per the architectural

standards. Refer to the Exterior Finish schedule below. There are no acceptable
substitutions.

2 All dimensions to face of finish unless noted otherwise.

3 Paint all exposed gas lines to match adjacent paint color.

4 Paint all exposed surfaces of trim including edges.

5 Reference signage drawings for mounting instructions and exact locations.

6 All ground mounted and rooftop equipment will need to be screened from the
public right-of-way/street view.

7 Any external electrical panels will be painted/textured to match the material and
color building

Schedule - Exterior Finish
Label Material Manufacturer Color

AL Aluminium Black Matte

GL Glass Storefront Clear

LS1 Limestone - Hewn Stone Culture Stone or
Similar

Foundation or similar

LS2 Limestone - Tower - Lueders Rock Materials or
Similar

Lueders Chocolate
Sawn or similar

MT1 Metallic Wrapping Americlad or
Similar

Mansard Brown

RF Roof Shingles Charcoal Grey/ Matte
Black

ST Stucco Sherwin Williams SW 2822 Downing
Sand

WD Wood Brown
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Legend - Finishes

Limestone

Glass

Brick

Stucco
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Agustina Grasso

Agustina Grasso

David Contreras

2023/08/03

A7

1/8" = 1'-0"
1

Material Takeoff East Elevation

1/8" = 1'-0"
3

Material Takeoff North Elevation

1/8" = 1'-0"
4

Material Takeoff South Elevation

1/8" = 1'-0"
2

Material Takeoff West Elevation

1 2060.11 sf

1737.97 sf

322.14 sf

1737.97 sf

100%
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479.36 sf

27.58%

1258.61 sf

72.42%

0sf
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0 %
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0 sf 
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0 %

2

3

4

5

Total Facade S.F. 1746.56 sf

888.64 sf

857.92 sf

727.45 sf

81.86%
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40.48 %

367.74 sf

41.38 %
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18.14%
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North South East West 

Facade S.F. (exc. d&w)

Doors & Windows S.F.

Primary Masonry Totals
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0 sf
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0 sf
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54.44%

400.50 sf

40.15%
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53.91 sf

5.41%
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5.41%

Brick

Stone

Stucco

Tilt Wall

Secondary Masonry Totals

EIFS S.F.

Hardiplank S.F.

Wood S.F.

Metal S.F.
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PLANNING & ZONING 

COMMISSION  
AGENDA K.2. 

REGULAR ITEM(S) 

  

 
DATE: October 9, 2023 
FROM: Poornima Kashyap, Principal Planner 
ITEM: Public Hearing to consider a request for a Comprehensive Sign Package (CSP23-

0002 – Chippenhook Addition Lot 1, Block A and Premier Addition) to allow 
additional wall signs on three buildings. The property is generally located south of 
Justin Road and east of Long Prairie Road. 

 
BACKGROUND:   
 
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 the request is to obtain approval of a Comprehensive Sign Package (CSP) in order to 
allow additional wall signs for three buildings located within the Chippenhook Addition and Premier & 
Weaver Addition. The properties are zoned for Industrial District-1 (I-1) uses. 
  
Per the Town’s sign ordinance, the building is allowed to have one primary and two secondary wall 
signs not to exceed 300 square feet, to be placed on the building façade facing Justin Road or on the 
building façade where the main entrance to the business is located. The Town’s sign standards had 
been communicated to the business owners prior to issuance of a Certificate of Occupancy (CO) for 
the buildings. 
  
All three buildings have the main entrance to the business located on the side of the buildings not 
facing Justin Road. The purpose of this application is to request signs to be allowed on the side 
facades where the main entrance is located in addition to the already permitted/installed signs on 
building facades facing Justin Road. 
  
