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AGENDA 

            TOWN OF SUNNYVALE              
            PLANNING AND ZONING COMMISSION                   

MONDAY, MARCH 21, 2016 
  TOWN HALL - COUNCIL CHAMBERS 

127 N. COLLINS RD. 
7:00 P.M.       

 
CALL MEETING TO ORDER 
Planning and Zoning Commission Chairperson calls the Meeting to order, state the date 
and time. State Commissioners present and declare a quorum present. 

 
1. APPROVAL OF MINUTES FOR 2/15/2016 REGULAR MEETING  

 
PUBLIC HEARING  
Open or continue public hearing, consider testimony and other information provided, 
close public hearing, and take necessary action with respect to the following: 
 

2. APPLICANT:  JOHN ARNOLD - SKORBURG DEVELOPMENT 
 AT OR ABOUT:   NE QUADRANT OF THE INTERSECTION OF TRIPP RD  
    AND JOBSON RD (83.06 ACRES) 
 REQUEST:   TO CHANGE THE TOWN’S COMPREHENSIVE PLAN  
    AND LAND USE DIAMGRAM FROM ESTATE   
    RESIDENTIAL (ER) TO LOW DENSITY RESIDENTIAL  
    (LDR) AND THE ZONING MAP FROM SINGLE FAMILY 3  
    (SF-3) & SINGLE FAMILY 2 (SF-2) TO SINGLE FAMILY 3  
    – PLANNED RESIDENTIAL OVERLAY (SF-3-PRO)  
    (GLAZER ESTATES) 
 

3. APPLICANT:  JOHN ARNOLD - SKORBURG DEVELOPMENT 
 AT OR ABOUT:   3134 N BELT LINE RD – 45.632 ACRES NEAR SE   
    QUADRANT OF THE INTERSECTION OF BELTLINE RD  
    AND TOWN EAST BLVD 
 REQUEST:   TO CHANGE THE TOWN’S COMPREHENSIVE PLAN  
    AND LAND USE DIAGRAM FROM RETAIL (R) TO URBAN 
    DENSITY RESIDENTIAL (UDR) AND THE ZONING   
    MAP FROM LOCAL RETAIL (LR) TO ATTACHED   
    HOUSING –  PLANNED RESIDENTIAL OVERLAY (AH- 
    PRO) (CYPRESS MANORS) 
 

4. APPLICANT:  TERESA MYERS – LAND RESOLUTIONS, INC. 
 AT OR ABOUT:   320 TOWN EAST BLVD. (7.4 ACRES) 
 REQUEST:   PRELIMINARY PLAT – HAWKINS ESTATES, LOT 1  
    BLOCK 1  
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5. APPLICANT:  HOLLEY MONTIE 

 AT OR ABOUT:   520 CLAY ROAD (3.04 ACRES) 
 REQUEST:   MINOR PLAT -  FLOWERS DISTRIBUTION CENTER 
 

6. APPLICANT:  STONE CANYON EAST, L.P. (DAVID GOODHART) 
 AT OR ABOUT:   7.5 ACRES SOUTH OF STONE CANYON DRIVE AND  
    BOULDER LANE 
 REQUEST:   PRELIMINARY PLAT – STONE CANYON EAST, PHASE  
    5A 
 

7. APPLICANT:  STONE CANYON EAST, HOA (DAVID GOODHART) 
 AT OR ABOUT:   2.6 ACRES NEAR THE INTERSECTION OF STONE   
    CANYON DRIVE AND CAPROCK DRIVE 
 REQUEST:   REPLAT – STONE CANYON EAST, PHASE 4, LOT OS  
    192R & OS 193R  
 

8. APPLICANT:  STONE CANYON EAST, L.P. (DAVID GOODHART) 
 AT OR ABOUT:   1.411 ACRES AT STONE CANYON DRIVE AND   
    BOULDER LANE 
 REQUEST:   SITE PLAN – STONE CANYON EAST AMENITY CENTER  
 

9. APPLICANT:  JOSE CANTU 
 AT OR ABOUT:   3.7 ACRES NEAR SE QUADRANT OF THE    
    INTERSECTION OF S. COLLINS RD (SH 352) AND CLAY  
    RD 
 REQUEST:   SITE PLAN -  US RENAL CARE SUNNYVALE 
 

10. APPLICANT:  JOSE CANTU 
 AT OR ABOUT:   3.7 ACRES NEAR SE QUADRANT OF THE    
    INTERSECTION OF S. COLLINS RD (SH 352) AND CLAY  
    RD 
 REQUEST:   PRELIMINARY PLAT – US RENAL CARE SUNNYVALE 
 

11. APPLICANT:  COLIN HELFFRICH, P.E. 
 AT OR ABOUT:   334 JOBSON ROAD – 48.77 ACRES WEST OF JOBSON  
    ROAD AND EAST OF WANDERING BROOK DRIVE  
 REQUEST:   TENTATIVE DEVELOPMENT PLAN – STONEY CREEK  
    PHASE 2E 
 

12. APPLICANT:  COLIN HELFFRICH, P.E. 
 AT OR ABOUT:   334 JOBSON ROAD – 61.39 ACRES SOUTH WEST OF  
    THE INTERSECTION  OF STONEY CREEK BLVD AND  
    WANDERING BROOK DRIVE 
 REQUEST:   TENTATIVE DEVELOPMENT PLAN – STONEY CREEK  
    PHASE 2F 
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13. APPLICANT:  COLIN HELFFRICH, P.E. 
 AT OR ABOUT:   400 NANCE ROAD – 154 ACRES NORTHEAST OF   
    NANCE ROAD 
 REQUEST:   TENTATIVE DEVELOPMENT PLAN – STONEY CREEK  
    TRACT 4 
 

14. APPLICANT:  TOWN OF SUNNYVALE    
 REQUEST:   AN ORDINANCE AMENDING ZONING ORDINANCE NO.  
    324 DULY PASSED BY THE TOWN COUNCIL ON   
    JANUARY 31, 2000; AS AMENDED FROM TIME TO TIME; 
    SO AS TO CHANGE BY ADOPTION OF AMENDMENTS  
    TO THE TEXT OF THE TOWN’S ZONING ORDINANCE  
    INCLUDING WITHOUT LIMITATION, CHANGES TO   
    CHAPTER 19.7 TEMPORARY USES; AND ADDING  
    REGULATIONS FOR MOBILE FOOD VENDOR,  
    PROVIDING AN EFFECTIVE DATE; PROVIDING FOR  
    PENALTIES; AND PROVIDING A SEVERABILITY   
    CLAUSE. 
ADJOURN 
 
ALL LOCATIONS IDENTIFIED ARE IN THE TOWN OF SUNNYVALE UNLESS OTHERWISE 
INDICATED.  FOR A DETAILED PROPERTY DESCRIPTION, PLEASE CONTACT THE BUILDING 
OFFICIAL AT TOWN HALL.  ALL ITEMS ON THE AGENDA ARE FOR POSSIBLE DISCUSSION AND 
ACTION. PLEASE TURN OFF ALL TELEPHONES AND HANDHELD COMMUNICATION DEVICES 
WHILE IN ATTENDANCE AT THIS MEETING.  MEMBERS OF THE PUBLIC ARE REQUESTED TO 
LIMIT THEIR COMMENTS, WHETHER AT THE PUBLIC FORUM OR DURING A PUBLIC HEARING, 
TO NO MORE THAN FIVE (5) MINUTES. 
 
THE SUNNYVALE PLANNING AND ZONING COMMISSION RESERVES THE RIGHT TO ADJOURN 
INTO EXECUTIVE SESSION AT ANY TIME DURING THE COURSE OF THIS MEETING TO DISCUSS 
ANY OF THE MATTERS LISTED ABOVE, AS AUTHORIZED BY TEXAS GOVERNMENT CODE 
SECTION 551.071 (CONSULTATION WITH ATTORNEY), 551.072 (DELIBERATION ABOUT REAL 
PROPERTY), 551.073 (DELIBERATIONS ABOUT GIFTS AND DONATIONS), 551.074 (PERSONNEL 
MATTERS), 551.076 (DELIBERATIONS ABOUT SECURITY DEVICES), AND 551.086 (ECONOMIC 
DEVELOPMENT). 
 
THE TOWN OF SUNNYVALE IS COMMITTED TO COMPLIANCE WITH THE AMERICANS WITH 
DISABILITIES ACT (ADA).  REASONABLE ACCOMMODATIONS AND EQUAL ACCESS TO 
COMMUNICATIONS WILL BE PROVIDED TO THOSE WHO PROVIDE NOTICE TO THE DIRECTOR 
OF COMMUNITY SERVICES AT 972-226-7177 AT LEAST 48 HOURS PRIOR TO THE MEETING. 

 
THE FOREGOING NOTICE WAS POSTED IN THE FOLLOWING LOCATIONS: 

SUNNYVALE ISD 417 E. TRIPP ROAD 
SUNNYVALE LIBRARY AT 402 TOWER PLACE  
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I HEREBY CERTIFY THAT THE FOREGOING NOTICE WAS POSTED ON MARCH 
18, 2016 IN THE FOLLOWING LOCATIONS AND REMAINED SO POSTED 
CONTINUOUSLY FOR AT LEAST 72 HOURS PRECEDING THE SCHEDULED TIME 
OF SAID MEETING: 
 
TOWN HALL AT 127 N. COLLINS ROAD 
 

 
__________________________________________ 
LESLIE BLACK, TOWN SECRETARY 
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MINUTES 

            TOWN OF SUNNYVALE              
            PLANNING AND ZONING COMMISSION                   

MONDAY, FEBRUARY 15, 2016 
  TOWN HALL - COUNCIL CHAMBERS 

127 N. COLLINS RD. 
7:00 P.M.       

 
   CHAIRPERSON   KEN DEMKO  

   CO-CHAIRPERSON  ANTHONY OKAFOR  
  COMMISSIONER   JOHN PEASE  

   COMMISSIONER   SHINEY DANIEL  
   COMMISSIONER   JOSH SANDLER  

   COMMISSIONER              RAY VANEK 
COMMISSIONER   KING MOSS 
ALTERNATE COMMISSIONER SARAH MITCHELL 

   ALTERNATE COMMISSIONER DON KLINE 
 
 

CALL MEETING TO ORDER 
Meeting called to order at 7:00 p.m.   

 
1.  APPROVAL OF MINUTES FOR 1/19/2015 REGULAR MEETING  

 
Commissioner Daniel made a motion, seconded by Commissioner Moss, to approve the 
Regular Meeting Minutes.  Chair Demko called for a vote, and with all members voting 
affirmative, the motion passed unanimously. 
 
PUBLIC HEARING  
Open or continue public hearing, consider testimony and other information provided, 
close public hearing, and take necessary action with respect to the following: 

 
2. APPLICANT:          JOHN ARNOLD - SKORBURG DEVELOPMENT 

 AT OR ABOUT:      NE QUADRANT OF THE INTERSECTION OF TRIPP  
         RD AND JOBSON RD 

           REQUEST:             CONCEPT PLAN – GLAZER ESTATES 
 

Director Jackson presented the item. 
 

The applicant is seeking Concept Plan approval for the Glazer Estates.  The applicant has proposed 2 
different proposals for review.  Concept A is proposed for the development of one (1) acre lots.  Concept 
B is proposed for the development of ½ acre and 1 acre lots.  The property is located within the northeast 
quadrant of the intersection of Tripp Road and Jobson Road.  The property is 83.06 acres in size and is 
zoned Single Family Residential 2 (SF-2) on the southern portion of the property abutting Tripp Road and 
Single Family Residential 3 (SF-3) on the northern portion of the property.  The property abuts the 
Sunnyvale Estates development to the west, The Falls development to the east, large single family 
residential lots to the south, and property owned by Texas Power & Light/Oncor Electric Delivery 
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Company on the north.   A portion of the property is located within floodplain; and consists of two existing 
ponds.  Most of the floodplain area would remain undeveloped with the current proposals.  There are a 
number of existing structures located within the southwest corner of the property that would be removed 
prior to development.   
 
Applicant John Arnold of Skorburg Development, 8214 Westchester Street, Dallas Tx75225 spoke on 
behalf of the application.  He gave background on the application and made a presentation to the 
Commission.  He explained intent for the development.  He noted the reasoning for the layout of the 
development with regard to # of lots, buffers and screening.  Mr. Arnold noted that the configuration was 
chosen primarily due to the fact that it was the only layout that was cost feasible.  He noted that previous 
proposal for the property which had fewer lots were not cost feasible.   
 
Mr. Arnold showed the commission various examples of previous Skorburg developments.  He also 
addressed some comments that were noted in the staff report. 
 
Commissioner Moss asked if Windsor was the only builder that would be used. 
 
Mr. Arnold stated that Windsor would likely not be the only builder.   
 
Commissioner Pease asked what the price point for the development (homes) would be. 
 
Mr. Arnold stated approximately $500,000 - $700,000. 
 
Resident Christine Gunter, 318 East Tripp spoke.  She noted concerns with sewer.  She asked if sewer 
would be provided.   
 
Chairman Demko stated that sewer would be required for the development 
 
Ms. Gunter also noted concerns with the current drainage.  She asked how it would be resolved. 
 
Chairman Demko noted that the drainage would be addressed by not only the developers engineers but 
also reviewed by the Town when submitted for development.  He noted that all property that is developed 
now have to be reviewed to assure property drainage to and from the proposed development. 
 
Ms. Gunter noted that she was opposed to any development south of the pond area due the floodplain 
issues and drainage issues.  She also requested that the Town look into moving the existing mail boxes 
to the south of Tripp Road. 
 
Resident Cindy Bernowski, 106 Big Bend Circle spoke.  She noted concerns with the proposed open 
ditch drainage and parking.  She noted that with ditch drainage, people try to park on the limited right of 
way width causing an obstruction.  She also noted concerns with the proposed park area and if it would 
be the Towns responsibility or the HOA. 
 
Mr. Arnold noted that the park would be maintained by the HOA but the trail would be publicly accessible.   
 
Director Jackson noted that the trail would be a part of the Town Park Master Plan.  Noting this fact, it 
would likely be required to be a public park area.  The public park area would need to be noted in the 
proposed PRO language.   Mr. Jackson noted that at this time only the concept plan was up for review. 
 
Commissioner Okafor noted that it would be very difficult to prevent residents from using the proposed 
area whether it was part of an HOA or not. 
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Commissioner Okafor noted that when the civil study is done, Homestead Phase 3 should be considered.  
 
Director Jackson stated that he had made the applicant aware of this issue. 
 
Commissioner Daniel noted concerns with increased traffic on Jobson and Tripp Road. 
 
Director Jackson stated that the development it would increase traffic.  He stated that the currently 
classification of the two roadways, Jobson and Tripp, stipulate that both should be able to handle the 
increase traffic.  He also noted though, that a previous application that was considered removed proposed 
lots from Tripp Road probably due to concerns with direct access and increase traffic. 
 
John Arnold noted that a sewer line is shown to be located along Jobson Road.  He also stated in regards 
to traffic, he noted that they would be willing to do a traffic impact analysis study for the proposed 
development if needed. 
 
Resident John Noster, 120 Lakeview Drive gave background with regard to the abutting utility substation.  
He noted that the existing substation is already buffered by berms and landscaping.  He stated that the 
developer would not need to develop a berm as shown on their plans. 
 
Chairman Demko noted his concerns with the proposed country lanes and lack of sidewalks.  He noted 
he would like to see sidewalks.  He asked if this item would be addressed at concept plan approval or 
PRO ordinance approval. 
 
Staff noted that the concept plan approval would be what the developer would draft their PRO regulations 
to.  If the concept plan was approved as submitted, country lanes would be allowed. 
 
John Arnold noted that if there were concerns, they would be willing to work with staff to come up with 
other solutions.  He stated that country lanes were selected to be used primarily for aesthetic reasons. 
 
Commissioner Pease noted concerns with drainage and the use of country lanes. 
 
Chairman Demko noted that country lanes would provide for drainage with a bar and ditch as opposed to 
a curb and gutter road would provide for underground drainage system with culverts. 
 
John Arnold noted that they would address the drainage issues with development.  He noted that 
drainage requirements do not allow additional run-off downstream. 
 
Additional discussion was had amongst the Commission and the applicant with regard to existing 
drainage, the use of country lanes and parking. 
 
Commissioner Daniel asked if the two residential area would be connected by a walkway that are 
currently separated by the floodplain. 
 
John Arnold stated that their intentions were not to connect the two areas.  Each area would in essence 
be treated as two separate subdivisions. 
 
Chairman Demko noted that Stone Canyon was developed in a similar fashion. 
 
Commissioner Daniel asked what would be the minimum number of lots that could be developed and 
maintain a financially feasible development. 
 



P&Z 
2/15/2016 

 
John Arnold stated that they were at the pretty much at the minimum number of lots. 
 
John Arnold suggested that the item be tabled to address the Commission concerns and to submit for the 
required zone change. 
 
Additional discussion was had amongst the Commission and the applicant with regard to the number of 
lots, drainage and types of homes to be constructed. 
 
Commissioner Sandler made a motion to table the item so the applicant can address issues 
including but not limited to street depth, density, traffic impact and anticipated PRO language, 
seconded by Commissioner Daniel.  Chairperson Demko called for a vote, and with all members 
voting affirmative, the motion passed unanimously. 

 
 

3. APPLICANT:          JOHN ARNOLD - SKORBURG DEVELOPMENT AT 
OR ABOUT:           3134 N BELT LINE RD – 45.632 ACRES NEAR SE 

         QUADRANT OF THE INTERSECTION OF BELTLINE      
        RD AND TOWN EAST BLVD 

           REQUEST:             TO CHANGE THE TOWN’S COMPREHENSIVE PLAN  
        AND LAND USE DIAGRAM FROM RETAIL (R) TO   
        URBAN DENSITY RESIDENTIAL (UDR) AND THE  
        ZONING MAP FROM LOCAL RETAIL (LR) TO   
        ATTACHED HOUSING – PLANNED RESIDENTIAL  
        OVERLAY (AH- PRO) 

 
Director Jackson presented the item. 

 
The applicant has submitted a zoning proposal to develop a residential community at the southeast 
corner of Town East Road and Beltline Road.  The residential development will encompass 
approximately 45 acres.  The southern portion of the subject property is currently developed as the Town 
East Golf Center (3134 Belt Line Road).  The northern portion of the property is undeveloped.  The 
existing zoning for the entire property is Local Retail.  The existing land use designation in the Town future 
comprehensive plan is Retail.   
 
The property abuts the Samuel New Hope Park to the west, Belt Line Road to the east, Church property 
to the south, and Town East Blvd. on the north.   The applicant has proposed a Planned Residential 
Overlay development for the subject property. The PRO would use the Attached Housing zoning district 
as its base zoning district.  Forty-Five (45) acres would be developed with 155 lots proposed under the 
AH-PRO district.  The immediate corner of the property, approximately 13.7 acres, would remain 
undeveloped and zoned Local Retail.   
 
In order to proceed with the development proposal, the applicant has requested a zone change and 
comprehensive plan amendment.   
 
Director Jackson noted the absence of a landscape plan and detailed PRO language with regard to the 
submitted request.  He noted a landscape plan is required for the establishment of a PRO district.  He 
also noted concerns with regard to the language in the submitted PRO ordinance.   
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John Arnold spoke on behalf of the application.  He stated that he would like to table the item in 
order to address the concerns noted by staff in the staff memo.  He presented a slide show to 
the Commission in order to obtain feedback.   
 
Commissioner Daniel noted that the proposal included sidewalks. 
 
John Arnold noted that the development would have sidewalks and curbs. 
 
Commissioner Okafor asked if notification was sent out to residents in The Homestead 
subdivision. 
 
Director Jackson stated that notices were sent out to all property owners within 400’ as required 
by the Town code.  He noted that the Homestead subdivision is further than 400’ away.   
 
Commissioner Okafor asked if the proposed development would affect the school district. 
 
Director Jackson stated that the proposed development would affect the school district.  
Especially considering the typical household includes 3.1 residents some of which would be 
children.  
 
Commissioner Daniel noted concerns about the lack of alleys and parking. 
 
John Arnold noted that a majority of their developments do not have alleys.  He noted that the 
alleys would not necessarily assist with parking.   
 
Commissioner Okafor disagreed.  He noted the increased aesthetic appeal of subdivisions with 
alleys.  He noted the lack of cars on the street with homes with alley access. 
 
Commissioner Vanek stated that he was not for alleys.   
 
Chairman Demko stated that he believed an alley was not allowed per Town zoning 
requirements unless a lot was under a certain size. 
 
Director Jackson stated that he would have to verify for certainty, but he believed that was true.  
He noted that alleys were absent from a recent development such as phase 5A of Homestead. 
 
Additional discussion was had amongst the Commission and the applicant with regard to the lot width and 
lot depth. 
 
Cindy Bernowski, 106 Big Bend Circle, stated it was her understanding that the area was to remain retail.  
She noted that the Town kept it that way so that they could obtain sales taxes.  She noted possible 
solutions to garage orientation for front entry residences.  She also noted concerns with the density and 
the school district.  She suggested a 55 and older neighborhood. 
 
John Arnold noted that the 55 and older proposal would not work for the size of development proposed.  
He stated that the size of the community was too large to restrict certain ages. 
 
Commissioner Pease stated the he believed the major concern for the proposal was the density.   
 
John Arnold noted the concerns and stated that they would try to address the concerns with maybe lower 
density. 
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Additional discussion was had amongst the Commission and the applicant with regard to density and 
parking.  The applicant showed the Commission additional preliminary proposals that were under review. 
 
Commissioner Daniel made a motion to table the item until the next P&Z meeting, seconded by 
Commissioner Moss.  Chairperson Demko called for a vote, and with all members voting 
affirmative, the motion passed unanimously. 

 
4. APPLICANT:          TOWN OF SUNNYVALE 

           REQUEST:             AN ORDINANCE AMENDING ZONING ORDINANCE  
        NO.324 DULY PASSED BY THE TOWN COUNCIL ON  
        JANUARY 31, 2000; AS AMENDED FROM TIME TO  
        TIME; SO AS TO CHANGE BY ADOPTION OF   
        AMENDMENTS TO THE TEXT OF THE TOWN’S  
        ZONING ORDINANCE INCLUDING WITHOUT   
        LIMITATION, CHANGES TO CHAPTER 19.7   
        TEMPORARY USES; AND ADDING REGULATIONS  
        FOR MOBILE FOOD VENDOR, PROVIDING AN   
        EFFECTIVE DATE; PROVIDING FOR PENALTIES;  
        AND PROVIDING A SEVERABILITY CLAUSE. 

 
Director Jackson presented the item. 
 
Direction was provided to Town staff to propose an amendment to the zoning ordinance to include 
provisions for mobile food vendors.  Town Staff has prepared such an amendment for review and 
consideration by the Planning & Zoning Commission and Town Council.   
 
Currently the Town has no regulations for mobile food vendors.  At one time there was a “Sales from 
temporary facilities” category under Section 19.7 Temporary Uses in the zoning ordinance which allowed 
for temporary food and miscellaneous retail sales.  In 2013, the “Sales from temporary facilities” category 
was removed as part of an overall update amendment to the zoning ordinance.  Staff assumes that the 
temporary sales use was removed in order to restrict the opportunities for miscellaneous “back of the 
pickup truck type sales” throughout the Town.  The removal of the “Sales from temporary facilities” 
category restricted the miscellaneous sales but subsequently it also restricted the opportunity for mobile 
food vendor sales such as snow cone stands and food trucks.   
 
Town staff has received requests for the approval of snow cone stands as well as food trucks (for special 
events such as Sunnyfest).  At this time, these particular uses are being permitted but without appropriate 
regulations in place.  Staff has proposed an amendment that would allow for snow cone stands and other 
mobile food vendors within the Town limits.   

 
Commissioner Daniel asked if the ordinance would preclude Girl Scout sales.   
 
Director Jackson stated the proposed ordinance would not apply to Girl Scout sales.  The 
ordinance would be applied to snow cone stands and mobile food vendors only. 
 
Commissioner Sandler asked if there should be a special event fee.  He stated that the Town 
may not want a fee for special events.  He noted concerns with wording in the ordinance and 
application.   
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Director Jackson noted the difference between a special event permit and temporary event 
permit would be the time period for approval.  