The applicant has indicated in the letter of intent that the purpose of requesting additional signs is to 
gain visibility of businesses from Justin Road and to direct patrons and vendor to the front entrance. 
The sign request for the three buildings are explained below: 
 

EGAP: Everybody’s Got a Project 
The applicant is requesting one wall sign not to exceed 40 square feet to be permitted on the west 
façade where the main entrance to the business is located. The business has an existing sign 
installed on the north façade facing Justin Road that is also 40 square feet. 
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EVA: Esports Virtual Arenas 
The applicant is requesting one wall sign not to exceed 38 square feet to be permitted on the east 
façade where the main entrance to the business is located. The business has one primary and two 
secondary signs totaling approximately 157 square feet installed on the north façade facing Justin 
Road. 
  
Classic Recreation and Shelby Garage: 
The applicant is requesting two wall signs to be permitted on the west façade where the main 
entrance to the business is located. The requested signs are approximately 45 square feet and 23 
square feet in size. There are two existing signs totaling approximately 77 square feet installed on 
the north façade facing Justin Road. The business also has one ground sign located on Justin 
Road. 

  
The Town’s Sign Code states that the purpose of a Comprehensive Sign Package is to “allow for a 
specialized review of signs which may have meritorious design and seek to promote a unique quality 
for an existing or proposed development, but which require special consideration.” 
  
BOARD REVIEW/CITIZEN FEEDBACK:  
 
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 zoning 
application requests.  CSP23-0002 had a total of 15 Property Owner Notifications mailed.  At the time 
this report was written, staff had not received any correspondence regarding this item. 
  
ALTERNATIVES: N/A 
  
FISCAL IMPACT: N/A  
  
LEGAL REVIEW: N/A  
  
ATTACHMENTS: 
1. Zoning & Aerial Map 
2. Letter of Intent 
3. Comprehensive Sign Package 
  
DRAFT MOTION: Move to approve as presented in the agenda caption. 
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Letter of Intent, 
We, RSKK Stone Realty (Classic Recreations et al), are the owners of the property situated at 
3151 Justin Road and 3105 Justin Road, Flower Mound, TX 75028. Our principal tenants are 
EGAP (dba Everybody’s Got A Project) and EU Flower Mound, LLC (EVA) in Buildings A and C 
respectively. We are jointly requesting a CSP to each place one additional sign on the sides of 
the buildings with the main entrances. Total three signs - one additional each. 
In addition, we, RSKK Stone Realty, are requesting that the existing smaller legacy sign above 
our main entrance be allowed to remain in place. This sign has been there since the building 
was constructed and only required a change of graphics. No structural changes or lighting were 
made or added. 
The sign guidelines allow for frontage facing signs (towards 407) which have been approved, 
but the locations of the signs vs the entrances do not guide customers in the parking lot to 
locate the businesses or their main entrances. The approach from 2499 is on a bend so the 
visible front of Building A from the west is on the side of the building. See Google Photo 
attached). In addition, due to the positioning and visibility of 3151 to Justin Road and the light at 
Marketplace, the absence of signs on the west side inhibits potential emergency vehicles, 
customers, vendors, city and/or utility companies from easily identifying Classic Recreations et 
al, EGAP and EVA, respectively. 
The zoning district for this property is I-1. 
The acreage of the affected properties is approximately 8 acres. 
We feel it is critical to the success of our enterprises that customers be able to easily identify our 
respective entrances. 

 
EVA, which stands for Esports Virtual Arenas, currently occupies 3105 Justin Road, Building C. They have 
approved signage on the North side of the building facing FM 407. Now, they are requesting permission 
to install additional signage on the East side of the building. The purpose of this signage is to guide 
patrons, vendors, and emergency services to the front entrance. The proposed signage includes an 
arrow with the word "Entrance" that directs individuals toward the entrance located further south on 
the East side of the building. Additionally, there will be a sign above the doorway clearly indicating the 
building's entrance. It is important to clearly mark the entrance on the East side because it is the only 
access point, and people get confused when it's not properly labeled. It's worth noting that this signage 
will only be visible in the parking lot facing West and cannot be seen from FM 407. Therefore, we kindly 
request special consideration under the provision that addresses the need for signs that are sufficient in 
number, size, and suitable location to ensure business identification without causing visual clutter. 