Commissioner Sandler noted that he believed the 90 approval period for a temporary permit 
may be too long.  He stated that it may be better to do a 30 day approval with the option to 
renew. 

Commissioner Sandler noted additional language change proposals to the ordinance. 

Additional discussion was had amongst the Commission on the permit length time, Dallas County Health 
service review, staff review, staff enforcement and permit fee costs.  The commission also discussed 
examples of different types of businesses and different permit application proposals. 

It was concluded by the Commission that staff should amend the proposed ordinance to allow for 
separate regulation and fee approaches for mobile food stands (stationary food units) and mobile food 
trucks (non-stationary food units). 

The item was tabled so that staff could propose an amendment that allowed for mobile food 
stands and mobile food trucks.   

ADJOURN 

Meeting adjourned at 9:52 p.m. 

The undersigned presiding officer certifies that this is a true and correct record of the 
proceedings. 

____________________________________ 
 Ken Demko, Chair 

ATTEST: 

_______________________________ 
Leslie Black, Town Secretary 
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Town Secretary                        Fiscal Year 2012 ‐ 2013 
 

 
 Prepared By: Rashad Jackson, AICP   
 Director of Development Services 

 
Summary:  
APPLICANT:  JOHN ARNOLD - SKORBURG DEVELOPMENT 
AT OR ABOUT:   NE QUADRANT OF THE INTERSECTION OF TRIPP RD AND  
   JOBSON RD (83.06 ACRES) 
REQUEST:   TO CHANGE THE TOWN’S COMPREHENSIVE PLAN AND  
   LAND USE DIAMGRAM FROM ESTATE RESIDENTIAL (ER) TO  
   LOW DENSITY RESIDENTIAL (LDR) AND THE ZONING MAP  
   FROM SINGLE FAMILY 3 (SF-3) & SINGLE FAMILY 2 (SF-2) TO  
   SINGLE FAMILY 3 – PLANNED RESIDENTIAL OVERLAY (SF-3- 
   PRO) 
 
Background: 
The applicant is seeking zone change approval for a proposed planned residential overlay.  The property 
is located within the northeast quadrant of the intersection of Tripp Road and Jobson Road.  The property 
is 83.06 acres in size and is zoned Single Family Residential 2 (SF-2) on the southern portion of the 
property abutting Tripp Road and Single Family Residential 3 (SF-3) on the northern portion of the 
property.  The property abuts the Sunnyvale Estates development to the west, The Falls development to 
the east, large single family residential lots to the south, and property owned by Texas Power & 
Light/Oncor Electric Delivery Company on the north.   A portion of the property is located within floodplain; 
and consists of two existing ponds.  Most of the floodplain area would remain undeveloped with the 
current proposal.  There are a number of existing structures located within the southwest corner of the 
property that would be removed prior to development.   
 
The applicant does not plan to develop to the base zoning district requirements.  The applicant has 
proposed 58 single family residential lots, which range in size from .5 acres to 1.4 acres.  The 
development would have a mix of 1/2 acre and 1 acre lots within the northern portion of the development 
and 1 acre lots along the southern portion of the development.  If allowed, the development would require 
a zone change to a Planned Residential Overlay (PRO) due to the lot size variations proposed.  The 
proposed ½ acre lots within the development do not follow the development standards for the underlying 
SF-3 zoning district.  The SF-3 zoning district requires a 1 acre lot size minimum.  With a PRO, the 
developer can request a variation from the base zoning district development standards with regard to lot 
size, dimension and design. The types of uses allowed and performance standards applicable to planned 
residential developments may vary from the base district with which the planned residential overlay 
combines.    
 
In order to proceed with the development proposal, the applicant has requested a zone change and 
comprehensive plan land use amendment.   
 
Comprehensive Plan Info 
 
The Comprehensive Plan is the document that provides direction for the development of individual 
properties, according to the Town’s vision.  Individual development request should fit into the overall 
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development plan that has been prescribed.  The Land Use Diagram shows three different land use 
designations for the site, Estate Residential (along the south side of the property abutting Tripp Rd), 
Floodplain (within the middle of the property), and Low Density Residential (north side of the property 
abutting Jobson Road). 
 
Estates Residential is “characterized by single-family detached homes on large lots.  The maximum base 
density for this land use category is .8 du/a, with a minimum lot size of one acre.  In order to retain the 
rural character of the Town, particularly the views along the major roadways, Estate Residential 
development should be designed with wide lots providing some separation between homes on adjacent 
properties.  For this reason, the development at base densities should maintain a minimum lot width of 
170 feet and a lot depth greater than the lot width.  An incentive density of .9 du/a may be permitted if the 
development project is at least 20 acres, fifteen (15) percent of the subdivision is preserved as open 
space and project design is superior.  All Estate Residential lots must have direct public roadway access 
and be connected to a public water system.” 
 
Low Density Residential is “characterized as a residential subdivision with a maximum base density of 1.0 
dwelling units per acre.  Typical housing types in this land use category include single family detached 
homes on large and medium sized lots.  Projects from 20 to 175 acres may achieve incentive densities as 
well, although the specific requirements for a smaller project vary.  A minimum lot width of 170 feet is 
required unless the subdivision is developed at the incentive or bonus density.” 
 
Floodplain includes all public park land within the Town.  In addition, it includes the general areas of land 
located within the 100-year floodplain as identified by the Federal Emergency Management Agency 
(FEMA).  It may include land that has been reserved as open space by either a public agency or private 
landowner.  Development of private lands in this category is limited due to public safety concerns. The 
Town recognizes that modification of floodplain areas, in accordance with federal regulations, may 
remove some land from floodplain designations.   
 
As noted, development proposals are meant to fit into the proposed development plan noted for the area.  
The proposed plan does not.  The development could be appropriate for the subject area but one must 
consider the established development intent noted in the Comprehensive Plan.  At a recent joint 
workshop for the Town Council and Planning & Zoning Commission held on January 8, 2016, it was 
established that the future land use intentions for this property would remain as is.  Noting this, staff 
cannot support the current application even if the development could be considered appropriate for the 
area.    
 
Zoning Ordinance Info – Base Density Development  
 
The purpose of the SF-2 District “is intended as an area for low density residential use in a semi-rural to 
rural environment.  The principal purpose of this district is large-lot single family residential development; 
small lot or residential subdivision development is discouraged.  This district is appropriate for selected 
locations where rural characteristics are desired, or where terrain or public service capacities necessitate 
low densities.  Limited public services may be extended to this district based upon proximity to existing 
services”.  The purpose of the SF-3 District “is intended for low density residential use on large and 
medium size lots, and the provision of flexible development opportunities through planned residential 
development.  This district is appropriate where low-density urban development is desired and where 
public services exist or could reasonably be extended to the development”.   
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Planned Residential Overlay Info 
 
As noted, in order to proceed with this proposed development, a zone change to a planned residential 
overlay would be required accompanied by a land use map amendment.  The zoning ordinance has 
established a Planned Residential Overlay District that allows for modifications to the underlying base 
zoning district providing that certain provisions are met.  At this time, the project area requirement for the 
establishment of a SF3 Planned Residential Overlay District is 1,000 acres.   
 
Section 10.10 (Alternative Proposal and Variation from Requirements) of the zoning ordinance states 
project size variations (developments smaller than 1000 acres) may be considered for a planned 
residential overlay with the following limitations: 
 

A. No variations will be granted from the maximum residential densities for planned 
residential developments set forth in the base zoning district regulations. 

B. The alternative proposal and variations requested shall achieve the same basic 
objectives as the particular standards which are to be varied. 

C. Where the proposal seeks to vary project size limitations, the alternative design shall be 
evaluated in accordance with standards applicable to larger projects. 

 
Staff believes the intent of the Section 10.10 language was to allow for the consideration of development 
proposals that do not meet the minimum 1000 acre requirement. 
 
 
Details of the proposed SF3 – Planned Residential Overlay development are as follows. 
 

Total Site Area     83.06 acres 
SF-2 Lot Area (1 acre lots)   13.75 acres (16%) 
SF-3 Lot Area (1/2 acre – 1 acre lot mix)  48.77 acres (58%) 
Open Space Area (ponds)   approx.  18.21 acres (21%) 
Total Lots      58 Lots 

 
The table below shows the proposed development standards that would be up for consideration.  The 
development standards note that “the required 40-foot front yard could be reduced up to five (5) feet for 
lots situated along curvilinear streets, cul-de-sacs or eyebrows, or where a 40’ front yard building setback 
would create an undue hardship on the property.”   
 
Detached Single Family Lot Types A B 
Minimum lot area (square feet) 20,000 SF 43,560 SF 
Maximum Building Height 36’ 
Air Conditioned Square Footage (minimum) 2,400 SF 

 
Minimum roof pitch 8:12 except for 4:12 on porch roofs 
Minimum lot width at front building line  100’ (Note 1) 
Minimum lot depth 170’ (Note 1) 
Minimum corner lot width 100’ 
Minimum Building Setbacks:   
Front yard  
(front porch may encroach to within 10’ of front property line) 

40’ (Note 3) 

Rear yard 15’ 
Interior side yard 7’ 
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Corner (side) yard 15’ 
   
Garage orientation: Traditional “swing” or “J” drive garages 

shall be required.  However, garage 
doors shall be permitted to face the 
street to the extent that the same or 
greater number of garage doors for the 
dwelling are in the “swing” or “J” 
configuration.  

 
 
 

   
Maximum lot coverage 65% 
   
Minimum distance of driveway from property line (applicable 
to front entry garage only) 

40’ 

 
Notes: 

1) Lots fronting onto curvilinear streets, cul-de-sacs and eyebrows may be reduced in lot width at the front 
property line.  Additionally, the lot depth on lots fronting onto curvilinear streets, cul-de-sacs and eyebrows 
may be reduced as needed to fit the knuckles and cul-de-sacs in accordance with the attached concept 
plan. 

2) The streets within the subdivision shall be of open swale design for storm drainage.  
3) The required 40-foot front yard building setback may be reduced by up to five (5) feet for lots situated along 

curvilinear streets, cul-de-sacs or eyebrows, or where a 40’ front yard building setback would create an 
undue hardship on the property. 

 
Density Categories 
If established as a PRO, the following would need to be considered.  For an SF-3 PRO, there are three 
density categories, which include incentive density and two (2) bonus density categories.  For each 
category, there are items that need to be provided, in order to qualify for a specific category.  Those 
requirements have been provided below: 
 

Planned Residential Development Standards 
  SF-3 ZONING DISTRICT 

Density 
Category 

Maximum 
Permitted 
Density 

Minimum 
Project 

Size 

Minimum 
Open Space 
(Percent of 

Gross 
Usable 

Acreage) 
Required 
Lot Size 

Minimum % of 
Lots that must be 

Larger than or 
Equal to Required 

Lot size Buffer 

Incentive 1.3 D.U/acre 1,000 
acres 

15 % 16,000 sq ft 
18,000 sq ft 
24,000 sq ft 
30,000 sq ft 

100% 
80% 
60% 
35% 

Screen 

Bonus  
Option 1 

1.6 D.U/acre 1,000 
acres 

15 % 15,000 sq ft 
18,000 sq ft 
20,000 sq ft 
24,000 sq ft 

100% 
70% 
30% 
10% 

Berm 

Bonus 
Option 1 

1.6 D.U/acre 1,000 
acres 

25% 13,000 sq ft 
15,000 sq ft 
18,000 sq ft 
20,000 sq ft 

100% 
80% 
30% 
10% 

Berm 

1.   Either option may qualify for bonus density. 
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Based upon the information that has been provided, it would appear that the proposal would align with the 
incentive density category. 
 
Maximum Permitted Density 
For the incentive category, the maximum permitted density for the development is 1.3 dwelling units per 
acre.  Density is calculated by the number of dwelling units provided per gross usable acre of land.   
Gross useable acres is defined as “the number of acres of land in a development site computed by 
subtracting from the total number of acres that is occupied by (1) floodway, (2) 75% of any land 
encumbered by a reservation of record, restricting all or a portion of property from development or 
encumbered by a power line easement, and (3) any other form of unusable open space”.  As shown later 
in the staff memo, the gross useable acres are determined to be approximately 64 acres.    The applicant 
has proposed a maximum density of 0.9 with a total of 58 lots on 64 acres of gross useable land. 
 
Minimum Percentage of Lots 
For density category there is a different minimum percentage of lots that must be equal to or greater than 
the required lot size shown on the table above.  Based upon the plan provided, the applicant would 
appear to meet the lot mix required for the incentive density category.   
 
Maximum Number of Dwelling Units 
The maximum number of dwelling units that are permitted within the PRO cannot exceed the number of 
maximum residential units that would be authorized in the base district.  This is accomplished by 
multiplying the maximum residential density in the base district by the number of gross useable acres of 
the project, which has been previously noted.   
 
While the property does not have floodway, it does contain some un-useable area due to the floodplain or 
pond areas, which can be seen as being restricted from development.  In acquiring this calculation, Town 
staff has subtracted out the floodplain/park area (18.21 acres) resulting in a gross useable acreage of 64 
acres.  The density requirement in the base zoning district being one unit per acre for SF-3, results in an 
overall maximum number of dwelling units at 62.  The applicant has provided for a maximum of 58 single-
family lots.  However, work completed on the park area may decrease the limits of the floodplain area, 
thus resulting in a potential increase in the gross useable acres for the site. 
 
Open Space Requirements 
An application for a PRO district must include an open space plan.  A PRO should not be approved if the 
development does not provide the minimum percentage of land area for the project devoted to open 
space.  In meeting the requirements for open space, the developer may dedicate land to the public or 
convey open space to be held in common by a Homeowner’s Association.  The Town may require the 
dedication of open space; and additional open space and amenities may be provided and considered by 
the Town for determining whether or not a PRO should be created.  Chapter 20.3 Open Space Standards 
(B)(6) of the Zoning Ordinance does state that “trails shown on the Town’s adopted Open Space Master 
Plan shall be constructed by developers of all residential and nonresidential property whether the property 
is developed at base density or is a part of a Planned Residential Overlay District, Planned Commercial 
District or Design Review District.  All such trails shall be located in a 15-foot access easement dedicated 
to, but not necessarily maintained by, the Town of Sunnyvale”.  The applicant has provided for a trail in 
accordance with the Town Open Space Master Plan. 
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Future Development Details 
 
Landscaped Buffer Areas and Right-of-Way 
At a minimum, landscaped buffers shall be covered with living grass or ground cover and shall be 
provided with an automatic irrigation system.  If the buffers are intended to be maintained by a 
homeowner’s association, the buffer will need to be placed within a landscape easement dedicated to the 
Town of Sunnyvale and Homeowner’s Association.  
 
Both Tripp and Jobson are considered country lanes.  Country lanes are two-lane rural collector streets 
with a minimum 60’ ROW required with additional landscape buffer zones provided.  The landscape 
buffer must provide 3” caliper trees, spaced at 30’ on center for small/medium trees and 50’ on center for 
large trees.  Country lanes must be designed without curbs or gutters and drainage shall be 
accommodated in drainage swales.    
 
The applicant has provided a sixty (60) foot right-of-way within the development.  The pavement distance 
is proposed at twenty-four (24) feet from edge of pavement to edge of pavement.  This would appear to 
meet the standards provided for a county lane local residential street.  All public improvements would 
need to be constructed to meet Town engineering design standards. 
 
The proposed landscape plan shows a twenty-five (25’) foot landscape buffer along the northwest portion 
of the development (Jobson Road entry).  Planned Residential Overlay developments are required to 
have a twenty-five (25’) perimeter landscape buffer.  The applicant has proposed a 10’ perimeter 
landscape buffer to the east near The Falls subdivision and a 25’ buffer along the western portion of the 
development. This change in the standard perimeter requirement would need to be approved as a 
variation from the PRO perimeter buffer requirement. 
 
Tree Preservation / Replacement Plan 
There are trees located on the site; and particularly along the Jobson Rd ROW.  Town staff would request 
that as many of these existing trees are preserved as possible to enhance the country lane designation 
that has been given to both Jobson and Tripp Roads.  At this point, the applicant has not prepared a tree 
preservation and replacement plan.  Such a plan would be required as part of the preliminary plat 
approval.  The plan would need to meet the requirements of the zoning ordinance. 
 
Street Lighting 
Decorative lighting is required at all residential subdivision entries.  Additional lighting is to be placed 
throughout the development. The location of street lighting fixtures would need to be determined.  Light 
poles are to be fourteen (14) feet in height.  Traffic information and street names shall be placed on the 
poles.  The applicant will need to work with Oncor Electric to install the standard Sunnyvale light pole.  A 
sketch or photo of the lighting equipment would need to be submitted to the Town for review and 
approval.    
 
Fire Hydrants 
Fire Hydrants would need to be located in accordance with the regulations as provided for within the 
Zoning Ordinance and Subdivision Ordinance.  The distance of a fire hydrant from the edge of pavement 
for a public street shall not exceed five (5) feet unless otherwise permitted by the Town Engineer.  Fire 
hydrants must be located at all intersecting streets and at intermediate locations between intersections at 
a maximum spacing of five hundred (500) feet.  This will be further reviewed at the preliminary plat level. 
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Standard Architectural Details (unless revised within a PRO ordinance) 
Given that fencing will be adjacent to open space, open fencing with openings that do not cover more 
than fifty (50) percent of the fence area shall be used for residential lots that abut open space. 
 
Zoning ordinance require that garages may not face the front of the lot.  No front building elevation or plan 
for a single-family detached dwelling shall be repeated with a block face or within 1,000 feet along a 
street(s).  All residential units shall consist of ninety (90) percent brick or stone, with exception given to 
doors and windows.  All fireplace chimneys are to be 100 percent masonry.  No more than fifty (50) 
percent of any elevation may be glass.  The zoning district designations that are in place for the 
development would both require a minimum dwelling size of 2,200 square feet. 
 
The applicant has proposed “J swing” and front entry designed elevations which would allow for a one-car 
garage to face the front of the lot if a third garage is a part of the proposed home floor plan.  The proposed 
minimum dwelling size would be 2,400 square feet for each home. 
 
Sidewalks/Trails and Open Space 
The Town of Sunnyvale Parks, Recreation, and Open Space Plan shows a future trail extending south 
along a portion of Jobson Road and looping through the floodplain portion of the property.  The area 
shown on the concept plan, that is floodplain and pond area would be considered open space. The open 
space plan shows the trail segments connecting to an existing trail located behind the cul-de-sac within 
The Falls development in accordance with the park plan.  Floodplains and natural areas to be preserved 
shall be integrated with the design of open space, native screening, and landscape areas.   
 
Whenever private open space is proposed for a development, including landscaped areas, a 
homeowner’s association must be provided for ownership and maintenance of open space which is not to 
be dedicated for public use.   
 
Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2, 2016.  Letters 
were also sent to property owners’ within 400’ on March 10, 2016.  The total number of letters sent was 
sixty-one (61).  As of the release of the staff memo, one (1) email response letter had been received for 
the new application.   
 
Staff Recommendation 
Comments may not represent an all-inclusive list.  More detailed plans and drawings would be provided 
at the Preliminary Plat level to ensure that every regulation required by Town ordinance has been 
adequately addressed.  Town staff provides the following comments/recommendations for consideration:   

 
1. Staff recommends denial.  The proposed zone change conflicts with the current 

comprehensive plan for the area.  A comprehensive plan amendment as well as a zone 
change will be required to establish the proposed SF3 - Planned Residential Overlay 
district.  
 

2. Development proposals are meant to fit into the proposed comprehensive plan for the 
area.  The proposed plan does not.  The development could be appropriate for the 
subject area but one must consider the established development intent noted in the 
Comprehensive Plan.  At a recent joint meeting amongst the Town Council and Planning 
& Zoning Commission held on January 8, 2016, it was established that the future land 
use intentions for this property would remain estate residential (SF2) and low density 
residential (SF3).  Noting this, staff cannot support the current application even if the 
development could be considered appropriate for the area.  
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3. The concept plan for this item was initially heard at the February 15, 2016 meeting. 
Concerns were brought by the P&Z Commission with regard to drainage, the use of 
country lanes, lack of sidewalks and lack of parking.  The applicant requested the item be 
tabled so that they could address the Commission’s concerns.  The applicant has 
re-submitted but staff has not been informed on how these issues were addressed.  
The plans appear to be the same as previously submitted.

4. If approved, the developer will need to address any future comments and/or concerns
that may be presented by the Public Works Director and Town Engineer.  The
department recommends the development of subdivisions with curb and gutter
streets as opposed to country lanes due to maintenance and drainage issues.

5. The applicant would need to verity that no floodplain reclamation is necessary for those
lots/pads located within the floodplain area.  The FEMA floodplain will have to be
removed from the proposed residential lots with a Letter of Map Revision.

6. Given that the lots along Tripp Road and Jobson Road will have direct access to the
public right-of-way, some thought and consideration should be given to the alignment of
driveways through these areas if allowed.  If direct access is not allowed, staff suggests
the development of a private drive to access lots within this area.

7. The applicant will need to work with existing residents and the post office for the
relocation of mailboxes that currently exist along the north side of Jobson Road.  The
development of these lots will result in the potential re-location of the existing mailboxes.

8. Additional comments have been provided throughout the staff memo, which must be
taken into consideration as well prior to preliminary plat submittal.

Attachments 
 Location Map
 Concept Plan for Glazer Estates
 Landscape Plan for Glazer Estates
 Proposed Ordinance - Planned Residential Overlay development standards
 Staff review comment letter – 3.7.16
 Applicant response to review comments – 3.14.16
 Resident letter and email



 

 

General Location of Subject 

Parcel

Disclaimer:  This product is for informational purposes and may not have been prepared for or be suitable for legal, 
engineering, or surveying purposes.  It does not represent an on‐the‐ground survey and represents only the approximate 
relative location of property boundaries. 
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Planned Residential Overlay 

“Glazer” 

Sunnyvale, Texas 
 
 
 

PLANNED RESIDENTIAL OVERLAY DISTRICT‐ SINGLE FAMILY RESIDENTIAL – PRO sub district to 
combine with SF‐3 base zoning. 

 
General  Description: This  Planned  Residential  Overlay  District (PRO) is intended to  accommodate a 
low density single family residential use.  Development standards for this district are outlined within this 
text. 

 
Statement of Purpose: The purpose of  this PRO  is  to establish a Concept Plan and specific conditions for 
the development of  the property  known  as  “Glazer Estates”.    The  intent  of  this  PRO  is  to  achieve  a 
quality residential community while providing a variety of dwelling unit sizes and additional open space 
amenities. The approximate acreage of open space is 18.21 Acres. 

 
Amendment of Base Zoning Districts: 
 

1. The base zoning district for the 64.85 acres  is changed from SF‐2 and SF‐3 to SF‐3 base zoning 
district. 

2. A PRO sub district hereby is created to combine with the SF‐3 base zoning district.  
 

Land Use: Land uses within the “Glazer” development shall be limited to detached single family 
dwellings, open spaces, and other amenities specified herein. 

 

Dwelling Unit Size: Fifty‐eight (58) single family dwelling units within this tract shall have a minimum air 
conditioned living space size of 2400 square feet. 

 
Number of Dwelling Units and Density:  The number of dwelling units within “Glazer Estates” shall 
not  exceed  fifty‐eight  (58)  and  the  Gross  Usable  Acres,  as  defined  in  the  Town’s  Zoning 
Ordinance, shall be deemed to be 64.85 acres. The gross residential density shall not exceed 1.3 
Units per Acre (Incentive density in chart 7.2 is 1.3 density Units per Acre, with 15% open space). 
Development shall be in accord with the concept plan as  attached.     However,  in  the  event  of  conflict 
between  the concept plan and the written conditions, the written conditions shall control.   The concept 
plan shall also serve as the land use plan. 

 
Development Regulations: 

 
Minimum  Standards for  Lo t  S i z e : 

     

Detached Single Family Lot Types  A  B 

Minimum Lot Area  20,000 SF  43,560 SF 

Maximum Building Height  36’ 

Air Conditioned Square Footage 
(Minimum) 

2,400 SF 

rashad.jackson
Typewritten Text
PROPOSED DEVELOPMENT STANDARDS



2 
 

Minimum roof pitch  8:12 except for 4:12 on porch roofs 

Minimum lot width at front 
building line 

100’ (Note 1) 

Minimum lot depth  170’ (Note 1) 

Minimum corner lot width  100’ 

Front yard setback  40’ (Note 3) 

Rear yard setback  15’ 

Interior side yard setback  7’ 

Corner side yard setback  15’ 

Garage orientation  Traditional “swing” or “J” drive garages shall be required. 
However, garage doors shall be permitted to face 
the street to the extent that the same or greater 
number of garage doors for the dwelling are in the 

“swing” or “J” configuration. 
 

Maximum lot coverage  65% 

Minimum distance of driveway 
from property line (applicable to 
front entry garage only) 

40’ 

 
Notes: 

1) Lots fronting onto curvilinear streets, cul‐de‐sacs and eyebrows may be reduced in 
lot width at the front property line. Additionally, the lot depth on lots fronting onto 
curvilinear streets, cul‐de‐sacs and eyebrows may be reduced as needed to fit the 
knuckles and cul‐de‐sacs in accordance with the attached concept plan. 

2) The streets within the subdivision shall be of open swale design for storm drainage. 
3) The required 40‐foot front yard setback may be reduced by up to five (5) feet for 

lots situated along curvilinear streets, cul‐de‐sacs or eyebrows, or where a 40’ front 
yard building setback would create an undue hardship for the property. 

 
 
Lot Trees: Prior to issuance of a certificate of occupancy, the developer or builder shall plant a 
sufficient number of trees on the lot to assure that the following numbers of trees of a minimum size 
of three inch (3”) caliper and ten (10) feet in height exist on the site. For lot sizes 20,000 – 34,999 
square feet, a total of two (2) trees shall be planted per lot. For lot sizes 35,000 – 43,560 square feet, 
a total of two (2) trees shall be planted per lot. For lot sizes 1 acre or larger, a total of three (3) trees 
shall be planted per lot. 

 
Buffering, Landscaping and Screening:  

A. Option 1 for screening shall be used along Tripp Rd and Jobson Rd. 
a. A twenty‐five foot (25’) wide landscape buffer area with berms shall effectively 

screen and shield the tract from Tripp Rd and Jobson Rd. 
b. Due to Tripp and Jobson being Country Lanes, trees of no less than 3 inch (3”) caliper 

will be planted and spaced at a maximum of thirty feet (30’) on center for small to 
medium trees, fifty feet (50’) on center for large trees. 

B. Option 1 shall be used along the northeastern and eastern portion of the tract. 
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a. A ten foot (10’) landscaped buffer area with berms shall effectively screen and shield 
from the transmission lines on the eastern boundary of the tract and the power plant 
on the northeastern boundary of the tract. 

b. Plant 1 large tree fifty feet (50’) on center. 
C. Option 1 shall be used along the northwestern and northern boundary of the tract. 

a. A twenty‐five foot (25’) landscape buffer area with berms shall effectively screen and 
shield the tract from the transmission lines along the northern boundary as well as 
the houses along the northwestern boundary. 

b. Plant 1 large tree fifty feet (50’) on center. 
 
Landscape Plan: See attached landscape plan (Exhibit B attached hereto). 

A. A tree survey/landscape plan shall be submitted with any plat in accordance with the 
landscape plan. 

 
Maintenance of Open Space, Amenities, Landscape Buffer and Trails: The trail in the open space area 
will be constructed of concrete at a width of 8 feet. The open space and trail shall be provided as 
indicated on the  concept plan  and maintained by  the  “ Glazer Estates” Homeowner's Association. 
 
Anti‐Monotony Features: Exterior façade must be composed of eighty percent (80%) masonry (brick, 
stone, cultured stone, or three‐part stucco). Identical brick blends may not occur to adjacent (side‐by‐
side) properties. Elevations shall not repeat along the fronting or siding streetscape without at least four 
(4) intervening homes of sufficient dissimilarity on the same side of the street and two (2) intervening 
homes on the opposite side of the street. The rear elevation of homes backing to open spaces or 
thoroughfares shall not repeat without at least two (2) intervening homes of sufficient dissimilarity. 
Masonry (brick, stone, cultured stone, or three‐part stucco) chimneys shall be required on all homes. 
Minimum of 8:12 front elevation roof pitch, except 4:12 roof pitches on porches. Dimensional shingles 
shall be used.  
 

Homeowner'  Association:    A  Homeowners  Association  duly  incorporated  in  the  State  of 

Texas  shall  be  incorporated and  each  lot/homeowner  shall be  a mandatory member.   This 

association shall be established so  as to  ensure the proper maintenance of all common areas, 

either public or private, as desired,  to be maintained by  the  association.  The  bylaws of this 

association shall establish a system  of payment of dues, a system of enforcement of  its  rules 

and  regulations;  a  clear  and  distinct  definition  of  the  responsibility  of  each member,  and   

such     other     provisions     as      are     reasonably      deemed appropriate  to  secure  a sound  and 

stable  association.   The Bylaws shall be submitted to  the Director of Planning for review and 

approval prior to construction. 

 
 



Town of Sunnyvale 
127 N. COLLINS ROAD     

 SUNNYVALE, TEXAS 75182 
TELEPHONE (972) 203-4188 
FAX            (972) 226-1950 
www.townofsunnyvale.org 

 
March 7, 2016 
 
John Arnold 
Skorburg Company 
8214 Westchester Dr.  Ste. 710 
Dallas, Texas  75225 
 
Subject:  Glazer Concept Plan Submittal – Comment Letter 
 
Dear Mr. Arnold, 
 
Town staff has reviewed the plans you submitted for a proposed zone change for the Glazer 
Estates Planned Residential Overlay development.  Based upon Town staff review of the 
documents provided, the following comments and concerns must be addressed by March 14th 
by 11am.  Additional comments may arise upon further review. 
 
Planning Comments – rashad.jackson@townofsunnyvale.org 
 

1. For the adoption of this particular Planned Residential Overlay development, the 
process will require an amendment to the current zoning district and the future land 
use plan (comprehensive plan) for the area.  The current and proposed update to the 
land use plan calls for the subject area to remain zoned SF2 (Low Density 
Residential) & SF3 (Estate Residential).  As it stands, staff cannot support this 
application unless Planning & Zoning and Town Council see fit to change the zoning 
and future land use plan for the subject area.   

2. In the proposed PRO ordinance language, 
 Under Lot Trees, please remove “for lots 10,000-34,999” and replace with 

proposed minimum lot size “for lots 20,000-34,999.” 
 Under Buffering, Landscaping and Screening, please remove the “(10.3.G1)”. 
 Under Buffering, Landscaping and Screening, please review/revise language. 

It conflicts with what is shown on landscape plan. (Option 2 not noted in 
ordinance).     

 Under Buffering, Landscaping and Screening, what is the slope / height of the 
proposed berms? 

 Will there be a buffer along Tripp Road and south west corner of the 
property? Buffers are not shown on landscape plan in these areas.     

 Under Landscape Plan, please note the landscape plan as Exhibit B. 
 Under Landscape Plan, please note “a tree survey/landscape plan shall be 

submitted with any plat in accordance with the landscape plan.” 
 Under Anti Monotony Features, is the intent to allow for an 80% stucco 

home?  Will there be a maximum percentage applied to stucco? 
 Please note if development will be completed in one phase or multiple 

phases. 



3. A trail has been provided by the applicant in accordance with the Town of Sunnyvale 
Open Space Master Plan.  Please provide language in the proposed ordinance in 
regards to the required trail width, materials and maintenance. 

 
4. Would the applicant be open to allowing only wrought iron or white vinyl fencing for 

all lots that abut the pond / trail open space area?  Similar development standards 
are in place for The Falls development.  The proposed standard would provide 
continuity between the developments. 

 
5. For future development, the applicant should communicate with the developer for 

The Homestead, Phase 3 in order to avoid any possible issues with down flow 
drainage.  
 

Public Works Dept Comments  
 

6. The department recommends the development of subdivisions with curb and gutter 
streets as opposed to country lanes due to maintenance and drainage issues. 

 
Engineering Comments – justin.brown@freese.com : 
 

7. The FEMA floodplain will have to be removed from the proposed residential lots with 
a Letter of Map Revision. 
 

8. The seven lots along Tripp Road and four lots along Jobson Road will have 
driveways onto Tripp Road and Jobson Road that are not allowed.  Tripp Road and 
Jobson Road are classified as collector streets on the Town’s thoroughfare plan and 
residential driveways are not permitted onto Class 2 roads per the Public Works 
Design standards without an exception granted by the Town Council.   If as 
exception is not granted, Town staff suggests the use of a private drive for access to 
the proposed lots. 

 
If you have questions or concerns, please contact me at (972) 203-4188 or via e-mail at 
rashad.jackson@townofsunnyvale.org.  Our town engineer may be reached at 
townengineer@townofsunnyvale.org.  Please resubmit the following: 
 

 Four (4) hardcopies of all plans  
 Two (2) rolled set of  any required civils 
 A cd of all plans. 

 
Sincerely, 

 
 
 
 

Rashad Jackson, AICP 
Director of Development Services 
Town of Sunnyvale 
 
Cc: Justin Brown, Town Engineer 
 Tim Rawlings, Building Inspector 
 Johnny Meeks, Public Works Director 
 Sean Fox, Town Manager 
 Rich Darragh, Skorburg Development 
 Development File 









1

Rashad Jackson

From: Leslie Malone
Sent: Tuesday, March 08, 2016 4:34 PM
To: Rashad Jackson
Subject: Fwd: pictures of flooding/drainage issues pertaining to development of Glazer Estate 

property.  For Planning and Zoning to see and consider.

Follow Up Flag: Follow up
Flag Status: Flagged

 
 
Sent from my iPhone 
 
Begin forwarded message: 

From: Christine Gunter <czzhughes@yahoo.com> 
Date: March 8, 2016 at 4:24:00 PM CST 
To: "townsecretary@townofsunnyvale.org" <townsecretary@townofsunnyvale.org> 
Subject: pictures of flooding/drainage issues pertaining to development of Glazer Estate 
property.  For Planning and Zoning to see and consider. 
Reply-To: Christine Gunter <czzhughes@yahoo.com> 

These files may be too big, I'm going to put them on a flash drive.    And maybe bring 
them to the meeting.    These show the property next to me, those are the ones with 
the fence, where all our water drains into that field and then into the culvert then 
across the street into the field where they want to put a bunch of houses, between the 
street and the pond.     There are pictures of my ditch and culvert, the culvert and the 
place where it comes out on the north side of Tripp.    Pictures of the pond out of it's 
banks on the southeast end of the pond.     
    Just for consideration.    I asked that OUR property (318 E Tripp) be added to an 
impact study, regarding the effects of building homes here and how it will affect OUR 
drainage and where they plan to put all this water?   
    Please pass these on to the persons on Planning and Zoning.   I couldn't find any 
emails for anyone in particular so I sent this to you to get to the right person. 
    Thank you, 
Christine Gunter 
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2

     

  

  

IMG_20160308_132638.jpg 
Christine Gunter shared from Dropbox 
 

View on www.dropbox.com Preview by Yahoo

 

  

 
 
  

     

  

  

IMG_20160308_132535.jpg 
Christine Gunter shared from Dropbox 
 

View on www.dropbox.com Preview by Yahoo

 

  

 
 
  

     

  

  

IMG_20160308_132701.jpg 
Christine Gunter shared from Dropbox 
 

View on www.dropbox.com Preview by Yahoo

 

  

 
 
  

     

  

  

IMG_20160308_133031.jpg 
Christine Gunter shared from Dropbox 
 

View on www.dropbox.com Preview by Yahoo

 

  

 
 
  

     
  

  
IMG_20160308_132719.jpg 
Christine Gunter shared from Dropbox 
 



3

View on www.dropbox.com Preview by Yahoo
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Town Secretary                        Fiscal Year 2012 ‐ 2013 
 

 
 Prepared By: Rashad Jackson, AICP   
 Director of Development Services 

 
Summary:  
 APPLICANT:  JOHN ARNOLD - SKORBURG DEVELOPMENT 
 AT OR ABOUT:   SE QUADRANT OF THE INTERSECTION OF BELTLINE  
    RD AND TOWN EAST BLVD 
 REQUEST:   TO CHANGE THE TOWN’S COMPREHENSIVE PLAN  
    AND LAND USE DIAGRAM FROM RETAIL (R) TO URBAN 
    DENSITY RESIDENTIAL (UDR) AND THE ZONING   
    MAP FROM LOCAL RETAIL (LR) TO ATTACHED   
    HOUSING –  PLANNED RESIDENTIAL OVERLAY (AH- 
    PRO)  
 
Background: 
The applicant has submitted a zoning proposal to develop a residential community at the southeast 
corner of Town East Road and Beltline Road.  The residential development will encompass 
approximately 45 acres.  The southern portion of the subject property is currently developed as the Town 
East Golf Center (3134 Belt Line Road).  The northern portion of the property is undeveloped.  The 
existing zoning for the entire property is Local Retail.  The existing land use designation in the Town future 
comprehensive plan is Retail.   
 
The property abuts the Samuel New Hope Park to the west, Belt Line Road to the east, Church property 
to the south, and Town East Blvd. on the north.   The applicant has proposed a Planned Residential 
Overlay development for the subject property. The PRO would use the Attached Housing zoning district 
as its base zoning district.  Forty-three (43) acres would be developed with 130 lots proposed under the 
AH-PRO residential development.  The immediate corner of Town East Blvd. and Belt Line Road, 
approximately 13.7 acres, would remain undeveloped and zoned Local Retail.   
 
In order to proceed with the development proposal, the applicant has requested a zone change and 
comprehensive plan land use amendment.   
 
Comprehensive Plan Info 
The Comprehensive Plan is the document that provides direction for the development of individual 
properties, according to the Town’s vision.  Individual development requests should fit into the overall 
development plan that has been prescribed in the comprehensive plan.   Changes may be made to the 
comprehensive plan if it is believed that the change is more appropriate than what was initially proposed 
for the area.  The comprehensive plan is a flexible document that should grow with the development of 
the Town. 
 
 The Land Use Diagram shows a Retail land use designation for the subject site.  The 2000 
Comprehensive Plan stipulates that the Retail category “is intended to include various types of retail and 
personal service uses, as well as low intensity office and professional uses, typically in a neighborhood 
oriented or shopping center setting. These uses may also be appropriate along major thoroughfares (e.g., 
Belt Line Road) and freeway frontages (e.g., U.S. Highway 80), as shown on the Future Land Use Plan.” 

Town of Sunnyvale 

       March 21, 2016 
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The applicant proposes a change of the Retail land use category to the Urban Density Residential (UDR) 
land use category.  The 2000 Comprehensive Plan stipulates that the UDR category is intended to 
provide for the development of “detached single family homes, duplexes, town homes and multi-family 
dwellings (2-story limit). Developments may be approved at incentive or bonus densities if larger lots also 
are included, open space is preserved, trees are preserved, special amenities are provided, and/or senior 
or assisted housing are provided. 
 
As noted, development proposals are meant to fit into the proposed development plan for the area.  The 
proposed plan does not.  The development could be appropriate for the subject area but one must 
consider the established development intent noted in the Comprehensive Plan.  At a recent joint meeting 
amongst the Town Council and Planning & Zoning Commission held on January 9, 2016, it was 
established that the future land use intentions for this property would remain retail.  Noting this, staff 
cannot support the current application even if the development could be considered appropriate for the 
area.  
 
Attached Housing – Base Density Standards 
“The Attached Housing (AH) District is intended as an area for higher density urban development. The 
purpose of this district is the provision of mixed use developments and affordable housing. Full urban 
public services will be required in this district. The Attached Housing District corresponds to and 
implements the Urban Residential (UR) land use category on the Land Use Diagram of the 
Comprehensive Plan.  This district may be combined with a Planned Residential (PRO) Overlay District.” 
 
The base density development standards for an AH zoning district are as follows.  The maximum density 
for a base density development under an AH zoning district is 2.5 dwelling units.  The minimum lot size is 
7,000 sq. ft.  

Chart 9.1 
Development Standards  
AH ZONING DISTRICT 

 

 
 
The current proposal shows lot sizes ranging from 7,100 to 16,801 sq. ft.  Based on these dimensions the 
proposed lots would be subject to the following setbacks if developed under base density regulations. 
 

Chart 3.2 of zoning ordinance 
                Lot Width             Front Setback     Side Yard Setback           Rear Yard Setback  

14,000-19,999 square feet 100 feet 50 feet 20 feet 30 feet 

12,000-13,999 square feet 100 feet 40 feet 15 feet 30 feet 

10,000-11,999 square feet 100 feet 30 feet 15 feet 20 feet 

DEVELOPMENT STANDARDS AH DISTRICT 

Minimum Lot Depth greater than width 

Maximum Height 2 ½ stories 

Maximum Lot Coverage 40% of lot 

Minimum Dwelling Unit Size 1,200 sq ft 
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7,000-9,999 square feet 70 feet 25 feet 10 feet 20 feet 

 
 
Attached Housing Planned Residential Overlay Standards 
If established as a PRO, the following development standards should considered.  For an AH-PRO (with 
single family detached dwellings), there are two density categories, which include incentive density and 
bonus density categories.  For each category, there are items that need to be provided in order to qualify 
for a specific category.  The requirements have been provided below: 
 

Chart 9.2 
Planned Residential Development Standards 

AH ZONING DISTRICT 
HOUSING 

TYPE 
 

INCENTIVE DENSITY 
 

BONUS DENSITY 
 

All D.U./ 
acre 

Open 
Space % 

 
Buffer 

D.U./ 
acre 

Open 
Space % 

Other 
Requirements 

 
Buffer 

4.0 15% Screen 6.0 15 % Amenities per 
Section 10.9 

Berm

Single 
Family 
Detached 

$ 7,000 sq ft minimum lot size and 
$ 7,000 sq ft minimum lot size 

area per unit 

$ 4,500 sq ft minimum lot size and 
$ 4,500 sq ft minimum lot size area per unit; 
$ amenities to be provided. 

Single Family 
Attached 

(Patio home, 
Townhouse) 

$ For each 10% add=l open space, 
the minimum lot size is reduced 
1,000 sq ft from 7,000 sq ft to: 
5,000 sq ft minimum lot size; 

$ maximum one (1) unit per lot 

$ For each 10% add=l open space or amenity 
area, the minimum lot size is reduced 1,000 
sq ft from 4,500 sq ft to: 3,500 sq ft minimum 
lot size; 

$ maximum one (1) unit per lot; 
$ amenities to be provided. 

 
 
Based upon the information that has been provided, it would appear that the proposal would align with the 
incentive density category.  The concept plan and development standards have proposed approximately 
19% open space with 7,200 square foot typical lot sizes for the development.  The proposed PRO 
ordinance stipulates a maximum density of 3.08 dwelling units will be allowed.   
 
Maximum Permitted Density 
For the incentive category, the maximum permitted density for the development is 4.0 dwelling units per 
acre.  Density is calculated by the number of dwelling units provided per gross usable acre of land. The 
gross useable acres for the PRO would be approximately 43 acres.  With this, the density would equal 
3.02 for the proposed development of 130 lots on the 43 acre site.     
 
Maximum Number of Dwelling Units 
The maximum number of dwelling units that are permitted within the PRO cannot exceed the number of 
maximum residential units that would be authorized in the base district.  This is accomplished by 
multiplying the maximum residential density in the base district by the number of gross useable acres of 
the project, which has been previously noted.   
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The maximum density requirement in the base zoning district is 2.5 units per acre for AH, which results in 
an overall maximum number of dwelling units at 107.5 for 43 acres.  The applicant has provided for a 
maximum of 130 single-family lots per the concept plan.  The applicant would need to request a variation 
from the project requirements in order to develop more lots than the maximum allowed. 
 
Open Space Requirements 
An application for a PRO district must include an open space plan.  A PRO should not be approved if the 
development does not provide the minimum percentage of land area for the project devoted to open 
space.  In meeting the requirements for open space, the developer may dedicate land to the public or 
convey open space to be held in common by a Homeowner’s Association.  The Town may require the 
dedication of open space; and additional open space and amenities may be provided and considered by 
the Town for determining whether or not a PRO should be created.  
 
The proposal notes approximately 19% of open space.  The open space is distributed throughout the 
development in the form of common areas, landscape buffers and a detention pond.  On the east side of 
the development, a trail connection has been shown for possible future development of Samuel New 
Hope Park.   
 
Proposed Variations 
The table below shows the proposed lot standards that would be up for consideration for the proposed 
zone change.   
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Additional proposed lot standards… 
 

 
 
The applicant has requested the following variations to the Attached Housing (AH) base district.  Please 
also see the attached development regulations as well any additional variations not noted above and 
below.     
 
 Required Proposed 
Density Max Base Density = 2.5 D.U. per acre 

Max Incentive Density – Max 4.0 D.U. per acre 
Max 3.44 D.U. per acre 

Lot Width Varies with lot size; 
Typical AH 7,000 Sq. Ft. Lot = 70’ min lot width 

Min 60’ lot width for all lots 

Setbacks Varies with lot size; 
Typical AH 7,000 Sq. Ft. Lot = 25’ front, 10’ side, 
20’ rear 

25’ front, 5’ side, 10’ rear 

Garage Orientation Per Ch. 20 of the zoning ordinance, garage 
shall be side or rear facing. 

Front entry and/or “j-swing” 
garages.   

Maximum Number 
of Dwelling Units 

The maximum density requirement in the base 
zoning district is 2.5 units per acre for AH, which 
results in an overall maximum number of 
dwelling units at 107.5 for 43 acres. 

The applicant has provided for 
a maximum of 130 single-
family lots per the concept plan 

 
All language in the proposed PRO ordinance should be reviewed and revised to reflect the proposed 
concept plan or proposed variations if approved.   
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Future Development Details 
 
Landscaped Buffer Areas and Right-of-Way 
At a minimum, landscaped buffers shall be covered with living grass or ground cover and shall be 
provided with an automatic irrigation system.  If the buffers are intended to be maintained by a 
homeowner’s association, the buffer will need to be placed within a landscape easement dedicated to the 
Town of Sunnyvale and Homeowner’s Association.  
 
The applicant has provided for a fifty-five (55) foot curb and gutter right-of-way.  All public improvements 
will be required to meet Town engineering design standards.  Access will be provided to the development 
by two entries, one on Town East Blvd. and one on Belt Line Road. 
 
Tree Preservation / Replacement Plan 
There are a number of trees located on the northwest corner of the site.  At this point, the applicant has 
not prepared a tree preservation and replacement plan.  Such a plan would be required as part of the 
preliminary plat approval.  The plan would need to meet the requirements of the zoning ordinance. 
 
Street Lighting 
Decorative lighting is required at all residential subdivision entries.  Additional lighting is to be placed 
throughout the development. The location of street lighting fixtures would need to be determined.  Light 
poles are to be fourteen (14) feet in height.  Traffic information and street names shall be placed on the 
poles.  The applicant will need to work with Oncor Electric to install the standard Sunnyvale light pole.  A 
sketch or photo of the lighting equipment would need to be submitted to the Town for review and 
approval.    
 
Fire Hydrants 
Fire Hydrants would need to be located in accordance with the regulations as provided for within the 
Zoning Ordinance and Subdivision Ordinance.  The distance of a fire hydrant from the edge of pavement 
for a public street shall not exceed five (5) feet unless otherwise permitted by the Town Engineer.  Fire 
hydrants must be located at all intersecting streets and at intermediate locations between intersections at 
a maximum spacing of five hundred (500) feet.  This will be further reviewed at the preliminary plat level. 
 
Standard Architectural Details (unless revised within a PRO ordinance) 
Given that fencing will be adjacent to open space, open fencing with openings that do not cover more 
than fifty (50) percent of the fence area shall be used for residential lots that abut open space. 
 
The zoning ordinance requires that garages may not face the front of the lot.  No front building elevation or 
plan for a single-family detached dwelling shall be repeated with a block face or within 1,000 feet along a 
street(s).  All residential units shall consist of ninety (90) percent brick or stone, with exception given to 
doors and windows.  All fireplace chimneys are to be 100 percent masonry.  No more than fifty (50) 
percent of any elevation may be glass.  The zoning district designations that are in place for the 
development would both require a minimum dwelling size of 2,200 square feet. 
 