 
EGAP occupies Building A which has a permitted sign on the North side of the building facing 407. This 
sign is not visible when approaching the building from the West (2499). It is also not visible from the 
parking lot. Because of the bend in 407, the West side of building A is the visible side when traveling 
East on Justin Road. We are asking for special consideration under the element “signs sufficient in 
number / size and suitably located to provide for business identification without creating visual 
clutter.” A West facing sign would be the only sign visible on building A when driving East (away from 
2499) or when in the parking lot. It also meets the Elements of “promoting uniformity” because it is 
identical to North facing sign and “appropriate Text size to be legible to passing motorists.” 
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Bldg Sign Sign Permit Status 
Dimensions 
(sf) 

Classic F1 
North Elevation Roof 
Façade Permit Issued 

73.5 sf  

Classic F2 
North Elevation Roof 
Façade Permit Issued 

31.5  sf 

Classic F3 Monument Sign Existing Sign 
22'8 sf  

Classic E1 
West Elevation Roof 
Façade Requesting CSP 

45 sf   

Classic E2 
West Elevation Roof 
Façade Requesting CSP 

22'8 sf  

EVA C1 
East Elevation Above 
Entry door Requesting CSP 

36 sf   

EVA C2 
East Elevation North 
end of wall Requesting CSP 

5 sf 

EVA D1 
North Elevation East 
end of wall Permit Issued 

5 sf 

EVA D2 
North Elevation East 
middle Permit Issued 

39 sf   

EVA D3 
North Elevation 
Middle Permit Issued 

76 sf   

EVA D4 
North Elevation West 
Middle Permit Issued 

39sf    

EGAP A1 North  Elevation Wall Permit Issued 
40 sf   

EGAP B1 West Elevation Wall Requesting CSP 
40 sf   
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Permitted 
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PLANNING & ZONING 

COMMISSION  
AGENDA K.3. 

REGULAR ITEM(S) 

  

 
DATE: October 9, 2023 
FROM: Poornima Kashyap, Principal Planner 
ITEM: Public Hearing to consider an ordinance for rezoning (ZPD23-0005– Embree 2499) to 

amend Planned Development District No. 186 (PD-186) with Retail-2 District (R-2) and 
Office District (O) uses to modify phasing and maintenance requirements and to 
request certain modifications and exceptions to the Code of Ordinances. The 
property is generally located south of Sagebrush Drive and west of Long Prairie 
Road.  

 
BACKGROUND:   
  
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 exception requests to the Town’s regulations which 
necessitate special consideration by the Commission (see Analysis below).  
  
This application will require final action by the Town Council.     
  
 II.  APPLICATION ANALYSIS  
 
On June 20, 2022, the Town Council approved the ordinance establishing Planned Development 
District-186 (PD-186) for Embree 2499 with Retail-2 District (R-2) and Office District (O) uses. The 
approved concept plan consisted of three drive-thru restaurants of varying sizes: 3,744 square feet, 
3,180 square feet and 974 square feet within the Retail zoned area, and two office buildings totaling 
24,800 square feet within the Office zoned area. 
  
On April 3, 2023, the Town Council approved an amendment to PD-186 to: 

• Add conceptual elevations and written standards for the three fast food restaurants located 
within the R-2 District, 

• Allow south detention facility to be a dry pond,  
• Waive roof pitch requirements for the three fast food restaurants, 
• Allow the use of color gray on Whataburger and Slim Chickens buildings and to allow the use 

of color blue on Dutch Bros building. 

  
The purpose of this amendment is to request delaying the installation of certain improvements and to 
request an exception to the retention pond wall height. 
  
 III.  PHASING AND EXCEPTION:  
 
1.  Phasing and Maintenance: The development standards for PD-186 and the Town’s standards 
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require perimeter landscaping to be installed prior to the acceptance of the subdivision. As a part of 
the compatibility buffer requirement along the western property boundary, installation of a six-foot 
masonry wall and required plantings within the 25-foot landscape buffer is currently required with 
Phase 1 development. The applicant is requesting to delay installation of these improvements and 
construction of the trail within the buffer area until such time each office lot develops in the future. 
  