The applicant has proposed “J swing” and front entry designed elevations which would allow for a one-car 
garage to face the front of the lot if a third garage is a part of the proposed home floor plan.  Additional 
proposed language stipulates that “building elevations also shall not repeat along the fronting or siding 
streetscape without at least four (4) intervening homes of sufficient dissimilarity on the same side of the 
street and two (2) intervening homes on the opposite side of the street.”   More details are provided in the 
attached proposed development standards. 
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Sidewalks/Trails and Open Space 
The proposed development will include common areas for open space.  Whenever private open space is 
proposed for a development, including landscaped areas, a homeowner’s association must be provided 
for ownership and maintenance of open space which is not to be dedicated for public use.  The proposed 
development language for the PRO notes the establishment of a homeowner association. 

Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2, 2016.  Letters 
were also sent to property owners’ within 400’ on March 10, 2016.  The total number of letters sent was 
twenty-three (23).  As of the release of the staff memo, one response had been received against the 
request.   

Staff Recommendation 
Comments may not represent an all-inclusive list.  More detailed plans and drawings would be provided 
at the Preliminary Plat level to ensure that every regulation required by Town ordinance has been 
adequately addressed.  Town staff provides the following comments/recommendations for consideration:   

1. Staff recommends denial.  The proposed zone change conflicts with the current
comprehensive plan for the area.  A comprehensive plan amendment as well as a zone
change will be required to establish the proposed Attached Housing Planned Residential
Overlay district.

Development proposals are meant to fit into the proposed development plan for the area.
The proposed plan does not.  The development could be appropriate for the subject area
but one must consider the established development intent noted in the Comprehensive
Plan.  At a recent joint meeting amongst the Town Council and Planning & Zoning
Commission held on January 9, 2016, it was established that the future land use
intentions for this property would remain retail.  Noting this, staff cannot support the
current application even if the development could be considered appropriate for the area.

2. If approved, the developer will need to address any future comments and/or concerns
that may be presented by the Public Works Director and Town Engineer.

3. Additional comments have been provided throughout the staff memo, which must be
taken into consideration as well prior to any development submittal.

Attachments 
 Location Map
 Concept Plan for Cypress Manors PRO
 Landscape Plan for Cypress Manors PRO
 Proposed Ordinance - Planned Residential Overlay development standards (AH-PRO)
 Staff review comment letter – 3.7.16
 Applicant response to staff comment letter – 3.14.16

 Resident response letter 
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Planned Residential Overlay 

“Cypress Manors” 

Sunnyvale, Texas 
 
 
  

PLANNED RESIDENTIAL OVERLAY DISTRICT‐ SINGLE FAMILY RESIDENTIAL – PRO sub district to 
combine with AH (ATTACHED HOUSING) base zoning. 

 
General  Description: This  Planned  Residential  Overlay  District (PRO) is intended to  accommodate a 
medium density single family residential use.  Development standards for this district are outlined within 
this text. 

 
Statement of Purpose: The purpose of  this PRO  is  to establish a Concept Plan and specific conditions for 
the development of  the property known as “Cypress Manors”.    The  intent  of  this  PRO  is  to  achieve  a 
quality residential community while providing a variety of dwelling unit sizes and additional open space 
amenities. The approximate acreage of open space is 8.55 Acres (19.77%). 

 
Amendment of Base Zoning Districts: 
 

1. The base zoning district for the 42.2 acres is changed from LR to AH base zoning district. 
2. A PRO sub district hereby is created to combine with the AH base zoning district.  

 

Land Use: Land uses within the “Cypress Manors” development shall be limited to detached single 
family dwellings, open spaces, and other amenities specified herein. 

 

Dwelling Unit Size: One hundred thirty (130) single family dwelling units within this tract shall have a 
minimum air conditioned living space size of 1200 square feet as required by the Town’s Zoning 
Ordinance. 

 
Number of Dwelling Units and Density:    The  number  of  dwelling  units within  “Cypress Manors” 
shall not exceed one hundred thirty  (130) and the Gross Usable Acres, as defined  in the Town’s 
Zoning Ordinance,  shall  be  deemed  to  be  43.239  acres.  The  gross  residential  density  shall  not 
exceed 3.08 Units per Acre (Incentive density  in chart 9.2  is 4.0 density units per acre, with 15% 
open space). Development shall be in accord with the concept plan as  attached.   However, in  the event 
of conflict between  the concept plan and the written conditions, the written conditions shall control.  The 
concept plan shall also serve as the land use plan. 

 
Development Regulations: 

 
Minimum  Standards for  Lo t  S i z e : 

          Detached Single Family Lot A 

Typical Lot Size 7,200 SqFt. 

Minimum Lot Width 60’ (variance from required 70’) 

Minimum Lot Depth Greater than Width 

Minimum Front Yard Setback 20’ 

Minimum Side Yard Setback (interior) 5’ 

rashad.jackson
Typewritten Text
PROPOSED DEVELOPMENT STANDARDS
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Minimum Rear Yard Setback 10’ 

Maximum Building Height 2 ½ stories 

Maximum Lot Coverage 70% 

Minimum Dwelling Unit Size 1,200 sq ft 

Garage Orientation Front Entry or Traditional “swing” or “J” 
drive garages shall be required. 
However, garage doors shall be 
permitted to face the street to 
the extent that the same or 

greater number of garage doors 
for the dwelling are in the 

“swing” or “J” configuration. 

 
 

Detached Single Family Lot B 

Typical Lot Size 10,000 SqFt. 

Minimum Lot Width 80’  

Minimum Lot Depth Greater than Width 

Minimum Front Yard Setback 20’ 

Minimum Side Yard Setback (interior) 5’ 

Minimum Rear Yard Setback 10’ 

Maximum Building Height 2 ½ stories 

Maximum Lot Coverage 70% 

Minimum Dwelling Unit Size 1,200 sq ft 

Garage Orientation Front Entry or Traditional “swing” or “J” 
drive garages shall be required. 
However, garage doors shall be 
permitted to face the street to 
the extent that the same or 

greater number of garage doors 
for the dwelling are in the 

“swing” or “J” configuration. 

 
Lot Trees: Prior to issuance of a certificate of occupancy, the developer or builder shall plant a 
sufficient number of trees on the lot to assure that the following numbers of trees of a minimum size 
of three inch (3”) caliper and ten (10) feet in height exist on the site. For lot sizes 7,200 – 9,999 
square feet, a total of one (1) tree shall be planted per lot. For lot sizes 10,000 – 34,999 square feet, a 
total of two (2) trees shall be planted per lot. 
 
Street and Intersection Design: The development shall be designed and constructed using curvilinear 
streets. Curvilinear streets are defined as those curved streets having a centerline radius of not greater 
than 1,500 feet nor less than 350 feet. The percentage of curvilinear streets shall be determined by 
dividing the total centerline lengths of curvilinear streets by the total centerline lengths of all streets in 
the addition. The street right of way will be a 55’ curb and gutter with 31’ pavement, this is the standard 
for a “Local 31’ Street – Residential” as noted in the Town’s “Paving Details.” 
 
Buffering, Landscaping and Screening:  
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A. Option 1 for screening shall be used along Belt Line and Town East. 
a. A twenty‐five foot (25’) wide landscape buffer area with berms shall effectively 

screen and shield the tract from Belt Line and Town East. 
B. Option 2 shall be used along the southern and southwestern portion of the tract. 

a. A forty‐three foot (43’) and fifty foot (50’) landscaped buffer in combination with a 
one hundred percent (100%) planted screen as required by the Town’s Design Criteria 
Manual or use of natural vegetation. 

i. Required to plant trees of no less than 3 inch (3”) caliper, spaced at a 
maximum of thirty feet (30’) on center for small to medium trees, fifty feet 
(50’) on center for large trees. 

C. Option 2 shall be used along the commercial boundary of the tract. 
a. A twenty‐five foot (25’) wide landscape buffer in combination with a one hundred 

percent (100%) planted screen as required by the Town’s Design Criteria Manual or 
use of natural vegetation. 

i. Required to plant trees of no less than 3 inch (3”) caliper, spaced at a 
maximum of thirty feet (30’) on center for small to medium trees, fifty feet 
(50’) on center for large trees. 

D. Option 2 shall be used along Samuell New Hope Park. 
a. A twenty foot (20’) wide landscape buffer in combination with a one hundred percent 

(100%) planted screen as required by the Town’s Design Criteria Manual or use of 
natural vegetation. 

i. Required to plant trees of no less than 3 inch (3”) caliper, spaced at a 
maximum of thirty feet (30’) on center for small to medium trees, fifty feet 
(50’) on center for large trees. 

 
Landscape Plan: See attached landscape plan (Exhibit B attached hereto). 

A. A tree survey/landscape plan shall be submitted with any plat in accordance with the 
landscape plan. 

 
Maintenance of Open Space, Amenities, Landscape Buffer and Trails: Open space shall be provided as 
indicated on the  concept plan  and maintained by  the  “ C y p r e s s  M a n o r s ” Homeowner's 
Association. 
 
Anti‐Monotony Features: Exterior façade must be composed of eighty percent (80%) masonry (brick, 
stone, cultured stone, or three‐part stucco). Identical brick blends may not occur to adjacent (side‐by‐
side) properties. Elevations shall not repeat along the fronting or siding streetscape without at least four 
(4) intervening homes of sufficient dissimilarity on the same side of the street and two (2) intervening 
homes on the opposite side of the street. The rear elevation of homes backing to open spaces or 
thoroughfares shall not repeat without at least two (2) intervening homes of sufficient dissimilarity. Any 
masonry (brick, stone, cultured stone, or three‐part stucco) chimneys shall be required on all homes 
with wood burning fireplaces. Minimum of 8:12 front elevation roof pitch, except 4:12 roof pitches on 
porches. Dimensional shingles shall be used.  
 
Homeowner' Association:  A Homeowners Association duly incorporated in the  State of Texas shall be 

incorporated  and  each  lot/homeowner  shall  be  a  mandatory  member.    This  association  shall  be 

established  so  as to  ensure  the proper maintenance of all common areas, either public or private, as 

desired,  to be maintained by  the  association.  The bylaws of this  association shall  establish  a system 

of  payment  of  dues,  a  system  of  enforcement  of  its  rules  and  regulations;  a  clear  and  distinct 
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definition  of  the  responsibility  of  each member, and    such   other   provisions    as    are   reasonably   

deemed appropriate to secure a sound  and stable  association.   The Bylaws shall be submitted to  the 

Director of Planning for review and approval prior to construction. 



Town of Sunnyvale 
127 N. COLLINS ROAD     

 SUNNYVALE, TEXAS 75182 
TELEPHONE (972) 203-4188 
FAX            (972) 226-1950 
www.townofsunnyvale.org 

 
March 7, 2016 
 
John Arnold 
Skorburg Company 
8214 Westchester Dr.  Ste. 710 
Dallas, Texas  75225 
 
Subject: Cypress Manors Planned Residential Overlay Submittal – Comment Letter 
 
Dear Mr. Arnold, 
 
Town staff has reviewed the plans you submitted for a proposed zone change for the Cypress 
Manors Planned Residential Overlay development located at the southeast corner of Town East 
and Belt Line Road (3134 Belt Line Rd).   Based upon Town staff review of the documents 
provided, the following comments and concerns must be addressed by March 14th by 11am.  
Additional comments may arise upon further review. 
 
Planning Comments – rashad.jackson@townofsunnyvale.org 

 
1. For the adoption of this particular Planned Residential Overlay development, the 

process will require an amendment to the current zoning district and the future land 
use plan (comprehensive plan) for the area.  The current and proposed update to the 
land use plan calls for the subject area to be a retail district.  As it stands, staff 
cannot support this application unless Planning & Zoning and Town Council see fit to 
change the zoning and future land use plan for the subject area.   

2. On the site plan, please note the following. 
 Revise the site plan boundaries.  The actual PRO will only encompass 

43.229 acres.  Currently the outlined boundary includes 60 acres.  For final 
adoption, the survey info (boundary coordinates) will be required for the 
43.239 acres in order designate the exact PRO (zone change) acreage. 

 Revise the vicinity map.  The PRO boundaries on the vicinity map are 
incorrect. 

 Please complete the landscape buffer along Town East Blvd.  A buffer is not 
shown along Lot 39 and Lot 40.  Buffers should not be included in the lot 
boundaries. 

 Note the proposed street right of way width. 
 Samuell New Hope Park is zoned SF3 

3. On the landscape plan, please note the following. 
 For the 50’ portion of the perimeter buffer, please provide a #2 note. 
 Along Town East Blvd., please show buffer outside of proposed lot 

boundaries (Lot 39, Lot 40).  It currently looks like the buffer is included within 
the lot boundaries. 

 Samuell New Hope Park is zoned SF3 
 
 



4. In the proposed PRO ordinance language,  
 Under Lot Trees, please remove “for lots 7000-9,999” and replace with 

proposed minimum lot size “for lots 7200-9,999.” 
 Under Buffering, Landscaping and Screening, please remove the “(10.3.G1)”.   
 Under Buffering, Landscaping and Screening, what is the slope / height of the 

proposed berms? 
 Under Landscape Plan, please note the landscape plan as Exhibit B. 
 Under Landscape Plan, please note “a tree survey/landscape plan shall be 

submitted with any plat in accordance with the landscape plan.” 
 Under Anti Monotony Features, is the intent to allow for an 80% stucco 

home?  Will there be a maximum percentage applied to stucco? 
 Please note if development will be completed phases. 
 Please note right of way size & type to be used within the development. 

5. In the proposed ordinance language, the following lots do not meet the proposed 
development standards for minimum lot width (60’ for 7200 sq.ft. lots & 80’ for 10,000 
sq. ft. lots). Development standards need to be revised to address these lots. 

 Lots 1, 7-13, 46 (Block 2) 
 Lots 18,19, 32, 38, 39 (Block 1) 
 Lot 4 (Block 4) 

 
Engineering Comments – justin.brown@freese.com : 
 

6. None at this time. 
 

 
If you have questions or concerns, please contact me at (972) 203-4188 or via e-mail at 
rashad.jackson@townofsunnyvale.org.  Our town engineer may be reached at 
townengineer@townofsunnyvale.org.  Please resubmit the following: 
 

 Four (4) hardcopies of all plans  
 Two (2) rolled set of  any required civils 
 A cd of all plans. 

 
Sincerely, 

 
 
 
 
 

Rashad Jackson, AICP 
Director of Development Services 
Town of Sunnyvale 
 
Cc: Justin Brown, Town Engineer 
 Tim Rawlings, Building Inspector 
 Johnny Meeks, Public Works Director 
 Sean Fox, Town Manager 
 Rich Darragh, Skorburg Development 
 Development File 
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Town Secretary                        Fiscal Year 2012 ‐ 2013 
 

 
 
  Prepared By:  Rashad Jackson, AICP 
   Director of Development Services   

 
Summary:  
 
APPLICANT:   TERESA MYERS – LAND RESOLUTIONS, INC. 
AT OR ABOUT:   320 TOWN EAST BLVD. (7.4 ACRES) 
REQUEST:   PRELIMINARY PLAT – HAWKINS ESTATES, LOT 1 BLOCK 1  
 
Background: 
 
The applicant is the representative for a residential property located at or about 320 Town East Blvd.  The 
parcel of land is approximately 7.4 acres.  The property is surrounded by a residential property to the east, 
The Homestead Phase 2D-S to the south and the future phase of The Homestead Phase 7 to the west.  
The applicant proposes to plat the subject lot for the development of a single residence.  The property is 
zoned for residential development.  The applicant has established the necessary easements, setbacks 
and buffers required for the development of the subject lot.   
 

 Right of way dedication for possible future Town East Blvd expansion – 50 feet 
 Landscape buffer noted for a county lane (Town East Blvd) – 25 feet 
 Front setback – 80 feet 
 Side setbacks – 50 feet 
 Rear setback – 120 feet 

 
As noted, the proposed preliminary plat conforms to the Town zoning and subdivision ordinance 
requirements. 
 
Public Notice 
Notice was published within the Town’s Official Newspaper on Wednesday, March 2nd.  Letters were also 
provided to surrounding properties meeting the distance requirements as provided within the Town 
Ordinance.  Sixteen (16) letters were sent out.  As of the writing of this staff memo, no letters had been 
returned either in favor or in opposition of the request. 
 
Staff Recommendation 
 
Town staff has the following comments/recommendation for consideration: 
 

1. Town staff recommends approval.  The proposed plat meets the standards set forth in the Town 
of Sunnyvale zoning ordinance and subdivision ordinance. 

2. Town staff comments must be satisfactorily addressed prior to construction. 
 
Attachments 

 Location Map  
 Proposed preliminary plat 

Town of Sunnyvale 

              March 21, 2016 
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Town Secretary               Fiscal Year 2012 ‐ 2013 

Prepared By:  Rashad Jackson, AICP 
Director of Development Services  

Summary:  

APPLICANT:   HOLLY MONTIE, P.E. 
AT OR ABOUT:  520 CLAY ROAD 
REQUEST:   MINOR PLAT – FLOWERS ADDITION (FLOWERS DIST 

CENTER) 

Background: 
The subject property is located at or about 520 Clay Road directly north of the Union Pacific Railroad and 
Scyene Road.  The applicant has submitted a minor plat application for the development of an office 
warehouse building.  The building will be used for by the Flowers Food Company for the distribution of 
baked goods.  The subject property is approximately 3.048 acres in size.  The applicant received approval 
for a site plan for the subject location in January 2016. 

The proposed building lies with an Industrial zoning district. The Industrial District requires the following 
setbacks:  

Front – 40’ 
Side – 25 
Rear – 25’ 

In accordance with the approved site plan, a landscape buffer is shown along Clay Road and along the 
abutting access drive to the south.  All other utility easements and dedications required for development  
are shown on the plat.  The minor plat is in conformance with the Town zoning and subdivision ordinance.  

Public Notice 
Notice was published within the Town’s Official Newspaper on March 2nd.  Letters were also provided to 
surrounding properties meeting the distance requirements as provided within the Ordinance.  Five 
(5) letters were sent.  As of the writing of this staff memo, one (1) letter had been returned in favor 
of the request. 

Staff Recommendation 
Town staff has the following comments/recommendation for consideration: 

1. Staff recommends approval.  Town staff comments, as stated within the letter sent to the
applicant on 03.07.16 must be satisfactorily addressed prior to construction.

2. Traffic signal improvements will need to be complete prior to the issuance of a Certificate of
Occupancy for the proposed building.

Attachments 
 Location Map
 Minor Plat Exhibits

Town of Sunnyvale
      March 21, 2016 

 Response letter
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Town Secretary               Fiscal Year 2012 ‐ 2013 

Prepared By: Rashad Jackson, AICP  
Director of Development Services 

Summary:  
APPLICANT:   STONE CANYON EAST, L.P. (DAVID GOODHART) 
AT OR ABOUT:  7.5 ACRES SOUTH OF STONE CANYON DRIVE AND BOULDER 

LANE 
REQUEST: PRELIMINARY PLAT – STONE CANYON EAST – PHASE 5A  

Background: 
The subject property is located within the Stone Canyon East development.  The zoning district 
designation is Single Family Residential 4 - Planned Residential Overlay (SF-4 PRO).  The regulations 
associated with the development were established within Ordinance No. 413, which guides the 
development of this project.  The subject property is located within the Stone Canyon East development. 
The zoning district designation is Single Family Residential 4 - Planned Residential Overlay (SF-4 PRO). 
The regulations associated with the development were established within Ordinance No. 413, which 
guides the development of this project.  The number of dwelling units provided within the overall 
development is not to exceed 239 residential homes. The applicant has submitted a preliminary plat for 
approval. The plat proposes to create twelve (12) residential lots on 7.5 acres within the Stone Canyon 
East development.   

Phase Adjustment 
The original 2005 concept plan for Stone Canyon East called for the subject area to be developed as part 
of a larger 24 acre tract, noted as Phase 2. The applicant proposes to divide the Phase 2 of the 
concept plan into 3 smaller phases, currently proposed as Phase 5A, Phase 5B and Phase 5C by the 
applicant.  The applicant has submitted a preliminary plat in accordance with this proposed phase 
change.  Section VIII of the Stone Canyon PRO ordinance allows for the “reconfiguration of of phases 
as to acreage, number of dwelling units and residential density."  The ordinance allows for 
adjustment to be made as the subdivision continues to develop.  

Concept Plan 
Staff records indicate that the last revision to the Stone Canyon East concept plan was done in 2005. 
Since then, several small amendments have been made to the original concept.  For clarity and 
consistency, Town staff has requested the submission of an updated concept plan, particularly if the intent 
is to develop the rest of the Stone Canyon East subdivision as multiple phases other than what is noted 
on the original concept plan.  An up to date concept plan should be submitted that truly reflects the 
proposed phasing and current lot configuration of the subdivision. The revised concept should be 
submitted prior to or with the submittal for the next phase.  

Comparing the proposed plat to the existing 2005 concept plan and PRO ordinance, it appears that the 
development is proceeding in accordance with the concept plan and PRO regulations.  In order to 
continue to assure consistency with the PRO regulations, a new concept plan should be submitted. 
Current density and lot count is included as a “density memo” with the staff report.  The memo notes the 
density and lot count in comparison with the approved 2005 concept plan. 

Town of Sunnyvale
 March 21, 2016 
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Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2nd, 2016.  Letters 
were also sent to property owners’ within 400’ on March 10th, 2016.  The total number of letters sent was 
twenty-nine (29).  As of the release of the staff memo, no response had been received.   

Staff Recommendation 
Staff recommends approval.  The request does not appear to have any detrimental effects to the 
development.  Town staff has found that the request meets the requirements of the Subdivision 
Ordinance as well as the regulations that have been established for the Stone Canyon PRO.   

1. Staff records indicate that the last revision to the Stone Canyon PRO ordinance concept
plan was done in 2005. Since then, several small plat amendments were done since the
initial adoption of the Stone Canyon PRO, which the ordinance allows for. Staff suggests
that a revised concept plan for Stone Canyon East be submitted to update Town
records. An up to date concept plan should be submitted that truly reflects the proposed
phasing and current lot configuration of the subdivision. The revised concept should be
submitted prior to or with the submittal for the next phase. Please see attached 2005
example.

2. Public Works has requested that the developer replace the head wall that was removed
several years back on the 66” RCP storm sewer pipe along Clay road.

Attachments 
 Location Map
 Preliminary Plat – Stone Canyon East, Phase 5A


2005 Concept Plan
Density memo – current breakdown of density and lot count

Landscape Plan – Stone Canyon East, Phase 5A
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Town Secretary               Fiscal Year 2012 ‐ 2013 

Prepared By: Rashad Jackson, AICP  
Director of Development Services 

Summary:  
APPLICANT:   STONE CANYON EAST, L.P. (DAVID GOODHART) 
AT OR ABOUT:  1.411 ACRES AT STONE CANYON DRIVE AND BOULDER LANE 
REQUEST:   REPLAT – STONE CANYON EAST – PHASE 4, LOT OS 192R & OS 

193R  

Background: 
The subject property is located within the Stone Canyon East development.  The zoning district 
designation is Single Family Residential 4 - Planned Residential Overlay (SF-4 PRO).  The regulations 
associated with the development were established within Ordinance No. 413, which guides the 
development of this project.  The subject replat request is for a slight revision to existing open space lots 
within the development.  Based on staff review of the original Stone Canyon Phase 4 final plat, it appears 
the subject parcels will be made slightly smaller.   

Original square footage: 
Lot OS 192 – 107,133 square feet 
Lot OS 193 – 9,927 square feet 

Proposed revised square footage: 
Lot OS 192R – 102,973 square feet 
Lot OS 193R – 9,775 square feet 

Staff has not found any other revisions related to this request.  Town engineering staff has reviewed the 
proposed change and has no comments. 

Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2nd, 2016.  Letters 
were also sent to property owners’ within 400’ on March 10th, 2016.  The total number of letters sent was 
eighteen (18).  As of the release of the staff memo, no response had been received.   

Staff Recommendation 
Staff recommends approval.  The request does not appear to have any detrimental effects to the 
development.  Town staff has found that the request meets the requirements of the Subdivision 
Ordinance as well as the regulations that have been established for the Stone Canyon PRO.   

Attachments 
 Location Map


Original 2007 plat – Stone Canyon East, Phase IV
Proposed replat, Stone Canyon East, Phase IV Lot OS 192R & OS 193R

Town of Sunnyvale
 March 21, 2016 
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   Town Secretary                         Fiscal Year 2012 ‐ 
2013 
 

 
 Prepared By: Rashad Jackson, AICP   
  Director of Development Services 

 
 
Summary:  
APPLICANT:   STONE CANYON EAST, L.P. (DAVID GOODHART) 
AT OR ABOUT:   1.411 ACRES AT STONE CANYON DRIVE AND BOULDER LANE 
REQUEST:   SITE PLAN – STONE CANYON EAST AMENITY CENTER  
 
Background: 
 
The applicant has request a site plan approval for the development of Stone Canyon East Amenity 
Center (Clubhouse).  The property is 1.411 acres in size and is zoned “SF-4 PRO” for the Stone Canyon 
East subdivision.  The original concept plan for the development shows an amenity center located within 
this open space area platted as part of Phase 4.  The Stone Canyon Ordinance requires that “the amenity 
center in Stone Canyon East “shall be designed and constructed in a manner similar to those features 
found in Stone Canyon West, provided that the amenity center shall be for residents only, and not open to 
the public in general.”  The applicant has submitted an application that adheres to the intent of the 
ordinance.  The proposed amenity center will be designed with similar use features as the Stone Canyon 
West amenity center but the exterior will be enhanced with stone. 
 
The ordinance also requires that the construction of the amenity center in Stone Canyon East “shall be 
completed prior to receiving Final Plat approval for Phase V.”  The applicant plans to construct the center 
prior to the final platting of the noted phase. 
 
The site plan shows a 1,500 square foot amenity center building located at the intersection of Boulder 
Lane and Stone Canyon Drive.  The building will be designed with a terraced pool facility and outlook rear 
patio.  The building will be clad primarily with stone and wood accents.  An eight (8) foot high wrought iron 
fence will completely surround the swimming pool.  Due to a change in elevation on the east side of the 
property, a portion the fence will sit upon an existing retaining wall.   Access will be provided by an existing 
concrete walk and twenty (20) space parking lot.  The entire development will be landscaped in 
accordance with Town zoning ordinance standards.  
 
Town staff has reviewed the proposal against the following documents:  Zoning Ordinance 324, PRO 
Ordinance No. 413.  Review of the project against each of the various standards for development has 
been provided below.   
 
Ordinance Standards 
Ordinance No. 413 General Requirements 
The general requirements for properties located within a residential district for a lot of this size, include: 
 
Front yard setback  40 feet 
Side yard setback  30 feet 
Rear yard setback  12 feet 

Town of Sunnyvale 

                March 21, 2016 
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Maximum height 2.5 stories 
Maximum lot coverage 35% 

Upon review of the materials submitted, each of these requirements of the zoning ordinance would 
appear to have been met.    

Building Elevations 
The floor plan for the amenity center shows a men’s and women’s restroom facility as well as outdoor 
patio area.  A kitchen and dining area has also been provided for within the facility.  The remaining space 
would allow for an open community space.  The building will be constructed with a stone façade and 
a shingle roof.   
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Parking 
As mentioned, a twenty (20) car parking area has been provided.  Two (2) handicapped stalls have been 
located within the area as well.  The parking area will be connected to the proposed amenity center and 
existing trail system with a new sidewalk. 

Landscaping Plan  
In accordance with the zoning ordinance, landscaping (trees and other vegetation) has been provided 
around the parking area and around the outside of the building.   

Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2nd, 2016.  Letters 
were also sent to property owners’ within 400’ on March 10th, 2016.  The total number of letters sent 
was thirty-two (32).  As of the release of the staff memo, one (1) response had been received.  

Staff Recommendation 
Town staff has reviewed the request; and has the following comments/conditions for consideration: 

1. Staff recommends approval.  All Town department comments must be satisfactorily addressed
and construction drawings must be approved by the Town Engineer prior to construction on the
subject property.

Attachments 
 Location Map
 Site Plan exhibits
 Resident notice response letter
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RETAINING WALL

PROPOSED

POOL, TYP.

PROPOSED

BUILDING

1,500 SF

General Landscape & Tree Protection Notes:

1. The American Standard for Nursery Stock (ANSI Z60.1-2004) Specifications shall govern plant qualifications,

Grades and Standards.

2. Proposed plants shall comply with the landscape plans approved by the Town of Sunnyvale.  Plant substitutions

are permitted at the discretion of the Landscape Architect or his/her appointee.

3. Ground covers must provide complete coverage within two (2) years of planting.

4. Tree pits shall have roughened sides and be two to three times wider than the root ball of the tree in order to

facilitate healthy root growth.

5. Tree pits shall be tested for water percolation. Water shall drain out of tree pit within a 24-hour period.

6. Trees shall not be planted deeper than the base of the "trunk flare".

7. Burlap, twine and wire baskets shall be shall be loosened and pulled back from the trunk of the tree.

8. The tree pit shall be backfilled with native topsoil free of rock and other debris.

9. Trees shall not be watered to excess that result in soil saturation. In the event the soil becomes saturated, the

watering schedule shall be adjusted.

10. A 3"-4" layer of mulch shall be provided around the base of the planted tree. The mulch shall be pulled back 3"

from the tree trunk.

11. Topsoil shall be a minimum of eight inches (8") in depth in planting areas. Soil shall be free of stones, roots, and

clods and any other foreign material that is not beneficial for plant growth.

12. All plant beds shall be top-dressed with a minimum of three inches (3") of hardwood or other mulch.

13. Trees overhanging walks and parking shall have a minimum clear trunk height of seven feet (7'). Trees

overhanging public street pavement drive aisles and fire lanes shall have a minimum clear trunk height of fourteen

(14) feet.

14. No plant material shall be allowed to encroach on right-of-way, sidewalks or easements to the extent that vision

or route of travel for vehicular, pedestrian, or bicycle traffic is impeded.

15. When trees are planted on a slope care shall be taken to integrate the tree elevation with the existing slope,

while insuring the tree is planted at the proper elevation.

16. The owner, tenant, and/or their agents shall be responsible for the maintenance, establishment, and

permanence of plant material. All landscaping shall be maintained in accordance with design intent. This shall

include, but not limited to mowing, edging, pruning, fertilizing, watering, and other activities necessary for the

maintenance of landscaped areas.

17. All plant material shall be maintained in a healthy and growing condition as is appropriate for the season of

the year. Plant material that is damaged, destroyed, or removed shall be replaced with plant material of similar

size and variety within 30 days.

18. Landscape and open areas shall be free of trash, litter and weeds.

19. No planting areas shall exceed 3:1 slope ((3') three feet horizontal to (I') one foot vertical).

20. Earthen berms shall not include construction debris. Contractor shall correct erosion or damage to the smooth

finish grade of the berm prior to acceptance.

21.Landscape installation must comply with approved landscape plans prior to final acceptance by the City and/or

obtaining a Certificate of Occupancy.

22. Final inspection and approval of landscape installation shall be done in the presence of the Landscape

Architect and Owner's Representative.

PROPOSED

FENCE, TYP.
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       Prepared By:  Rashad Jackson, AICP 
       Director of Development Services   
 
Summary:  
 
APPLICANT:   JOSE CANTU 
AT OR ABOUT:   3.7 ACRES NEAR SE QUADRANT OF THE INTERSECTION OF  
   S. COLLINS RD (SH 352) AND CLAY RD 
REQUEST:   SITE PLAN – US RENAL CARE SUNNYVALE  
 
Background: 
The subject property is located at or about 220 South Collins Road.  The applicant requests approval of a 
proposed site plan for the development of a US Renal Care facility.  US Renal Care provides dialysis 
medical services and outpatient care.  The subject property, located within a General Business zoning 
district is 3.7 acres in size.  The proposed use is allowed by right within the General Business District.  
 
South Collins Road & Clay Road Overlay District:  The proposed building lies within the South Collins and 
Clay Road Design Overlay District.  The primary objectives of the overlay districts are to create and reflect 
a high level of architectural design appeal throughout the Town.  The applicant proposes to construct a 
7,500 sq.ft. building on the subject property.  The building is subject to regulations noted in the 
corresponding design overlay district criteria for site design details.  The building is also subject to general 
zoning district regulations for the proposed non residential use.   
 
Plans show a one-story masonry building with an articulated facade and one main entry.  The main entry 
will face Clay Road and will be covered by a drive thru canopy for patient drop off.  Details of the design 
are as follows: 
 

 Building height:  Single story with parapet style roof 
 Access:  The main entry will face Clay Road. The service entrance and trash pickup will be in the 

rear on the north side of the development.  Access will also be provided for along the S. Collins 
Road right of way.  

 Building exterior / façade: The proposed building exterior will be cladded primarily in stone.  
Various masonry (stone, brick, and precast concrete) will be used as accents to create visual 
appeal on all facades.  Metal awnings/canopies will be located above each window and doorway. 

 Building articulation:  The design guidelines require building elevations that face the right of way to 
have articulation.  The South Collins Overlay requires the facades be offset, varied and articulated 
at least five feet (5') in depth for every fifty feet (50') in horizontal surface length.  The guidelines 
state, “All buildings shall be architecturally finished on all four sides with a higher level of 
articulation on the front facades. Front facades shall be those facades directly visible from South 
Collins and the facade used as the primary entrance. In the event that the side of the building 
is facing South Collins, the side facade articulation shall be similar to the front.”  The 
applicant has attempted to address this articulation requirement for the S. Collins elevation by 
articulating the materials vertically along the façade rather than articulating the plane of the façade 
itself.  Staff believes this was likely done to accommodate the interior floor plan for the facility.  It 

Town of Sunnyvale 
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will be left up to the Commission and Council to determine if this adjustment meets the criteria for 
articulation. 

 Sidewalks:  Per development requirements, a sidewalk should be located along Clay Road right
of way.  No sidewalk is shown on the submitted plans. Paving plans show interior sidewalks
throughout the development to accommodate pedestrian activity to and from the building.

 Off-street parking:  Required parking shall be 1 space per 200 sq.ft.  (37 spaces).  The applicant
has submitted plans meeting this requirement.  The parking will accommodate the proposed use.

 Lighting:  The preliminary lighting plan shows seven (7) twenty-five (25) foot tall bronze LED light
fixture will be used on the site.  All lighting will be located on the subject property and not in the
public right of way.  Town lighting standards require that all outside lights shall be made up of a
light source and reflector so when acting together, the light beam is controlled and not directed
across any bounding property line above a height of three (3) feet. The allowable maximum
intensity measured at the property line shall be 0.2 foot candles.  A photometric plan shows that
the proposed light fixture will adhere to the Town lighting standard.

 Parking lot plantings/Perimeter parking lot plantings:  Design guidelines require parking areas to
be screened.  All parking lot screening will be maintained at least thirty six inches (36") in
height.  Berming, planting screens or low profile walls are allowed per design criteria
standards.  The applicant has used plant screens and shrubbery.

 Landscape Buffer and Land Use Screening:  Proposed details shown meet the standards set
forth in the zoning and overlay districts.  Shrubs will screen the parking spaces and additional
trees will be added throughout the site.

 In accordance with zoning requirements, landscaping and a masonry wall should screen the building 
from the abutting residential subdivision.  The Town zoning ordinance stipulates the following for land use 
buffers and screening. 

o Residential buffer for non-residential uses:
One large tree shall be planted on 40-foot centers or one small tree planted
on 30-foot centers. The developer of any commercial property adjacent
to any residentially zoned property shall provide a ten (10) foot wide buffer
between the residential property and the building or parking areas.

o Industrial and Commercial Screening.
Where a proposed industrial or commercial use abuts land planned or zoned
for residential use, a solid masonry screening wall not less than eight (8) feet in
height in I and HC districts and not less than six (6') feet in height for all other
nonresidential districts shall be erected and maintained along or within one (1)
foot of the property line that divides the two districts.

o Masonry Walls
Masonry walls shall be of the height specified and be constructed from natural
stone, cast stone, face brick or pierced brick. Precast or prefabricated panels or
cast-in-place concrete shall not be used. All masonry walls and foundations shall
be designed by a registered professional engineer and construction plans for the
wall shall bear the seal of the design engineer.  Match existing masonry
screening wall.

The applicant has submitted plans that do not show a screening wall between the proposed 
building and the abutting residential district.  Staff has suggested that the applicant continue the 
existing screening wall situated north of the subject property at Stone Canyon Drive.  Continuing 
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the existing screening wall would meet the screening requirement and maintain design 
consistency for the retail area.  The applicant has included the required landscape buffer. 

Public Notice 
Notice was published within the Town’s Official Newspaper on March 2nd.  Letters were also provided to 
surrounding properties meeting the distance requirements as provided within the Ordinance.  Twenty-
Nine (29) letters were sent.  As of the posting of this staff memo, two (2) letters had been returned in 
favor and one (1) letter in opposition of the request. 

Staff Recommendation 

Town staff has the following comments/recommendation for consideration: 

1. Town staff recommends approval contingent to all Town comments being satisfactorily
addressed prior to construction.

2. Include a screening wall along the eastern portion of the subject property. The wall should be
consistent (materials & height) with the existing wall to the north.

3. Include required sidewalk along Clay Road right of way.

Attachments 
 Location Map
 Proposed Site Plan Exhibit
 Resident response letters
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Sunnyvale Dialysis Proposal

Materials Pallet

A   Field Brick by Triangle Brick
   Parkway Collection - Old South
   Mortar Color - Cemex Light Sand

B   Accent Brick by Triangle
   Downtown Collection - Bostonian Ironspot
   Mortar Color - Cemex Light Sand

CC   Precast Cap by Sun Precast Co., Inc.
   Charcoal Antiqued - 703
   Mortar Color - Cemex Extra Dark

D   Stone by Texas Stone Products
   Sawn Stone - White
   Mortar Color - Cemex Cream

E   Fascia and Soffit Panels by Pac-Clad
   Flush soffit panels 12” wide
   Stone White

Front Elevation

Side Elevation

Side Elevation

Rear Elevation







I PLANT SCHEDULE 

I SYM.1 SCIENTIFIC NAME I COMMON NAME 

TREES 

cc Cercis canadensis var texana TEXAS REDBUD 

ID llexdecidua POSSUM HAW 

a Mu Quercus muhlenbergia CHINKAPIN OAK 

a Ma Quercus macrocarpa BUR OAK 

as Quercus shumardii SHUMARD OAK 

av Quercus virginiana LIVEOAK 

SHRUBS 
DW Dasilyrion wheeleri SOTOL 

ICB llex cornuta 'Burfordii-Nana' DWARF BURFORD HOLLY 

IVS llex vomitoria 'Stokes Nana' DWARF YAUPON 

LBB Liriope muscari 'Big Blue' BIG BLUE LIRIOPE 

LMY Lantana montevidensis 'New Gold' 'NEW GOLD' LANTANA 

LGC Leucophyllum frutescens 'Gn. Cloud' 'GREEN CLOUD' CENIZO 

MP Myrica pusilla DWARF WAX MYRTLE 

RIS Raphiolepis indica 'Springtime' 'SPRINGTIME' INDIAN HAWTHORN 

SJ Little Princess Spirea SPIREA JAPONICA 'LITTLE PRINCESS' 

RA Rhus aromatica FLAMELEAF SUMAC 
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LANDSCAPE CALCULATION SUMMARY 

Provided 
Lot Size: 3.77 acres 
Buffer Area on Clay Road: 

2 x (4,609/1000) = 

Interior Parking Lot Landscaping: 
Landscape Median Length: 
(1) Shade trees per 60 LF (90/60 = 1.5) 
(4) Orn. trees per 25 LF (90/25 = 3.6) 
(2) Shade or Orn. I island 
Number of Terminal Islands: 2 (2x2) 4 

Perimeter Parking Lot Landscaping: 
(1) Shade tree per (40) linear feet 
Length of parking bay: 90' 
(90/40 = 2.25): 

Commercial to Commercial Buffer: 
Provided as required 

Commercial to Residential Buffer: 
Provided as required 
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CERTIFICATIONS/LISTINGS

PRODUCT IMAGE(S)SPECIFICATIONS

Beacon Products • 2041 58th Avenue Circle East  Bradenton, FL 34203 • Phone: 800-345-4928 
Due to our continued efforts to improve our products, product specifications are subject to change without notice.
© 2016 BEACON PRODUCTS,  All Rights Reserved • For more information visit our website: www.beaconproducts.com   •  Printed in USA   SPEC 1/16

Cat.#

Approvals

Job Type design . per formance . technology

design . per formance . technology

VIPER L
SERIES
LARGE VIPER LUMINAIRE

Intended Use:

The Beacon Viper luminaire is available in two 
sizes with a wide choice of different LED Wattage 
�������	
����	����
��	����
����
������������
to replace HID lighting up to 1000W MH or HPS 
allow 5 different mounting options for application 
in a wide variety of new and existing installations. 
Luminaires are suitable for wet locations. 

Construction:

• One piece optical cartridge system consisting  
 of an LED engine, LED lamps, optics, gasket   
 and stainless steel bezel.
• Cartridge is held together with internal brass   
 standoffs soldered to the board so that it can   
 ����������	���	�	����������
��	����
���
• Two-piece silicone and micro-cellular 
 polyurethane foam gasket ensures a 
 weather-proof seal around each individual LED. 

LED/Optics: 

• LED driver accepts 100V through 277V, 50 Hz  
 to 60 Hz (UNIV), or a driver that accepts 347V  
 or 480V input. 
• Power factor is .92 at full load. 
• All electrical components are rated at 50,000   
 hours at full load and 25°C ambient conditions  
 per MIL- 217F Notice 2. 
• Dimming drivers are standard with 
 connections for external dimming equipment   
 available upon request. 
• Component-to-component wiring within the   
 luminaire may carry no more than 80% of 
 rated load and is listed by UL for use at   
 600VAC at 50°C or higher. 
• Plug disconnects are listed by UL for use   
 at 600 VAC, 13A or higher. 13A rating 
 applies to primary (AC) side only. 

Electrical:

• Fixture electrical compartment shall contain all  
 LED driver components and shall be provided  
 with a push-button terminal block for AC 
 power connections. 
• Optional 7-pin ANSI C136.41-2013 twist-lock  
 photo control receptacle available. Compatible  
 with ANSI C136.41 external wireless control   
 devices.
• Surge protection - 20KA; Shuts off at end of life.

Controls/Options:

• Available with an optional passive infrared   
 (PIR) motion sensor capable of detecting   
 motion 360° around the luminaire. When   
 ����
�������
��
�����
����������
���� 
 the Motion Response system reduces the    
 Wattage to factory preset level, reducing the   
 light level accordingly. When motion is   
 detected by the PIR sensor, the luminaire   
 returns to full Wattage and full light output.   
 Please contact Beacon Products if project   
 ����������
��	�������
	��	���������	
����

• Available with Energeni for optional set  
 dimming, timed dimming with simple delay, or  
 timed dimming based on hours of operation   
 or time of night (see www.beaconproducts.com/  
 products/energeni). 

• Also available with Beaconnect Wireless   
 Control System (see Beaconnect product   
 page for more details www.beaconproducts.com/  
 products/beaconnect). 
 
Installation:   
• Mounting options for horizontal arm, vertical    
 tenon or traditional arm mounting available.    
 Mounting hardware included.
• Product is suitable for applications requiring   
 3G testing prescribed by ANSI C136.31

Finish:     
• Beacote V polyester powder-coat electro-  
 statically applied and thermocured.  
���	��
�������������
���	����
	�� 
 pretreatment regimen with a polymer primer   
 sealer and top coated with a thermoset  
 super TGIC polyester powder coat   
 ������
������������
�
����!�"#$�& 
 �������	����������	
���'������������ 
 passing a 3000 hour salt spray test for   
 corrosion resistance and resists cracking or   
 loss of adhesion per ASTM D522 and resists   
 surface impacts of up to 160 inch-pounds.

Listings:
��������	�����	����*+�:���
����
�<:=$>?
and 8750 standards for use in wet locations.

Warranty:
Five year limited warranty (for more information
visit: www.hubbelllighting.com/resources/warranty).

DIMENSIONS

MOUNTING OPTIONS

Front

B

A

C

D

WB Wall Bracket

31 1/4”

6”

2 
3/

8”
1”

5”

5 1/2”

6”

PK2 2-3/8” Adjustable Knuckle

26 1/4”

6 5/8”

Accepts 2 3/8” OD 
tenon, min 4” long.

SF2 2-3/8” OD Slip Fitter

Side View Back View

RA Rectangular Arm

Side View Back View

A  B  

29.12” 24.19”  
 (578 mm) (425 mm)

Weight: 
25.0 lbs 

 (11.3 kg)

C
14.25”

(105 mm)

D
4.13”

(105 mm)

EPA
1.0 ft2
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 PAC-CLAD® Metallic Colors

9060 Junction Drive 
Annapolis Junction, MD 20701 
P: 800-344-1400 
F: 301-953-7627

10551 PAC Road 
Tyler, TX 75707 
P: 800-441-8661 
F: 903-581-8592

1885 Station Pkwy NW, Ste B
Andover, MN 55304
P: 877-571-2025
F: 866-901-2935

102 Northpoint Parkway  
Acworth, GA 30102 
P: 800-272-4482 
F: 770-420-2533

HQ: 1005 Tonne Road 
Elk Grove Village, IL 60007 
P: 800-PAC-CLAD 
F: 800-722-7150

Color  Char t

Kynar 500® or Hylar 5000® pre-finished steel and aluminum for  
roofing, curtainwall and storefront applications.

See back for color availability chart.    

Denotes PAC-CLAD Metallic Colors

Denotes ENERGY STAR Colors

Denotes PAC-CLAD Cool Colors

P A C - C L A D . C O M PETERSEN ALUMINUM CORPORATION

MIDNIGHT BRONZE MATTE BLACK

  SIERRA TAN  TERRA COTTA

   COPPER PENNY

  CARDINAL RED   COLONIAL RED   MANSARD BROWN

  ALMOND  SANDSTONE

   CHAMPAGNE

  GRANITE

   SILVER

BURGUNDY

  STONE WHITE

  BONE WHITE

  CITYSCAPE

  SLATE GRAY   MUSKET GRAY   CHARCOAL

  PATINA GREEN  ARCADIA GREEN  HEMLOCK GREEN

   ZINC    WEATHERED ZINC

INTERSTATE BLUE

   AGED COPPER 

FOREST GREEN  TEAL

  SLATE BLUE

AWARD BLUE

  MEDIUM BRONZE   DARK BRONZE

  EVERGREEN

  HUNTER GREEN

  MILITARY BLUE

 BERKSHIRE BLUE

HARTFORD GREEN

Sunnyvale Dialysis
Material Type "E" - Fascia and Soffit Panels by 
Pac-Clad - Flush Soffit Panels 12" wide - Stone 
White - Brake Metal Fascia - Stone White
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Town Secretary               Fiscal Year 2012 ‐ 2013 

Prepared By:  Rashad Jackson, AICP 
Director of Development Services  

Summary:  

APPLICANT:   JOSE CANTU 
AT OR ABOUT:  3.7 ACRES NEAR SE QUADRANT OF THE INTERSECTION OF 

S. COLLINS RD (SH 352) AND CLAY RD 
REQUEST:  PRELIMINARY PLAT – US RENAL CARE SUNNYVALE  

Background: 

The applicant is the representative for property located at or about the intersection of South Collins Road 
and Clay Road (behind the Cosa Nostra restaurant).  The parcel of land is approximately 3.7 acres.  The 
property is surrounded by a residential property to the east, general business zoning to the south and 
South Collins Road (SH 352) to the west.  The applicant proposes to plat the subject lot for the 
development of a US Renal Care facility.  US Renal Care provides dialysis medical services and 
outpatient care.  The property is zoned appropriately for the proposed use.  The applicant has established 
the necessary easements, setbacks and buffers required for the development of the subject lot.   