Town staff has proposed additional standards that would require the two office lots to be cleared of 
all brush and high weeds and regularly maintained to the Town’s minimum standards. Staff has also 
proposed addition conditions related to long term maintenance of the retention pond. The applicant is 
in agreement with the Town recommended conditions. 
 
2.  Exception to the Town’s Engineering Design Criteria for retention pond wall height:Section 
V.C.ii(a) of the Town’s Engineering Design Criteria limits the height of any exposed retention pond 
wall to a maximum of three feet. If the height of the wall was to exceed three feet, a tiered or a 
stepped wall design is required for aesthetic purpose. The applicant is requesting an exception to 
allow the exposed portion of the retention pond wall to be a maximum of five feet and six inches 
(5’6”). 
  
BOARD REVIEW/CITIZEN FEEDBACK:  
 
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 zoning 
application requests.  ZPD23-0005 had a total of 42 Property Owner Notifications mailed.  At the time 
this report was written, staff had not received any correspondence regarding this item. 
  
ALTERNATIVES: N/A 
  
FISCAL IMPACT: N/A  
  
LEGAL REVIEW: Rachel Raggio, of Taylor, Olson, Adkins, Sralla, & Elam L.L.P., has reviewed the 
ordinance as to form and legality.  
  
ATTACHMENTS: 
1. Zoning & Aerial Map 
2. Letter of Intent 
3. Approved Concept Landscape Plan 
4. Retention Pond Cross Section 
5. Draft Development Standards 
  
DRAFT MOTION: Move to approve as presented in the agenda caption. 
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LETTER OF INTENT > EMBREE 2499 

  111 Hillside Drive, Lewisville, TX 75057 / 972. 436. 9712 creating experiences through experience 

October 4, 2023 

 

Lexin Murphy   

Town Planner 

Town of Flower Mound 

2121 Cross Timbers 

Flower Mound, TX  75028 

 

RE:  Zoning Change Request (ZPD23-0005) – Embree 2499 

  

Ms. Murphy: 

 

Please accept this letter, on behalf of Mr. Gene Colley, as an explanation of the proposed Amendment to Planned 
Development-186 (PD-186) consisting of approximately 6.81 acres of land located within the Town of Flower Mound, 
more specifically located west of Long Prairie Road and approximately 400 feet south of Sagebrush Drive.  The current 
zoning on the property is Planned Development-186. The initial Planned Development was recently approved by the 
Town of Flower Mound Council on June 20th, 2022.     
 
The purpose of this application is to request to amend Planned Development-186 (PD-186) to revise language in the 
Phasing & Maintenance section, and to add an exception to the retention pond wall height. 

 
We are very excited to have the opportunity to bring this project forward to appropriately develop this infill site.  This 
location is the ideal spot for this use and the project will be beneficial to the Town and its residents.  Thank you in 
advance for your consideration.  Please do not hesitate to contact me with any questions or comments regarding this 
application.  
 

 

Sincerely,  

 MCADAMS 

Ashton Miller 
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  

Ashton Miller. CNU-A 

 

Cc: Embree Development Group, LLC 
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TOWN OF FLOWER MOUND
LANDSCAPE REQUIREMENT COMPLIANCE

Embree 2499
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street yard

TOTAL STREET YARD
(SQUARE FEET)

71,783 s.f. of 
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25' compatibility buffer along west property 25 ft.
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Variable width-

# OF PARK. SPACES
90 s.f. per 12 spaces 212 Parking Spaces

PARKING AREA LANDSCAPING

1,590 s.f.
STANDARD REQUIRED PROVIDED

32,650 s.f.

1 tree per 10 parking spaces 212 Parking Spaces 21 trees (3" cal.) 30 canopy trees +
6 existing trees

**All parking spaces to be located within 50 ft. of Parking lot tree.

35  Trees (3" cal.)
8 street yard trees + 19 
buffer trees + 4 parking

tree + 5 existing trees

Understory Screening Plants 6' screening shrubs6' screening shrubs

1 shade tree per 400 s.f. 12,575 s.f. 31 trees (3" cal.) 31 trees (3" cal.)