 Front setback – 50 feet
 Side setbacks – 25 feet
 Rear setback – 25 feet

General Business Zoning District:  “The General Business (GB) district is intended to provide retail, 
service and office uses that serve the entire community as well as regional needs. The General Business 
district corresponds to and implements in part the Retail land use category on the Land Use Diagram of 
the Comprehensive Plan…” 

The proposed preliminary plat conforms to the Town zoning and subdivision ordinance requirements. 

Public Notice 
Notice was published within the Town’s Official Newspaper on Wednesday, March 2nd.  Letters were also 
provided to surrounding properties meeting the distance requirements as provided within the 
Town Ordinance.  Twenty-nine (29) letters were sent out.  As of the writing of this staff memo, two (2) 
letters had been returned in favor and one (1) letter in opposition of the request. 

Staff Recommendation 

Town staff has the following comments/recommendation for consideration: 

1. Town staff recommends approval.  The proposed plat meets the standards set forth in the Town
of Sunnyvale zoning ordinance and subdivision ordinance.

2. Town staff comments must be satisfactorily addressed prior to construction.

Town of Sunnyvale
  March 21, 2016 
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3. A shared access and maintenance agreement should be drafted to address the shared use of the
Collins Road entry and various other mutual access drives in the subject area.  As it is exists, the
Collins Road entry is currently platted within the lot boundaries of an abutting property owner
(Cosa Nostra).  The new USRC medical building, Cosa Nostra and the Orthopedic Center will all
have access to this entry.  The abutting property owner (Cosa Nostra) noted responsibility for the
maintenance of the Collins Road entry but he has concerns in regards to future maintenance.

Attachments 
 Location Map
 Proposed preliminary plat
 Resident response letters
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DISCLAIMER
This product is for informational purposes and may not have
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surveying purposes. It does not represent an on-the-ground
survey and represents only the approximate relative location of
property boundaries.
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            LEGEND             

USRC SUNNYVALE

STATE OF TEXAS
COUNTY OF DALLAS

OWNERS CERTIFICATE

BEING A 3.777 ACRE TRACT OUT OF THE T.D. COATS SURVEY, ABSTRACT NO. 331,
AND THE J.P. LAWRENCE SURVEY, ABSTRACT NO. 807, TOWN OF SUNNYVALE,
DALLAS COUNTY, TEXAS, BEING THE REMAINING PORTION OF A CALLED 5.9673
ACRE TRACT AS DESCRIBED IN DOCUMENT TO PAUL E. CASH IN VOLUME 99068,
PAGE 2344 OF THE DEED RECORDS OF DALLAS COUNTY, TEXAS, SAID 3.777 ACRE
TRACT BEING MORE PARTICULARLY DESCRIBED BY METES AND BOUNDS
DESCRIPTION AS FOLLOWS:

BEGINNING AT A FOUND 1/2" IRON PIN WITH YELLOW BDD PROPERTY CAP, AT
THE SOUTHWEST CORNER OF A CALLED 6.994 ACRE TRACT OF LAND AS
DESCRIBED IN DOCUMENT TO CLAY BANDERA PARTNERS, LP, RECORDED IN
DOCUMENT NO. 200600068180 OF THE OFFICIAL PUBLIC RECORDS OF DALLAS
COUNTY, TEXAS, ALONG THE NORTHEASTERLY RIGHT-OF-WAY LINE OF CLAY
ROAD, AT THE SOUTHEAST CORNER OF SAID CASH TRACT, AND BEING THE
SOUTHEAST CORNER HEREOF;

THENCE NORTH 57°45'11" WEST, ALONG THE NORTHERLY RIGHT-OF-WAY LINE
OF SAID CLAY ROAD, THE SOUTHERLY LINE OF SAID CASH TRACT AND HEREOF,
A DISTANCE OF 216.23' TO A CALCULATED POINT FOR CORNER IN CONCRETE, AT
THE SOUTHEAST CORNER OF A CALLED 0.883 ACRE TRACT OF LAND AS
DESCRIBED IN DOCUMENT TO ZW2 PROPERTIES LLC, RECORDED IN DOCUMENT
NO. 201400197770 OF THE OFFICIAL PUBLIC RECORDS OF DALLAS COUNTY,
TEXAS, BEING THE MOST SOUTHWESTERLY CORNER HEREOF, FROM WHENCE A
FOUND X-CUT IN CONCRETE AT THE INTERSECTION OF THE NORTHERLY
RIGHT-OF-WAY LINE OF SAID CLAY ROAD, AND THE EASTERLY RIGHT-OF-WAY
LINE OF HIGHWAY NO. 352 BEARS
NORTH 57°45'11" WEST, A DISTANCE OF 184.00';

THENCE ALONG THE OUT BOUNDS OF SAID 0.883 ACRE TRACT, AND THE OUT
BOUNDS OF THE REMAINING PORTION OF SAID CASH TRACT, AND HEREOF THE
FOLLOWING COURSES AND DISTANCES;

1) NORTH 32°17'10" EAST, ALONG A WESTERLY LINE HEREOF, A DISTANCE
OF 209.00' TO A 1/2" IRON PIN SET;

2) NORTH 57°45'11" WEST, ALONG A SOUTHERLY LINE HEREOF, A DISTANCE
OF 184.00' TO A 1/2" IRON PIN SET, ALONG THE EASTERLY RIGHT-OF-WAY
LINE OF SAID HIGHWAY NO. 352, AT THE MOST WESTERLY CORNER
HEREOF;

THENCE NORTH 32°17'11" EAST, ALONG THE EASTERLY RIGHT-OF-WAY LINE OF
SAID HIGHWAY NO. 352, THE WESTERLY LINE OF SAID CASH TRACT, AND
HEREOF, A DISTANCE OF 80.55' TO A 1/2" IRON PIN FOUND, AT THE
SOUTHWESTERLY CORNER OF LOT 1, BLOCK 1, STONE CANYON RETAIL CENTER
PHASE 1 AS SHOWN ON PLAT RECORDED IN DOCUMENT NO. 20070325376 OF THE
OFFICIAL PUBLIC RECORDS OF DALLAS COUNTY, TEXAS, BEING A
NORTHWESTERLY CORNER HEREOF;

THENCE ALONG THE OUT BOUNDS OF SAID LOT 1, AND THE OUT BOUNDS OF
THE REMAINING PORTION OF SAID CASH TRACT, AND HEREOF THE FOLLOWING
COURSES AND DISTANCES;

1) SOUTH 57°53'36" EAST, ALONG A NORTHERLY LINE HEREOF, A DISTANCE
OF 39.00' TO A CALCULATED POINT FOR CORNER, FROM WHENCE A
FOUND 1/2" IRON PIN FOUND BEARS, SOUTH 75°17'59" EAST, A DISTANCE
0.72';

2) NORTH 32°17'11" EAST, ALONG A WESTERLY LINE HEREOF, A DISTANCE
OF 130.02' TO A 1/2" IRON PIN FOUND;

3) SOUTH 57°42'52" EAST, ALONG A NORTHERLY LINE HEREOF, A DISTANCE
OF 126.16' TO A 1/2" IRON PIN FOUND;

4) NORTH 32°14'00" EAST, ALONG A WESTERLY LINE HEREOF, A DISTANCE
OF 171.00' TO A 1/2" IRON PIN FOUND;

5) SOUTH 57°42'49" EAST, ALONG THE NORTHERLY LINE HEREOF, PASSING A
SET 1/2" IRON PIN FOR REFERENCE AT A DISTANCE OF 230.00', FOR A
TOTAL DISTANCE OF 235.00' TO A CALCULATED POINT FOR CORNER ON
TOP OF A STONE FENCE PILLAR, ALONG THE WESTERLY OUT BOUNDS OF
STONE CREEK PHASE ONE, AS SHOWN ON PLAT RECORDED IN VOLUME
2001154, PAGE 34 OF THE MAP RECORDS OF DALLAS COUNTY, TEXAS, AT
THE NORTHEAST CORNER HEREOF;

THENCE SOUTH 32°15'50" WEST, ALONG THE WESTERLY OUT BOUNDS OF SAID
STONE CREEK PHASE ONE, THE WESTERLY LINE OF SAID 6.994 ACRE TRACT, THE
EASTERLY LINE OF SAID CASH TRACT, AND HEREOF, A DISTANCE OF 590.42' TO
THE POINT OF BEGINNING, CONTAINING 3.777 ACRES, MORE OR LESS.

NOW THEREFORE,  KNOW ALL MEN BY THESE PRESENTS:

THAT  PAUL E CASH, ACTING BY AND THROUGH IT'S DULY AUTHORIZED
AGENT,                                 , DOES HEREBY ADOPT THIS PLAT, DESIGNATING
THE HEREIN ABOVE DESCRIBED PROPERTY AS USRC SUNNYVALE, AN
ADDITION TO THE TOWN OF SUNNYVALE, DALLAS COUNTY, TEXAS, AND
DOES HEREBY DEDICATE AND CONVEY, IN FEE SIMPLE, TO PUBLIC USE
FOREVER, THE STREETS AND ALLEYS AS SHOWN HEREON. THE EASEMENTS
SHOWN THEREON ARE HEREBY RESERVED FOR THE PURPOSES INDICATED.
THE EASEMENTS AND FIRE LANES SHALL BE OPEN TO THE PUBLIC, FIRE
AND POLICE UNITS, GARBAGE AND RUBBISH COLLECTION AGENCIES, AND
ALL PUBLIC AND PRIVATE UTILITIES FOR EACH PARTICULAR USE. THE
MAINTENANCE OF PAVING ON THE UTILITY EASEMENTS AND FIRE LANES IS
THE RESPONSIBILITY OF THE PROPERTY OWNER. NO BUILDINGS, FENCES,
TREES, SHRUBS, OR OTHER IMPROVEMENTS, OBSTRUCTIONS, OR GROWTHS
SHALL BE CONSTRUCTED, RECONSTRUCTED OR PLACED UPON, OVER OR
ACROSS THE EASEMENTS AND FIRE LANES AS SHOWN. SAID EASEMENTS
BEING HEREBY RESERVED FOR THE MUTUAL USE AND ACCOMMODATION
OF ALL PUBLIC UTILITIES USING OR DESIRING TO USE SAME. THE TOWN OF
SUNNYVALE SHALL HAVE THE RIGHT TO REMOVE AND KEEP REMOVED
FROM FIRE LANES, ALL OR PARTS OF ANY BUILDING, FENCES, TREES,
SHRUBS, OR OTHER IMPROVEMENTS, OBSTRUCTIONS, OR GROWTHS WHICH
IN ANY WAY MAY ENDANGER OR INTERFERE WITH ACCESS OF FIRE UNITS
TO KEEP REMOVED ALL OR PARTS OF ANY BUILDING, FENCES, TREES,
SHRUBS, OR OTHER IMPROVEMENTS OR GROWTHS WHICH IN ANY WAY
MAY ENDANGER OR INTERFERE WITH THE CONSTRUCTION, MAINTENANCE
OR EFFICIENCY OF ITS RESPECTIVE SYSTEM ON THE EASEMENTS, AND ALL
PUBLIC UTILITIES SHALL AT ALL TIMES HAVE THE FULL RIGHT OF INGRESS
AND EGRESS TO OR FROM AN UPON THE SAID EASEMENTS FOR THE
PURPOSE OF CONSTRUCTING, RECONSTRUCTING, INSPECTING, PATROLLING,
MAINTAINING AND ADDING TO OR REMOVING ALL OR PARTS OF ITS
RESPECTIVE SYSTEMS WITHOUT THE NECESSITY AT ANY TIME OF
PROCURING THE PERMISSION OF ANYONE. (ANY PUBLIC UTILITY SHALL
HAVE THE RIGHT OF INGRESS AND EGRESS TO PRIVATE PROPERTY FOR THE
PURPOSE OF READING METERS AND ANY MAINTENANCE OR SERVICE
REQUIRED OR ORDINARILY PERFORMED BY THAT UTILITY). THE TOWN OF
SUNNYVALE HAS THE RIGHT BUT NOT THE OBLIGATION TO MAINTAIN
DRAINAGE EASEMENTS.

OWNER HEREBY GRANTS AND CONVEYS TO THE TOWN OF SUNNYVALE
AND THE GENERAL PUBLIC USE FOREVER AN ACCESS EASEMENT FOR
INGRESS, EGRESS, PARK AND RECREATION USE IN, ON AND UNDER ALL
OPEN SPACE SHOWN HEREON. OWNER HEREBY GRANTS AND CONVEYS TO
THE TOWN OF SUNNYVALE AND THE GENERAL PUBLIC A DRAINAGE
EASEMENT IN, ON AND UNDER ALL OPEN SPACE SHOWN HEREON. THE
TOWN OF SUNNYVALE SHALL HAVE THE RIGHT BUT NOT THE OBLIGATION
TO MAINTAIN THE AREA WITHIN ALL SAID EASEMENTS FOR DRAINAGE
PURPOSES.

LOCATION MAP

SITE
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Town Secretary               Fiscal Year 2012 ‐ 2013 

Prepared By: Rashad Jackson, AICP  
Director of Development Services 

Summary:  

APPLICANT:   COLIN HELFFRICH, P.E. 
AT OR ABOUT:  334 JOBSON ROAD – 48.77 ACRES WEST OF JOBSON ROAD AND  

EAST OF WANDERING BROOK DRIVE  
REQUEST: TENTATIVE DEVELOPMENT PLAN – STONEY CREEK PHASE 2E 

Background & Analysis: 
The applicant is requesting a tentative development plan approval for Stoney Creek Phase 2E.  The 
proposed plan for Phase 2E will consist of 72 lots and 3 open space lots on 48.771 acres.  The 
proposed plan shows a total of 72 single family residential lots ranging in size from 16,000 square feet 
to 32,000 square feet.  Open space lots will serve as a landscape buffer along the east, north and 
south sides of the development.  The overall design of phase 2E is consistent with the approved 
concept plan for the phase except for the following changes.  The developer would like to gain approval 
for the plan and proposed changes prior to moving forward with a future request for preliminary platting.   

Key requested variations from original Concept Plan and ordinance requirements are noted below.  The 
applicant has also provided a memo detailing all proposed changes: 

 Variation to the Stoney Creek Boulevard roadway alignment as seen in Ordinance No. 463
Exhibit C Concept Plan. The reason for this variation is to avoid the Water of United States
(WOUS) that was determined to be located on this property. The WOUS is located within the
called Lot 1X Block A.

 Alley requirement shall be waived for lots less than 20,000 square feet.
 The minimum lot width for any sized lot shall be 100 feet minimum. Width measurement shall be

as set forth in the Town of Sunnyvale’s Zoning Ordinance Chapter 2: Definitions.
 The minimum setback requirements shall be as set forth:

o Front Yard Setback: 50 feet
o Rear Yard Setback: 30 feet
o Side Yard Setback: 20 feet (Street Side: 30 feet)

 Deviation from the typical planting of a Red Tipped Photinia as called out in Ordinance No. 463
Exhibit D Open Space & Trail Plan. Due to the growing environment the Town has requested we
provide Chinese Photinia in lieu thereof.

 Ordinance No. 463 calls out for a water feature to be within the Stoney Creek Boulevard median.
After discussions with the Town, it is in our opinion the water feature called out in Ord. No. 463
was within the Waters of the US (WOUS) area. Due to the Corp restrictions we are avoiding the
WOUS with a slight variation to the Stoney Creek Blvd alignment. In doing this the water feature
now is located along side Stoney Creek Blvd in lieu of within the median.

Town staff has evaluated the proposed development against the Zoning Ordinance, Subdivision 
Ordinance, and Engineering Design Standards as well as the more specific requirements for a PRO 
contained within Ordinance No. 463.    

Town of Sunnyvale
 March 21, 2016 
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Density and Lot Count Requirements 
The property is zoned SF-3 PRO, Single Family Residential 3 Planned Residential Overlay.  Ordinance 
No. 463 provides further regulations for how Tract 2 of Stoney Creek is to develop.  The total number of 
dwelling units provided within Tract 2 shall not exceed 472.  To date, Tract 2 has a total of 318 lots.  The 
overall maximum density per gross usable acre shall not exceed 1.43 dwelling units per acre.   The 
proposed plan notes the following: 

Setbacks and Lot Size 
As per the zoning requirements and the PRO standards, lots within Tract 2 of the Stoney Creek 
development are required to be a mix of sizes, which include: 

Number of Units Lot Size 
182 Greater than or = to 15,000 – 17,999 square feet 
213 Greater than or = to 18,000 – 23,999 square feet 
77 Greater than or equal to 24,000 square feet 

As shown above, the tentative development plan for Phase 2E proposes the following lot sizes.  

Number of Units Lot Size 
46 15,000 – 17,999 square feet 
24 18,000 – 23,999 square feet 
2 Greater than or equal to 24,000 square feet 
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Lot width, lot depth, and setbacks are determined based upon the size of the lot provided.  Under base 
zoning district requirements, setbacks and lot width requirements for lots within these size ranges are as 
follows: 
 

Lot Size Width Front Setback Side Setback Rear Setback 
14,000 to 19,999 100 50 20 30 
20,000 to 34,999 120 60 30 40 
 
The proposed plan calls for the following typical lot setbacks.  The proposed setbacks are consistent with 
previous phases of Stoney Creek and the Stoney Creek PRO regulations.    
 

Lot Size Width Front Setback Side Setback Rear Setback 
14,000 to 19,999 100 50 20 (30 if corner lot) 30 
20,000 to 34,999 100 50 20 (30 if corner lot) 30 
 
Landscaped Buffer Areas and Open Space 
If the tentative development plan is approved, a landscape plan/tree survey will be required with the 
submittal of the preliminary plat for the phase.  The current plan shows a perimeter buffer along the east, 
north and south side of the phase.  The plan would appear to be consistent with the approved open 
space/landscape plan for Stoney Creek.  Final details of the proposed landscaping will be reviewed at the 
preliminary plat submittal stage.   
 
Perimeter buffering is required for Tract 2 of the Stoney Creek development. The minimum buffer area is 
twenty-five (25) feet in width.  The proposed development meets the twenty-five foot minimum 
requirement.  Tract 2 also requires that 45.64 acres of open space be provided.  Once complete, 
approximately 50 acres of open space will have been provided for within Tract 2 based on the open 
space plan. 
 
Access and Infrastructure 
Direct access will be provided to Phase 2E from Jobson Road and Stoney Creek Blvd.  A two lane 
extension of Stoney Creek Blvd will be constructed as part of this phase.  The extension will connect 
Stoney Creek Blvd to Jobson Road.  The original concept plan called for a large median at the Jobson 
Road connection of Stoney Creek Blvd. The Stoney Creek ordinance notes that a water feature shall be 
developed within “the median of the proposed Stoney Creek Blvd extensions, as depicted on the Concept 
Plan.”  Although this is noted in the ordinance, staff was unable to find any language or landscape 
drawings portraying the intentions for the water feature or the specific location of the water feature. 
 
As noted above, the original alignment for the proposed Stoney Creek Blvd connection to Jobson Road 
was designed to allow for a large median.  Upon review, the applicant found that the proposed alignment 
would go through a restricted area designated by the Army Corp. of Engineers as the waters of the U.S.   
In order to avoid the restricted area, the applicant will remove the large median and realign the roadway 
extension to the south. 
 
A subdivision entry monument similar to those constructed at Stoney Creek Blvd and Collins Road is 
proposed at the Stoney Creek Blvd and Jobson Road connection.  Existing roadways from Phase 2B will 
be extended as part of phase 2E (Ash Brook Lane, Sandy Creek Drive & Marble Creek Court) 
 
With the proposed removal of all alleys, each home will be accessed from the front.  Garage orientation 
and access must adhere to Section 20.7 of the zoning ordinance. 
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Section 20.7 
 Garage orientation shall be side or rear facing; if an alley exists the property shall be accessed

from the alley.
 A garage may face the front of the lot if setback a minimum of 25 feet from the front building line

and is screened by the presence of a porte cochere.
 Detached garages may face the front of the lot if setback from the rear line of the dwelling by a

minimum 25 feet and no alley exists.

Trail Development 
Ordinance No. 463 stipulates, “An Americans with Disabilities Act compliant above-grade crossing 
shall be constructed over Collins Road within a portion of Nance Road (if abandoned by the Town 
Council) or in such other suitable location as selected by the Town Council in order to connect the 
pedestrian and bicycle trails and to provide safe access to the Nature Center, continuation of the trail to 
Tract 4, and the public school.  The design of the above-grade crossing shall be in accordance with 
Exhibit G-1.”  The proposed trail crossing will tie Tract 2 to Tract 4.  The crossing would be developed to 
tie into the existing trail at the Tract 2 amenity center. 

The developer plans to work with Town staff to determine how to move forward with this requirement.  A 
decision on how to proceed will need to be made prior to the construction of the last phase of Tract 

2. (Phase 2E & Phase 2F)

Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2nd, 2016.  Letters 
were also sent to property owners’ within 400’ on March 10th, 2016.  The total number of letters sent was 
thirty-three (33).  As of the release of the staff memo, no responses had been received.   

Fiscal Impact 
At the final plat stage, ordinance No. 463 requires that the developer contribute $1,100 per lot for traffic 
mitigation fees.  This would equate to $79,200.  These fees are to be set aside for two (2) designated 
roadway projects: Collins Rd (from Town East to Tripp Rd) and Tripp Rd/Collins Rd intersection 
improvements.  To date, $418,800 (not including +$79,200 for phase 2E) have been contributed to the 
fund. 

Staff Recommendation 
Town staff has the following comments/recommendations for consideration:   

1. Staff recommends approval.  All department comments must be satisfactorily addressed prior to
any development.

2. HOA documents will be required for the proposed development at the final plat approval.
3. The applicant will be subject to the payment of traffic mitigation fees in accordance with

Ordinance No. 463 at $1,100 per lot to be paid at final plat approval.

Attachments 
 Location Map
 Variation Memo
 Tentative Development Plan: Stoney Creek Phase 2E
 Tentative Development Plan: Stoney Creek Phase 2E – Open Space
 Approved Concept Plan Stoney Creek – Forestar Developers
 Ordinance No. 463 – Exhibit G-1 – above grade crossing
 Resident notice response
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MEMO FOR RECORD 
STONEY CREEK PHASE 2E (DAA JOB NO. 12014-2E) 

March 14, 2016 

TO: Town of Sunnyvale 

CC: Forestar Development 

FROM: Dowdey, Anderson & Associates, Inc. 

RE: Stoney Creek Phase 2E 
Sunnyvale, Texas 

Below is a list of proposed variations and deviations from the Town of Sunnyvale’s Ordinance No. 463 and 
the Town of Sunnyvale’s Zoning/Subdivision Ordinance. 

• Variation to the Stoney Creek Boulevard roadway alignment as seen in Ordinance No. 463 Exhibit
C Concept Plan.  The reason for this variation is to avoid the Water of United States (WOUS) that
was determined to be located on this property.  The WOUS is located within the called Lot 1X
Block A.

• Alley requirement shall be waived for lots less than 20,000 square feet.

• The minimum lot width for any sized lot shall be 100 feet minimum.  Width measurement shall be
as set forth in the Town of Sunnyvale’s Zoning Ordinance Chapter 2: Definitions.

• The minimum setback requirements shall be as set forth:
o Front Yard Setback: 50 feet
o Rear Yard Setback: 30 feet 
o Side Yard Setback: 20 feet (Street Side: 30 feet) 

• Deviation from the typical planting of a Red Tipped Photinia as called out in Ordinance No. 463
Exhibit D Open Space & Trail Plan.  Due to the growing environment the Town has requested we 
provide Chinese Photinia in lieu thereof. 

• Ordinance No. 463 calls out for a water feature to be within the Stoney Creek Boulevard median.
After discussions with the Town, it is in our opinion the water feature called out in Ord. No. 463 was 
the WOUS area.  Due to the Corp restrictions we are avoiding the WOUS with a slight variation to 
the Stoney Creek Blvd alignment.  In doing this the water feature now is located along side Stoney 
Creek Blvd in lieu of within the median. 