Min. 6' Masonry Wall 6' masonry wall6' masonry wall

60' compatibility buffer setback 60 ft.60 ft.

Avg. 45 ft.
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CROSS SECTION A-A

CROSS SECTION B-B
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E. PHASING & MAINTENANCE. The development of the site will proceed as indicated 
below. 
 
1. The first phase (“Phase 1”) of Planned Development shall include the following: 

a. Infrastructure improvements necessary to develop Lot 1, Lot 2, and Lot 3; 
b. Landscaped areas along Long Prairie Road (FM 2499); 
c. A six-foot (6’) masonry wall along the northern property line; 
d. Perimeter sidewalks along Long Prairie Road (FM 2499); 
e. Wet and dry retention/detention ponds;  
f. Fire lanes, median cuts, right turn lane from Long Prairie Road (FM 2499), and 

curb cuts to the support the development of Building 1, Building 2, and Building 3;  
g. A 31-foot (31’) Mutual Access Easement (Spine Road) running north/south the full 

length of the property connecting into the existing adjacent stub outs. 
h. Lot 4 and Lot 5 shall be cleared and grubbed to remove all non-protected trees, 

vines, shrubs, saplings, and undergrowth. Existing protected trees shall be limbed 
up to allow for ongoing maintenance of the lots. 
 

2. A certificate of occupancy shall not be issued to the first building until Phase 1, as 
mentioned above is completed. 
 

3. The following items located on Lot 4 and Lot 5 shall be constructed for each lot as 
each lot develops: 
a. Landscaped areas shall be completed along the western property line within the 

compatibility buffer; 
b. An eight -foot (8’) Texas Yellow Star Trail within compatibility buffer; 
c. A six-foot (6’) masonry wall along the western property line; and 
d. Fire lanes curb cuts, and other associated infrastructure required to support the 

building(s) that is being developed. 
 

4. A certificate of occupancy shall not be issued to the individual buildings of Lot 4 and 5 
until the improvements mentioned above in Paragraph 3 are complete.  
 

5. In the interim, Lot 4 and Lot 5 shall be maintained to keep weeds, turf grass, brush, 
or any objectionable or unsightly matter under 12 inches at all times.  
 

6. At the time of plat recordation, a Property Owners Association (POA) shall be 
established to maintain landscaping and compatibility buffers, masonry wall, 
sidewalks, retention ponds, and Town trail. 

 

7. Retention Ponds: 
e. The pond will maintain the normal pool elevation level specified on the civil plans. 
f. The pond will be kept clear of all noxious plant material including cottonwood trees, 

willow trees, and cattails specifically.   
g. To achieve the above specification, the POA may need to secure a pond 

maintenance company for weekly or monthly treatment of the noxious plant 
material.  *Water depths less than six feet (6’) may require additional treatment.  

h. Aeration will be provided to the pond and be in good repair and operational year-
round.  

i. Permanent vegetation shall be established and maintained along the exposed 
banks to prevent erosion issues. 
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F. EXCEPTIONS. The following exceptions and waivers shall apply to this Planned 

Development. 
 
1. Driveway Spacing Exception: An exception to the access management policy and 

criteria regarding driveway spacing contained in the Town’s Engineering Design 
Criteria and Construction Standards adopted through Chapter 32 of the Code of 
Ordinances to allow the proposed driveway to be located approximately 300.9-feet 
from an existing driveway to the north and approximately 280.8-feet from an existing 
driveway to the south. The second exception will no longer be necessary once the 
property to the immediate south develops, and the Angel Vet driveway is removed. 
 

2. Retention Pond:  
a. An exception to Section V.C.ii (a) of the Town’s Engineering Design Criteria to 

allow for retaining walls greater than three-foot exposed face. The retaining wall 
shall not exceed 5 feet 6 inches (5’ 6”) and shall be constructed with materials that 
complement the development.   