• No variations are requested of the Open Space and Landscape Buffers.  To keep the consistency
of previously approved plats, the Open Space and Landscape Buffer terms and calculations will be 
as shown on the Tract 2 Open Space Exhibit.  It shall be noted this exhibit was previously 
approved at the time of Stoney Creek Phase 2G Preliminary Plat approval. 
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Town Secretary               Fiscal Year 2012 ‐ 2013 

Prepared By: Rashad Jackson, AICP  
Director of Development Services 

Summary:  

APPLICANT:   COLIN HELFFRICH, P.E. 
AT OR ABOUT:  334 JOBSON ROAD – 61.39 ACRES SOUTH WEST OF THE   

INTERSETION OF STONEY CREEK BLVD AND WANDERING BROOK 
LANE 

REQUEST: TENTATIVE DEVELOPMENT PLAN – STONEY CREEK PHASE 2F 

Background & Analysis: 
The applicant is requesting a tentative development plan approval for Stoney Creek Phase 2F.  The 
proposed plan for Phase 2F will consist of 82 lots and 4 open space lots on 61.398 acres.  The plan 
shows a total of 82 single family residential lots approximately 20,000 square feet in size.  Open space 
lots will serve as a landscape buffer along the east, north and south sides of the development.  The 
overall design of Phase 2F is consistent with the approved concept plan for the phase except for the 
following changes.  The developer would like to gain approval for the plan and proposed changes prior to 
moving forward with a future request for platting.   

Key requested variations from original Concept Plan and ordinance requirements are noted below.  The 
applicant has also provided a memo detailing all proposed changes: 

 Variation to the Stoney Creek Boulevard roadway alignment as seen in Ordinance No. 463
Exhibit C Concept Plan. The reason for this variation is to avoid the Water of United States
(WOUS) that was determined to be located on this property. The WOUS is located within the
called Lot 1X Block A.

 The minimum lot width for any sized lot shall be 100 feet minimum. Width measurement shall be
as set forth in the Town of Sunnyvale’s Zoning Ordinance Chapter 2: Definitions.

 Deviation from the typical planting of a Red Tipped Photinia as called out in Ordinance No. 463
Exhibit D Open Space & Trail Plan. Due to the growing environment the Town has requested we
provide Chinese Photinia in lieu thereof.

 Ordinance No. 463 calls out for a water feature to be within the Stoney Creek Boulevard median.
After discussions with the Town, it is in our opinion the water feature called out in Ord. No. 463
was the WOUS area. Due to the Corp restrictions we are avoiding the WOUS with a slight
variation to the Stoney Creek Blvd alignment. In doing this the water feature now is located along
side Stoney Creek Blvd in lieu of within the median.

Town staff has evaluated the proposed development against the Zoning Ordinance, Subdivision 
Ordinance, and Engineering Design Standards as well as the more specific requirements for a PRO 
contained within Ordinance No. 463.    

Town of Sunnyvale
 March 21, 2016 
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Density and Lot Count Requirements 
The property is zoned SF-3 PRO, Single Family Residential 3 Planned Residential Overlay.  Ordinance 
No. 463 provides further regulations for how Tract 2 of Stoney Creek is to develop.  The total number of 
dwelling units provided within Tract 2 shall not exceed 472.  To date, Tract 2 has a total of 318 lots.  The 
overall maximum density per gross usable acre shall not exceed 1.43 dwelling units per acre.   The 
proposed plan notes the following: 

Setbacks and Lot Size 
As per the zoning requirements and the PRO standards, lots within Tract 2 of the Stoney Creek 
development are required to be a mix of sizes, which include: 

Number of Units Lot Size 
182 Greater than or = to 15,000 – 17,999 square feet 
213 Greater than or = to18,000 – 23,999 square feet 
77 Greater than or equal to 24,000 square feet 

As shown above, the tentative development plan for Phase 2F proposes the following lot sizes.  

Number of Units Lot Size 
0 15,000 – 17,999 square feet 
63 18,000 – 23,999 square feet 
19 Greater than or equal to 24,000 square feet 



3

Lot width, lot depth, and setbacks are determined based upon the size of the lot provided.  Under base 
zoning district requirements, setbacks and lot width requirements for lots within these size ranges are as 
follows: 

Lot Size Width Front Setback Side Setback Rear Setback 
14,000 to 19,999 100 50 20 30 
20,000 to 34,999 120 60 30 40 

The proposed plan calls for the following typical lot setbacks.  The proposed setbacks are consistent with 
previous phases of Stoney Creek and the Stoney Creek PRO regulations.    

Lot Size Width Front Setback Side Setback Rear Setback 
14,000 to 19,999 100 60 20 (30 if corner lot) 30 
20,000 to 34,999 100 60 20 (30 if corner lot) 30 

Landscaped Buffer Areas and Open Space 
If the tentative development plan is approved, a landscape plan/tree survey will be required with the 
submittal of the preliminary plat for the phase.  The current plan shows a perimeter buffer along the east, 
north and south side of the phase.  The plan would appear to be consistent with the approved open 
space/landscape plan for Stoney Creek.  Final details of the proposed landscaping will be reviewed at the 
preliminary plat submittal stage.   

Perimeter buffering is required for Tract 2 of the Stoney Creek development. The minimum buffer area is 
twenty-five (25) feet in width.  The proposed development meets the twenty-five foot minimum 
requirement.  Tract 2 also requires that 45.64 acres of open space be provided.  Once complete, 
approximately 50 acres of open space will have been provided for within Tract 2 based on the open 
space plan. 

Access and Infrastructure 
Direct access will be provided to Phase 2F from Jobson Road and Stoney Creek Blvd.  A two lane 
extension of Stoney Creek Blvd will be constructed as part of this phase.  The extension will connect 
Stoney Creek Blvd to Jobson Road.  The original concept plan called for a large median at the Jobson 
Road connection of Stoney Creek Blvd. The Stoney Creek ordinance notes that a water feature shall be 
developed within “the median of the proposed Stoney Creek Blvd extensions, as depicted on the Concept 
Plan.”  Although this is noted in the ordinance, staff was unable to find any language or landscape 
drawings portraying the intentions for the water feature or the specific location of the water feature. 

As noted above, the original alignment for the proposed Stoney Creek Blvd connection to Jobson Road 
was designed to allow for a large median.  Upon review, the applicant found that the proposed alignment 
would go through a restricted area designated by the Army Corp. of Engineers as the waters of the U.S. 
In order to avoid the restricted area, the applicant will remove the large median and realign the roadway 
extension.  A subdivision entry monument similar to those constructed at Stoney Creek Blvd and Collins 
Road is proposed at the Stoney Creek Blvd and Jobson Road connection.   

With the proposed removal of all alleys, each home will be accessed from the front.  Garage orientation 
and access must adhere to Section 20.7 of the zoning ordinance. 

Section 20.7 
 Garage orientation shall be side or rear facing; if an alley exists the property shall be accessed

from the alley. 
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 A garage may face the front of the lot if setback a minimum of 25 feet from the front building line
and is screened by the presence of a porte cochere.

 Detached garages may face the front of the lot if setback from the rear line of the dwelling by a
minimum 25 feet and no alley exists.

Trail Development 
Ordinance No. 463 stipulates, “an Americans with Disabilities Act compliant above-grade crossing 
shall be constructed over Collins Road within a portion of Nance Road (if abandoned by the Town 
Council) or in such other suitable location as selected by the Town Council in order to connect the 
pedestrian and bicycle trails and to provide safe access to the Nature Center, continuation of the trail to 
Tract 4, and the public school.  The design of the above-grade crossing shall be in accordance with 
Exhibit G-1.”  The proposed trail crossing will tie Tract 2 to Tract 4.  The crossing would be developed to 
tie into the existing trail at the Tract 2 amenity center. 

The developer plans to work with Town staff to determine how to move forward with this requirement.  A 
decision on how to proceed will need to be made prior to the construction of the last phase of Tract 

2. (Phase 2E & Phase 2F)

Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2nd, 2016.  Letters 
were also sent to property owners’ within 400’ on March 10th, 2016.  The total number of letters sent was 
thirty-three (33).  As of the release of the staff memo, no responses had been received.   

Fiscal Impact 
At the final plat stage, ordinance No. 463 requires that the developer contribute $1,100 per lot for traffic 
mitigation fees.  This would equate to $90,200.  These fees are to be set aside for two (2) designated 
roadway projects: Collins Rd (from Town East to Tripp Rd) and Tripp Rd/Collins Rd intersection 
improvements.  To date, $418,800 (not including +$90,200 for phase 2F) have been contributed to the 
fund. 

Staff Recommendation 
Town staff has the following comments/recommendations for consideration:   

1. Staff recommends approval.  All department comments must be satisfactorily addressed prior to
any development.

2. HOA documents will be required for the proposed development at the final plat approval.
3. The applicant will be subject to the payment of traffic mitigation fees in accordance with

Ordinance No. 463 at $1,100 per lot to be paid at final plat approval.

Attachments 
 Location Map
 Variation Memo
 Tentative Development Plan: Stoney Creek Phase 2F
 Tentative Development Plan: Stoney Creek Phase 2F – Open Space
 Approved Concept Plan Stoney Creek – Forestar Developers
 Ordinance No. 463 – Exhibit G-1 – above grade crossing
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MEMO FOR RECORD 
STONEY CREEK PHASE 2F (DAA JOB NO. 12014-2F) 

March 14, 2016 

TO: Town of Sunnyvale 

CC: Forestar Development 

FROM: Dowdey, Anderson & Associates, Inc. 

RE: Stoney Creek Phase 2F 
Sunnyvale, Texas 

Below is a list of proposed variations and deviations from the Town of Sunnyvale’s Ordinance No. 463 and 
the Town of Sunnyvale’s Zoning/Subdivision Ordinance. 

• Variation to the Stoney Creek Boulevard roadway alignment as seen in Ordinance No. 463 Exhibit
C Concept Plan.  The reason for this variation is to avoid the Water of United States (WOUS) that
was determined to be located on this property.  The WOUS is located within the called Lot 1X
Block A.

• The minimum lot width for any sized lot shall be 100 feet minimum.  Width measurement shall be
as set forth in the Town of Sunnyvale’s Zoning Ordinance Chapter 2: Definitions.

• Deviation from the typical planting of a Red Tipped Photinia as called out in Ordinance No. 463
Exhibit D Open Space & Trail Plan.  Due to the growing environment the Town has requested we
provide Chinese Photinia in lieu thereof.

• Ordinance No. 463 calls out for a water feature to be within the Stoney Creek Boulevard median.
After discussions with the Town, it is in our opinion the water feature called out in Ord. No. 463 was
the WOUS area.  Due to the Corp restrictions we are avoiding the WOUS with a slight variation to
the Stoney Creek Blvd alignment.  In doing this the water feature now is located along side Stoney
Creek Blvd in lieu of within the median.

• No variations are requested of the Open Space and Landscape Buffers.  To keep the consistency
of previously approved plats, the Open Space and Landscape Buffer terms and calculations will be
as shown on the Tract 2 Open Space Exhibit.  It shall be noted this exhibit was previously
approved at the time of Stoney Creek Phase 2G Preliminary Plat approval.
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Town Secretary               Fiscal Year 2012 ‐ 2013 

Prepared By: Rashad Jackson, AICP  
Director of Development Services 

Summary:  

APPLICANT:   COLIN HELFFRICH, P.E. 
AT OR ABOUT:  334 JOBSON ROAD – 154 ACRES NORTHEAST OF NANCE ROAD 
REQUEST:   TENTATIVE DEVELOPMENT PLAN – STONEY CREEK TRACT 4 (4B,  

4C,4D) 

Background & Analysis: 
The applicant is requesting a tentative development plan approval for the remainder of Stoney Creek 
Tract 4 (4B, 4C & 4D).  As shown on the proposed plan, Phase 4B, 4C and 4D will consist of 107 lots and 
4 open space lots on 154.042 acres.   

Phase 4B – 43 proposed lots 

Phase 4C – 12 proposed lots 

Phase 4D – 52 proposed lots 

The proposed plan shows a total of 107 single family residential lots ranging in size from 15,000 square 
feet to 32,000 square feet.  Open space lots will serve as a landscape buffer along the east, northwest 
and south sides of the development.  Duck Creek will serve as the open space buffer to the north.  The 
overall design intent of the Tract 4 development plan is consistent with the approved concept plan for the 
tract except for the following variations.  The developer would like to gain approval for the plan and 
proposed changes prior to moving forward with a future request for preliminary platting.   

Key requested variations from original Concept Plan and ordinance requirements are noted below.  The 
applicant has also provided a memo detailing all proposed changes: 

 Alleyways removed
 Lot to lot drainage shall be allowed for this Tract as reviewed and approved by the Town of
 Sunnyvale’s engineer.
 The proposed 8’ Hike and Bike trail shall be designed and constructed with the adjacent phase of
 development.
 Open fencing shall not be required adjacent to Duck Creek Open Space unless lots back or side

to Duck Creek Open Space. At which point the lots backing or siding to Duck Creek Open Space
shall be required to have open fencing.

 A variation to the required 2.47 acres of Landscape Buffer calculation. A 20’ Open Space,
Landscape, Drainage and Utility Easement has been provided along the back of lots adjacent to
Nance Road and a 10’ Open Space, Landscape, Drainage and Utility Easement has been
provided along the back of lots that are adjacent to neighboring properties, as shown on the
Tentative Development Plan for Stoney Creek Tract 4. This totals 2.15 acres of Landscape
Buffer. Due to the limiting locations to provide Landscape Buffers it is requested the new required
Landscape Buffer calculation be 2.15 acres.

Town of Sunnyvale
 March 21, 2016 
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 The Nance Road connection shall be an “Emergency Access Only” connection. This will consist
of a gate, to be reviewed and approved by the Town of Sunnyvale, with a knox lock box.

 Deviation from the typical planting of a Red Tipped Photinia. Due to the growing environment the
Town has requested the use of Chinese Photinia in lieu thereof.

Town staff has evaluated the proposed development against the Zoning Ordinance, Subdivision 
Ordinance, and Engineering Design Standards as well as the more specific requirements for a PRO 
contained within Ordinance No. 463.    

Density and Lot Count Requirements 
The property is zoned SF-3 PRO, Single Family Residential 3 Planned Residential Overlay.  Ordinance 
No. 463 provides further regulations for how Tract 4 of Stoney Creek is to develop.  The total number of 
dwelling units provided within Tract 4 shall not exceed 235.  To date, Tract 4 has a total of 112 lots.  If 
approved, the current tentative development plan proposes a total of 176 dwelling units at build out for 
Tract 4.  Ordinance No. 463 stipulates, the overall maximum density per gross usable acre shall not 
exceed 1.43 dwelling units per acre.   The proposed plan proposes an overall density of 1.14 dwelling 
units per acre.  Tract 4 totals are noted below: 

Setbacks and Lot Size 
As per the zoning requirements and the PRO standards, lots within Tract 4 of the Stoney Creek 
development are required to be a mix of sizes, which include: 

Number of Units Lot Size 
177 Greater than or = to 13,000 – 14,999 square feet 
37 Greater than or = to 15,000 – 17,999 square feet 
21 Greater than or equal to 18,000 square feet 

As shown above, the tentative development plan for the remainder of Tract 4 proposes the following lot sizes at 
build out. 

Number of Units Lot Size 
53 13,000 – 14,999 square feet 
14 15,000 – 17,999 square feet 
109 Greater than or equal to 18,000 square feet 
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Lot width, lot depth, and setbacks are determined based upon the size of the lot provided.  Under base 
zoning district requirements, setbacks and lot width requirements for lots within these size ranges are as 
follows: 
 

Lot Size Width Front Setback Side Setback Rear Setback 
14,000 to 19,999 100 50 20 30 
20,000 to 34,999 120 60 30 40 
 
The proposed plan calls for the following typical lot setbacks.  The proposed setbacks are consistent with 
previous Tract 4 phases of Stoney Creek and the Stoney Creek PRO regulations.    
 

Lot Size Width Front Setback Side Setback Rear Setback 
14,000 to 19,999 90 40 15 (30 if corner lot) 40 
20,000 to 34,999 90 40 15 (30 if corner lot) 40 
 
Landscaped Buffer Areas and Open Space 
If the tentative development plan is approved, a landscape plan/tree survey will be required with the 
submittal of the preliminary plat for the phase.  The current plan shows a perimeter buffer along the east, 
northwest (Duck Creek) and south sides of the development.  A 20’ open space buffer will be located 
along the Nance Road right of way.  In accordance with ordinance 463, a 6’ wrought iron fence with stone 
columns spaced at 500’ on center shall be located along Nance Road.  The Nance Road buffer will 
continue west and turn south along the perimeter of phase 4D.  A 10’ buffer is proposed along the 
southern perimeter of phase 4D.  Chinese photinia will be planted to serve as a living screen from the 
right of way.  Duck Creek will be maintained as is except for the development of an 8’ hike and bike trail.   
 
The plan would appear to be consistent with the approved open space/landscape plan for Stoney Creek.  
Final details of the proposed landscaping will be reviewed at the preliminary plat submittal stage.  
 
 
Access and Infrastructure 
Direct access will be provided to the remainder of Tract 4 from Talbot Lane and Nance Road.  A two lane 
extension of Stoney Creek Blvd will be constructed as part of this phase.  The condition and width of 
Nance Road causes some concern considering its possible use for access to Tract 4.  Staff suggests that 
the proposed entry from Phase 4B be temporarily constructed as a stub-out up until plans are finalized for 
the improvement or abandonment of Nance Road.  If fire access is an issue, staff suggest a connection 
be made but access only be provided to the Fire Department via a gated entry with a knox box.  
 
With the proposed removal of all alleys, each home will be accessed from the front.  Garage orientation 
and access must adhere to Section 20.7 of the zoning ordinance. 
 

Section 20.7 
 Garage orientation shall be side or rear facing; if an alley exists the property shall be 

accessed from the alley. 
 A garage may face the front of the lot if setback a minimum of 25 feet from the front building 

line and is screened by the presence of a porte cochere. 
 Detached garages may face the front of the lot if setback from the rear line of the dwelling by 

a minimum 25 feet and no alley exists. 
 
 



 4 

Engineering – Lot to lot drainage 
 
Due to the extreme elevation changes in the subject area, the use of retaining walls will be required.  
Town engineering standards stipulate that all drainage shall flow from private property to the public right of 
way.  Establishing appropriate drainage flow in accordance with this Town standard could create a 
maintenance issue with the use of retaining walls.  The developer suggests that meeting the Town 
standard would require the construction of extremely tall retaining walls.  Noting this, the developer has 
suggested that lot to lot drainage (private property to private property) will be necessary in order to 
develop the area.  As noted, our current development standards do not allow for lot to lot drainage.  The 
developer has requested approval to allow for lot to lot drainage in order to alleviate possible issues with 
the maintenance of tall retaining walls.   
 
Our Town engineer has reviewed the lot to lot grading proposal and noted the following.  
 

“The grading exhibit that was submitted shows multiple alternatives for lot grading and 
drainage. Two of the options shows lot-to-lot drainage where the upper lot drains onto 
the lower lot and then is collected in a drainage swale. Lot-to-lot drainage is not allowed 
in the Town of Sunnyvale and any exceptions would have to be granted by the Town 
Council. If lot-to-lot drainage is allowed by the Town Council the swales, flumes, etc. 
would need to be sized to accommodate the stormwater runoff.” 

 
Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2nd, 2016.  Letters 
were also sent to property owners’ within 400’ on March 10th, 2016.  The total number of letters sent was 
forty-eight (48).  As of the release of the staff memo, no responses had been received.   

 
Fiscal Impact 
At the final plat stage, ordinance No. 463 requires that the developer contribute $1,100 per lot for traffic 
mitigation fees.  This would equate to $47,300 for phase 4B, $13,200 for phase 4C and $57,200 for 
phase 4D.  These fees are to be set aside for two (2) designated roadway projects: Collins Rd (from 
Town East to Tripp Rd) and Tripp Rd/Collins Rd intersection improvements.  To date, $418,800 (not 
including the remaining Tract 4 phases) has been contributed to the fund. 
 
Staff Recommendation 
Town staff has the following comments/recommendations for consideration:   
 

1. Staff recommends approval.  The proposed changes still meet the overall intent of the original 
ordinance.  All department comments must be satisfactorily addressed prior to any development. 

2. HOA documents will be required for the proposed phases at the final plat approval.   
3. The applicant will be subject to the payment of traffic mitigation fees in accordance with 

Ordinance No. 463 at $1,100 per lot to be paid at final plat approval. 
 

Attachments 
 Location Map  
 Applicant Variation Memo 
 Tentative Development Plan: Stoney Creek Tract 4  
 Tentative Development Plan: Stoney Creek Tract 4 – Open Space  
 Wall and Lot grading exhibit 
 Approved Concept Plan Stoney Creek – property owned by Forestar Developers 
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MEMO FOR RECORD 
STONEY CREEK TRACT 4, PHASE 4B, 4C & 4D (DAA JOB NO. 12014-04) 

March 14, 2016 
 
 
TO:  Town of Sunnyvale 
 
CC:  Forestar Development 
 
FROM:  Dowdey, Anderson & Associates, Inc. 
 
RE:  Stoney Creek Tract 4, Phase 4B, 4C & 4D 
   Sunnyvale, Texas 
 
Below is a list of proposed variations and deviations from the Town of Sunnyvale’s Ordinance No. 463 and 
the Town of Sunnyvale’s Zoning/Subdivision Ordinance. 
 

• Lot to lot drainage shall be allowed for this Tract as reviewed and approved by the Town of 
Sunnyvale’s engineer. Lot to lot drainage will alleviate the maintenance encumbrance of tall 
retaining walls. Private drainage easements shall be required for lots that have lot to lot drainage. 

• The proposed 8’ Hike and Bike trail shall be designed and constructed with the adjacent phase of 
development. 

• Open fencing shall not be required adjacent to Duck Creek Open Space unless lots back or side to 
Duck Creek Open Space.  At which point the lots backing or siding to Duck Creek Open Space 
shall be required to have open fencing. 

• A variation to the required 2.47 acres of Landscape Buffer calculation. A 20’ Open Space, 
Landscape, Drainage and Utility Easement has been provided along the back of lots adjacent to 
Nance Road and a 10’ Open Space, Landscape, Drainage and Utility Easement has been provided 
along the back of lots that are adjacent to neighboring properties, as shown on the Tentative 
Development Plan for Stoney Creek Tract 4.  This totals 2.15 acres of Landscape Buffer. Due to 
the limiting locations to provide Landscape Buffers it is requested the new required Landscape 
Buffer calculation be 2.15 acres. 

• The Nance Road connection shall be an “Emergency Access Only” connection.  This will consist of 
a gate, to be reviewed and approved by the Town of Sunnyvale, with a knox lock box. 

• Deviation from the typical planting of a Red Tipped Photinia as called out in Ordinance No. 463 
Exhibit D Open Space & Trail Plan.  Due to the growing environment the Town has requested we 
provide Chinese Photinia in lieu thereof. 

• To keep the consistency of previously approved plats, the Open Space and Landscape Buffer 
terms and calculations will be as shown on the Tract 4 Open Space Exhibit. 



∆

∆

Y
:\1

20
14

\1
20

14
-4

FP
.d

w
g,

 P
la

t 1
, 3

/1
3/

20
16

 4
:1

8:
45

 P
M

, c
he

lff
ric

h,
 D

ow
de

y,
 A

nd
er

so
n 

&
 A

ss
oc

ia
te

s,
 In

c.
, C

H

REVISED:

GRAPHIC SCALE

STATE REGISTRATION NUMBER: F-399
SURVEY FIRM REGISTRATION NUMBER: 10077800



Y
:\1

20
14

\1
20

14
-4

FP
.d

w
g,

 P
la

t 2
, 3

/1
3/

20
16

 4
:1

9:
53

 P
M

, c
he

lff
ric

h,
 D

ow
de

y,
 A

nd
er

so
n 

&
 A

ss
oc

ia
te

s,
 In

c.
, C

H

REVISED:

GRAPHIC SCALE

STATE REGISTRATION NUMBER: F-399
SURVEY FIRM REGISTRATION NUMBER: 10077800



Y
:\1

20
14

\1
20

14
-0

4-
O

P
E

N
 S

P
A

C
E

.d
w

g,
 T

R
A

C
T 

4,
 3

/1
3/

20
16

 3
:4

1:
42

 P
M

, c
he

lff
ric

h,
 D

ow
de

y,
 A

nd
er

so
n 

&
 A

ss
oc

ia
te

s,
 In

c.
, C

H

DATENO. BY REVISION

SHEETDRAWNDESIGN CHECKED DATE SCALE JOB

STATE REGISTRATION NUMBER: F-399
SURVEY FIRM REGISTRATION NUMBER: 10077800

1
112014-041"=200'03/11/16TDM TDM CWH

TOWN OF SUNNYVALE

DALLAS COUNTY, TEXAS

GRAPHIC SCALE



Y
:\1

20
14

\1
20

14
-0

4 
G

R
D

 E
X

H
.d

w
g,

 G
R

D
 E

X
H

, 2
/2

4/
20

16
 8

:5
2:

54
 A

M
, c

he
lff

ric
h,

 D
ow

de
y,

 A
nd

er
so

n 
&

 A
ss

oc
ia

te
s,

 In
c.

, C
H

DATENO. BY REVISION

SHEET

PLATE NO.:

DRAWNDESIGN CHECKED DATE SCALE JOB

STATE REGISTRATION NUMBER: F-399

1
312014-041"=200'02/04/2016TDM TDM CWH

TOWN OF SUNNYVALE

DALLAS COUNTY, TEXAS

GRAPHIC SCALE



DATENO. BY REVISION

SHEET

PLATE NO.:

DRAWNDESIGN CHECKED DATE SCALE JOB

STATE REGISTRATION NUMBER: F-399

2
312014-041"=60'02/04/2016TDM TDM CWH

TOWN OF SUNNYVALE

DALLAS COUNTY, TEXAS

Y
:\1

20
14

\1
20

14
-0

4 
G

R
D

 E
X

H
.d

w
g,

 G
R

D
 E

X
H

 2
, 2

/2
4/

20
16

 8
:5

3:
12

 A
M

, c
he

lff
ric

h,
 D

ow
de

y,
 A

nd
er

so
n 

&
 A

ss
oc

ia
te

s,
 In

c.
, C

H



DATENO. BY REVISION

SHEET

PLATE NO.:

DRAWNDESIGN CHECKED DATE SCALE JOB

STATE REGISTRATION NUMBER: F-399

3
312014-041"=60'02/04/2016TDM TDM CWH

TOWN OF SUNNYVALE

DALLAS COUNTY, TEXAS

Y
:\1

20
14

\1
20

14
-0

4 
G

R
D

 E
X

H
#2

.d
w

g,
 G

R
D

 E
X

H
 2

, 2
/2

4/
20

16
 8

:5
3:

56
 A

M
, c

he
lff

ric
h,

 D
ow

de
y,

 A
nd

er
so

n 
&

 A
ss

oc
ia

te
s,

 In
c.

, C
H





 1 

Town Secretary                        Fiscal Year 2012 ‐ 2013 
 

 
     Prepared By: Rashad Jackson, AICP  
  Director of Development Services 

 
Summary:  

 
APPLICANT:  TOWN OF SUNNYVALE  

   
REQUEST:   AN ORDINANCE AMENDING ZONING ORDINANCE NO. 324  
   DULY PASSED BY THE TOWN COUNCIL ON JANUARY 31,  
   2000; AS AMENDED FROM TIME TO TIME; SO AS TO CHANGE 
   BY ADOPTION OF AMENDMENTS TO THE TEXT OF THE  
   TOWN’S ZONING ORDINANCE INCLUDING WITHOUT   
   LIMITATION, CHANGES TO CHAPTER 19.7 TEMPORARY  
   USES; AND ADDING REGULATIONS FOR MOBILE FOOD  
   STAND AND MOBILE FOOD TRUCK PROVIDING AN   
   EFFECTIVE DATE; PROVIDING FOR PENALTIES; AND   
   PROVIDING A SEVERABILITY CLAUSE. 

 
Background 
Direction was provided to Town staff to propose an amendment to the zoning ordinance to 
include provisions for mobile food vendors.  Town Staff has prepared such an amendment for 
review and consideration by the Planning & Zoning Commission and Town Council.   
 
Currently the Town has no regulations for mobile food vendors.  At one time there was a “Sales 
from temporary facilities” category under Section 19.7 Temporary Uses in the zoning ordinance 
which allowed for temporary food and miscellaneous retail sales.  In 2013, the “Sales from 
temporary facilities” category was removed as part of an overall update amendment to the 
zoning ordinance.  Staff assumes that the temporary sales use was removed in order to restrict 
the opportunities for miscellaneous “back of the pickup truck type sales” throughout the Town.  
The removal of the “Sales from temporary facilities” category restricted the miscellaneous sales 
but subsequently it also restricted the opportunity for mobile food vendor sales such as snow 
cone stands and food trucks.   
 
Town staff has received requests for the approval of snow cone stands as well as food trucks 
(for special events such as Sunnyfest).  At this time, these particular uses are being permitted 
but without appropriate regulations in place.  Staff has proposed an amendment that would 
allow for snow cone stands and other mobile food vendors within the Town limits.  Staff has 
reviewed other city ordinances and established an amendment that suits Sunnyvale 
development standards.  Town staff is not requiring any more regulation than what would be 
typically required to receive a permit from other cities.  The proposed amendment and process 
would simply allow for the proposed mobile food vendor uses legally and implement a Town 
application and review process.  The proposed amendment would allow for mobile food 
vendors only.  Any other temporary sales would not be allowed.  Town staff has proposed a 

Town of Sunnyvale 

              March 21, 2016 



 2 

more appropriate application process which would involve not only Dallas County but also our 
Town departments for review of applications.  An example fee list is included with the staff 
memo.  The proposed guidelines for approval of a mobile food stand permits and mobile food 
truck permits are noted below.  
 
Proposed Guidelines for Mobile Food Stands 

 Application fee of $175  
 If Special Event Application, fee of $100 

 Only allowed in non residential zoning districts EXCEPT when associated 
with a special event. 

 No more than one (1) mobile vendor allowed on a lot or parcel EXCEPT when 
associated with a special event. A mobile vendor is not allowed on a vacant lot. 

 Vendor must request a specific time period and note proposed food to be sold. 

 A health permit is required. Must meet all requirements and pass Dallas 
County Health Service inspection. 

 Permit application must include a site plan, showing the fire lane and 
proposed location of vendor unit. 

 Kiosks, trailers and mobile vendor trucks must meet all applicable 
building code requirements, health code requirements and zoning 
ordinance requirements. 

 Mobile Vendors may be located in a parking lot of a separate business or group 
of businesses but must provide a letter of permission from the property 
owner allowing use of the restroom facilities by the employees and patrons of 
the mobile vendor. 

 Vendor, including all related appurtenances thereto, must be located 
outside of any required parking spaces for the businesses occupying 
permanent structures on and about the property on which the mobile unit is 
situated and outside of any and all fire lanes. 

 No alcohol sales allowed. 
 
Proposed Guidelines for Mobile Food Trucks 

 Application fee of $350  
 If Special Event Application, fee of $100 
 A valid drivers license, insurance and registration is required. 

 Only allowed in non residential zoning districts EXCEPT when associated 
with a special event or providing construction site lunch service.   

 No more than one (1) mobile vendor allowed on a lot or parcel EXCEPT when 
associated with a special event. A mobile vendor is not allowed on a vacant lot. 

 Vendor must note proposed food to be sold. 

 A health permit is required. Must meet all requirements and pass Dallas 
County Health Service inspection. 
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 Mobile vendor trucks must meet all applicable building code
requirements, health code requirements and zoning ordinance
requirements.

 Mobile Vendors may be located in a parking lot of a separate business or group
of businesses but must provide a letter of permission from the property
owner allowing use of the restroom facilities by the employees and patrons of
the mobile vendor.

 Mobile vendor trucks may not operate stationary in a single location for more
than five (5) consecutive days; more than eight (8) hours/day.  All vending units
must be removed from the point of sale each day and may not remain parked at
the point of sale overnight.

 No mobile food units operating under this regulation shall be allowed to sell or
service food on any public street, sidewalk, or other public right-of-way unless
approved in writing by the Town of Sunnyvale.

 No drive thru’s permitted.
 Music shall be allowed as long as it does not violate Town noise ordinance.
 No alcohol sales allowed.
 Permits are valid for one (1) year and expire annually on December 31st.

Current costs  

The Town currently uses the Dallas County Health permit fee as a base line for a food 
vendor/restaurant permit application.  The fees are as follows. 

 Dallas County Health charges a flat fee of $75 for any health permit inspection.
 For non special event inspections (restaurants, etc.), the Town charges $175.
 For special events, the Town charges $85.
 For Town-sponsored special events (Sunnyfest), the Town charges $50.  The Town is

still charged $75 for the Dallas County health inspection.
 A health inspection approval lasts for an entire year for all non special event inspections.

For special events, such as Sunnyfest, the health inspection approval is for the specific
event time period.

Town staff notes that there are multiple ways in which mobile food vendors can be regulated. 
Staff has presented a proposal and is seeking direction from Planning & Zoning and Town 
Council for any changes they feel are appropriate.  

Public Notice 
Public notice was provided to the Town’s Official Newspaper for publication on March 2, 2016. 
Given that this is a text amendment initiated by the Town, which does not specifically affect one 
property, written letters were not provided to specific property owners. 

Staff Recommendation 
Town Staff is seeking direction and final approval. 
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Attachments 
Proposed Ordinance 
Proposed Application – Temporary Mobile Food Stand Permit 
Proposed Application – Temporary Mobile Food Truck Permit 
Fee Examples 
 



TOWN OF SUNNYVALE, TEXAS 
ORDINANCE xx-16  

 
AN ORDINANCE AMENDING ZONING ORDINANCE NO. 324 DULY PASSED BY 
THE TOWN COUNCIL ON JANUARY 31, 2000; AS AMENDED FROM TIME TO 
TIME; SO AS TO CHANGE BY ADOPTION OF AMENDMENTS TO THE TEXT OF 
THE TOWN’S ZONING ORDINANCE INCLUDING WITHOUT LIMITATION, 
CHANGES TO CHAPTER 19.7 TEMPORARY USES; AND ADDING REGULATIONS 
FOR MOBILE FOOD STAND AND MOBILE FOOD TRUCK PROVIDING AN 
EFFECTIVE DATE; PROVIDING FOR PENALTIES; AND PROVIDING A 
SEVERABILITY CLAUSE. 
 
 WHEREAS, notice of the public hearings was published according to state law; 
and 
 
 WHEREAS, the Town Council has received and considered the 
recommendations of the Planning and Zoning Commission; and 
 
 WHEREAS, the Town Council hereby finds that it is in the best interest of the 
Town of Sunnyvale, taking into consideration the public health, safety, and welfare, to 
adopt amendments to the text of the Zoning Ordinance as set forth herein; 
 
 NOW THEREFORE BE IT ORDAINED by the Town Council of the Town of 
Sunnyvale, Texas: 
 
 SECTION 1.    That the foregoing recitals are found to be true and correct in all 
respects. 
 

SECTION 2. That the text of the Zoning Ordinance, Ordinance No. 324, of the 
Town of Sunnyvale, Texas (the “Town of Sunnyvale Zoning Ordinance Text”) is hereby 
amended as shown in Exhibit A, which is attached to this Ordinance, and which is 
incorporated by reference herein as if fully set forth.  The proposed zoning 
amendments, as set forth in Exhibit A attached hereto, are hereby adopted and the 
Town of Sunnyvale Zoning Ordinance Text is revised accordingly. 
 
 SECTION 3. That it is the intent of the Town Council that each paragraph, 
sentence, subdivision, clause, phrase, or section of the ordinance be deemed severable 
and should any such paragraph, sentence, subdivision, clause, phrase or section be 
declared invalid or unconstitutional for any reason, such declaration of invalidity or 
unconstitutionality shall not be construed to affect the validity of those provisions of this 
ordinance left standing with the validity of any code or ordinance as a whole. 
 

SECTION 4.  All ordinance and provisions of the Town of Sunnyvale, Texas, that 
are in conflict with this Ordinance shall be and the same are hereby repealed to the 
extent in conflict, and all ordinances and provisions or ordinances of said Town not so 
expressly repealed are hereby retained in full force and effect. 



 
SECTION 5. That this ordinance shall not take effect until after fifteen (15) 

calendar days from the date of its publication and passage by the Town Council. 
 
PASSED AND APPROVED by the Town Council, the Town of Sunnyvale, on the 11th 
day of April, 2016. 
 
 

      
 ____________________________________ 

         Mayor Jim Phaup 
 
ATTEST: 
 
 
 
_______________________________________ 
Leslie Black, Town Secretary 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Concrete batching plants shall be permitted on a temporary basis on the site of 
construction, and only during the time of construction.  The temporary permit 
shall only be issued for a period of up to six (6) months.  The permit may 
be renewed for up to an additional six (6) months.  The permit shall be issued by 
the Town Administrator by written letter only if it is determined that the 
temporary batching plant will not have a negative effect on any adjacent 
use while in operation. 

D. Temporary Event.  Temporary event shall be allowed in non-residential zoning 
districts subject to application being approved by the building official. In the 
event food services are provided in conjunction with event each food provider 
shall be required to obtain a separate permit in compliance with the Texas 
food establishment rules (25 TAC 229.167-175).  Permits shall be requested 10 
days prior to the event Approved event not to exceed 72 hours. 

Amended by Ord. No. 13-02 on 1/28/2013 

TOWN OF SUNNYVALE 182 

19.7 TEMPORARY USES 

A. Real estate sales offices may be opened temporarily during the development of 
residential subdivisions in which the office is located until eighty percent 
(80%) of the building permits of the platted lots in the subdivision are issued. 

B. Temporary Construction Buildings.  Temporary buildings and temporary 
building material storage areas to be used for construction purposes, which 
shall not be occupied, may be permitted for a specific period of time in 
accordance with a permit issued by the Building Official and subject to 
periodic renewal by the Official for cause shown.  Upon completion or 
abandonment of construction or expiration of permit, such field offices and 
buildings shall be removed at the satisfaction of the Building Official.  

C. 

E. Moblie Food Stand (food stands, snow cone stand, etc.).  Temporary food sales 
from mobile food stands shall be allowed in non-residential zoning districts 
subject to permit approval by building official and as required by applicable 
permit.  The temporary permit shall only be issued for a period up to ninety (90) 
days per calendar year.  The permit may be renewed for an additional ninety (90) 
day period.   A temporary mobile food stand permit is required.
Amended by Ord. No. XX-XX on XX/XX/2016 

F. 

Amended by Ord. No. XX-XX on XX/XX/2016 

Moblie Food Truck (catering truck, mobile food truck).  Temporary food sales 
from mobile food trucks shall be allowed in non-residential zoning districts 
subject to permit approval by building official and as required by applicable 
permit.  Permits are valid for one (1) year and expire annually on December 
31st.   A temporary mobile food truck permit is required.

rashad.jackson
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TEMPORARY MOBILE FOOD STAND PERMIT

Snow Cone Stand  
Mobile Food Stand / Kiosk 
Other

A separate permit is required for each stand, booth, trailer. etc.

Business / Vendor Name:_______________________________________________________________ 

Responsible Person:  ______________________________       Phone #: _______________________________ 

Begining Date:  ___________  Ending Date:  ___________  Time of Operation:  __________ 

Possible Renewal Date:  ______________ (must be approved by Building Official)

Town of Sunnyvale
127 N. Collins Road
972-203-4188

Menu:  List all items to be sold.  Any changes must be submitted and approved by the Health Department prior 
to sale.

1. ___________________________________________   1.  ___________________________________________
2. ___________________________________________   2.  ___________________________________________
3. ___________________________________________   3.  ___________________________________________
4. ___________________________________________   4.  ___________________________________________
5. ___________________________________________   5.  ___________________________________________
6. ___________________________________________   6.  ___________________________________________

Food to be served Source - Food purchased from

Note:  No home preparation or storage of foods allowed.  Any food items served without approval may 
result in the temporary mobile stand permit being suspended or revoked for non-compliance.

Food prepared on site:               Yes               No
Cooking equipment:  Electrical  Charcoal  Propane Other:______________
Describe hot holding equipment:  _______________________________________________________________
Describe cold holding equipment:  _______________________________________________________________
Describe mobile unit:          Open Stand        Enclosed Trailer            Covered Stand       Other:  _____________
Floor surface for unit:            Asphalt  Concrete          Plywood  Other:  _________________
Guidelines provided and followed:                  Yes

Signature of Applicant:  ________________________________________________  Date:  ________________

Printed Name:  _______________________________________________  Email:  _______________________

Fee:  ________

Date Issued:  _________

Permit #:  ___________

Development Services
Dallas County Health
Fire Department

Staff Only Approved By Date

____________________________         ______________________
____________________________         ______________________
____________________________         ______________________
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GUIDELINES FOR 
TEMPORARY MOBILE STAND PERMIT 

 Allowed in non residential zoning districts EXCEPT when associated with a special
event.

 No more than one (1) mobile stand allowed on a lot or parcel EXCEPT when
associated with a special event.  A mobile stand is not allowed on a vacant lot.

 Vendor must request a specific time period and note proposed food to be sold.

 A health permit is required.  Must meet all requirements and pass Dallas County Health
Service inspection.

 Permit application must include a site plan, showing the fire lane and proposed
location of vendor unit.

 Kiosks, trailers and mobile stand must meet all applicable building code 
requirements, health code requirements and zoning ordinance requirements.

 Mobile Vendors may be located in a parking lot of a separate business or group of
businesses but must provide a letter of permission from the property owner allowing
use of the restroom facilities by the employees and patrons of the mobile vendor.

 Vendor, including all related appurtenances thereto, must be located outside of any
required parking spaces for the businesses occupying permanent structures on and about
the property on which the mobile unit is situated and outside of any and all fire lanes.



Bathroom Facility Approval

I hereby certify that I am the owner/lessee of ______________________________________(address of above) 
And I am authorized to permit _____________________________________(Name of mobile vendor) to locate 
a mobile vending unit at the above address to conduct business as a mobile vendor.  The parking lot where 
mobile vendor will place the vendor’s mobile vending unit is a part of a: 

Strip shopping center:  ______________________ 

Freestanding business:  ______________________, or 

Other (please describe)  ______________________________________. 

I understand that by granting the above named mobile vendor permission to locate at this address, the Town 
will issue the above named mobile vendor a Vendor Certificate of Occupancy, provided the mobile vendor 
meets all other city requirements. 

I certify that I have access parking spaces for occupancy by the mobile vending unit or the mobile vendor will 
not occupy required parking spaces. 

I also hereby authorize access by the City to the property for the purpose of performing a site inspection in 
anticipation of a Vendor Certificate of Occupancy being issued. 

____________________________________ 
Vendor Signature 

_________________________________ 
Business Owner Signature 

____________________________________ 
Printed Name  

_________________________________ 
Printed Name 

____________________________________ 
Date  

** Please complete this form in its entirety prior to signing and notarizing or document will not be accepted ** 

_________________________________ 
Notary Signature & Seal



TEMPORARY MOBILE FOOD TRUCK PERMIT

Moblie Food Truck 
Construction Catering Truck 
Other

A separate permit is required for each truck. 

Business / Vendor Name:_______________________________________________________________ 

Responsible Person:  ______________________________       Phone #: _______________________________ 

Begining Date:  ___________  Ending Date:  ___________  Time of Operation:  __________ 

Town of Sunnyvale
127 N. Collins Road
972-203-4188

Menu:  List all items to be sold.  Any changes must be submitted and approved by the Health Department prior 
to sale.

1. ___________________________________________   1.  ___________________________________________
2. ___________________________________________   2.  ___________________________________________
3. ___________________________________________   3.  ___________________________________________
4. ___________________________________________   4.  ___________________________________________
5. ___________________________________________   5.  ___________________________________________
6. ___________________________________________   6.  ___________________________________________

Food to be served Source - Food purchased from

Note:  No home preparation or storage of foods allowed.  Any food items served without approval may 
result in the temporary mobile vendor permit being suspended or revoked for non-compliance.

Food prepared on site:               Yes               No
Cooking equipment:  Electrical  Charcoal  Propane Other:______________
Describe hot holding equipment:  _______________________________________________________________
Describe cold holding equipment:  _______________________________________________________________
Describe mobile unit:          Open Stand        Enclosed Trailer            Covered Stand       Other:  _____________
Floor surface for unit:            Asphalt  Concrete          Plywood  Other:  _________________
Guidelines provided and followed:                  Yes

Signature of Applicant:  ________________________________________________  Date:  ________________

Printed Name:  _______________________________________________  Email:  _______________________

Fee:  ________

Date Issued:  _________

Permit #:  ___________

Development Services
Dallas County Health
Fire Department

Staff Only Approved By Date

____________________________         ______________________
____________________________         ______________________
____________________________         ______________________
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GUIDELINES FOR 
TEMPORARY MOBILE TRUCK PERMIT 

• A valid drivers license, insurance and registration is required.
• Only allowed in non residential zoning districts EXCEPT when associated with a
special event or providing construction site lunch service.  
• No more than one (1) mobile vendor allowed on a lot or parcel EXCEPT when
associated with a special event. A mobile vendor is not allowed on a vacant lot.
• Vendor must note proposed food to be sold.
• A health permit is required. Must meet all requirements and pass Dallas County
Health Service inspection.
• Mobile vendor trucks must meet all applicable building code requirements, health
code requirements and zoning ordinance requirements.
• Mobile vendors may be located in a parking lot of a separate business or group of
businesses but must provide a letter of permission from the property owner allowing 
use of the restroom facilities by the employees and patrons of the mobile vendor.
• Mobile vendor trucks may not operate stationary in a single location for more than
five (5) consecutive days; more than eight (8) hours/day.  All vending units must be 
removed from the point of sale each day and may not remain parked at the point of 
sale overnight.
• No mobile food units operating under this regulation shall be allowed to sell or
service food on any public street, sidewalk, or other public right-of-way unless 
approved in writing by the Town of Sunnyvale.
• No drive thru’s permitted.
• Music shall be allowed as long as it does not violate Town noise ordinance.
• No alcohol sales allowed.
• Permits are valid for one (1) year and expire annually on December 31st.



Bathroom Facility Approval

I hereby certify that I am the owner/lessee of ______________________________________(address of above) 
And I am authorized to permit _____________________________________(Name of mobile vendor) to locate 
a mobile vending unit at the above address to conduct business as a mobile vendor.  The parking lot where 
mobile vendor will place the vendor’s mobile vending unit is a part of a: 

Strip shopping center:  ______________________ 

Freestanding business:  ______________________, or 

Other (please describe)  ______________________________________. 

I understand that by granting the above named mobile vendor permission to locate at this address, the Town 
will issue the above named mobile vendor a Vendor Certificate of Occupancy, provided the mobile vendor 
meets all other city requirements. 

I certify that I have access parking spaces for occupancy by the mobile vending unit or the mobile vendor will 
not occupy required parking spaces. 

I also hereby authorize access by the City to the property for the purpose of performing a site inspection in 
anticipation of a Vendor Certificate of Occupancy being issued. 

____________________________________ 
Vendor Signature 

_________________________________ 
Business Owner Signature 

____________________________________ 
Printed Name  

_________________________________ 
Printed Name 

____________________________________ 
Date  

** Please complete this form in its entirety prior to signing and notarizing or document will not be accepted ** 

_________________________________ 
Notary Signature & Seal



Comparison of Mobile Food Unit 

Permit Application Fees From Neighbors 

Arlington $500 $450 Permit + $50 Inspection 

Colleyville * No Mobile Food Unit Ordinance 

Dallas $465 $315 Permit + $150 Inspection 

Euless $200 Health License Permit 

Fort Worth $300 $200 Permit + $100 Unit 

Grapevine ** Non-Festival Food Units Are Prohibited 

Hurst $200 Per Unit 

N Richland Hills $126 Per Unit 

Southlake $200 Per Tarrant County Food Program Fee 

Bedford Mobile Food Unit Fee$400

One day only Mobile Food Unit Fee$100

Info provided by City of Bedford Study
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