 
3. Detention Pond: 

a. An exception to Section IV.C.5. of the Town’s Engineering Design Criteria to allow 
a dry detention pond to be located south of Building 3. 

 
4. Waivers to Urban Design Plan 

a. Building 1 – Whataburger 
1. A waiver to the pitch roof requirement for buildings less than 15,000 square 

feet.  
2. Whataburger Orange is permitted on the building only as shown on the concept 

elevations. 
3. Grey may be used as a secondary color not to exceed 40 percent (40%) on 

each façade. 
 

b. Building 2 – Slim Chickens 
1. A partial waiver to the pitch roof requirement for buildings less than 15,000 

square feet. Roof pitch having a slope between 6/12-9/12 shall be provided on 
the tower elements on the north and south facades as shown on the concept 
elevations. The outdoor patio on the east elevation shall also have a pitch roof 
having a slope between 6/12-9/12. 

2. Grey may be used as a secondary color not to exceed 20 percent (20%) on 
each façade. 

 
c. Building 3 – Dutch Bros 

1. A partial waiver to the pitch roof requirement for buildings less than 15,000 
square feet. Roof pitch having a slope between 6/12-9/12 shall be provided on 
the tower elements on the north and south facades as shown on the concept 
elevations. 

2. Dutch Bros Blue (DB-Blue) banding is permitted on the building only as shown 
on the concept elevations. 
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PLANNING & ZONING 

COMMISSION  
AGENDA K.4. 

REGULAR ITEM(S) 

  

 
DATE: October 9, 2023 
FROM: Chuck Russell, Principal Planner 
ITEM: Public Hearing to consider a request for rezoning (ZPD23-0009 – Townlake Phase 

Four (PD-166) Text Amendment) to amend Planned Development District No. 166 
(PD-166) for a cluster development by adding a Public Park or Playground as a 
permitted use. The property is generally located south of Cross Timbers Road and 
east of Flower Mound Road.  

 
BACKGROUND:  
 
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 subject property is undeveloped, contains approximately 13.11 acres and is located within Phase 
Four of the Townlake residential subdivision.  The site is platted (Lot 1, Block C of Townlake Phase 
Four) and has been dedicated to the Town via a deed that was recorded on November 12, 
2020.  Townlake Phase Four contains 89.95 acres, contains 56 single family lots and almost built 
out.   
  
On October 1, 2018, the Town Council approved Ordinance No. 32-18 (ZPD18-0006 - Townlake 
Phase Four), establishing PD-166.  At the time the PD-166 ordinance was approved, the 
development standards restricted permitted uses within the PD as follows: 
  

• Dwelling, single- family detached; 
• Accessory use, general; 
• Garage Sale; 
• Home occupation; 
• Local utility line; 
• Model home; 
• Off-street parking, accessory; 
• Swimming pool, private; 
• Tennis Courts 

  
Town staff are requesting to amend the development standards of PD-166 to allow a “Public Park or 
Playground” as a permitted use.  The Town is in the process of programming the subject property as 
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a Town Park.  The site was originally intended to contain a Tennis Facility.  On May 6, 2023, the 
proposed Tennis Facility was voted down as a part of a bond election.    
  
The proposed PD-166 amendment is a “clean-up” item to ensure the Town can proceed with 
programming and constructing the proposed park.  The proposed park is accessible via both Cross 
Timbers Road to the north and Mark Twain Boulevard to the south.   
  
BOARD REVIEW/CITIZEN FEEDBACK:  
 
I. 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 zoning 
application requests.  ZPD23-0009 had a total of 113 Property Owner Notifications mailed.  At the 
time this report was written, staff had not received any correspondence regarding this item.  
  
ALTERNATIVES: N/A 
  
FISCAL IMPACT: N/A  
  
LEGAL REVIEW: N/A  
  
ATTACHMENTS: 
1. Zoning & Aerial Map 
  
DRAFT MOTION: Move to approve as presented in the agenda caption. 
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