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Planning and Zoning Commission Report 
 
Meeting Date:  August 3, 2021 
 
Consent:  No                                           Discussion/Action:  Yes 
 
SUBJECT: Consider and make a recommendation Consider and make a recommendation to 

City Council on the Preliminary Plat of Lot 1, Block 1, Juniper Pointe Addition, 
being a tract of land containing 9.008-acres (PIDs 5373, 5377), situated in the D. 
Falcon Survey, Abstract No. 151, Kaufman County, Kaufman, Texas.  The property 
is generally located in the 2600 Block of Tabor Parkway.  A one lot residential 
subdivision for a Multi-Family-2 development is proposed.  (Case No. PP-03-21) 

 
BACKGROUND/PURPOSE: 
A 5.366-acre portion of the property was rezoned from Commercial (C) to Multi-Family -2 (MF-
2) on May 24, 2021.  The remaining 3.642-acres was already zoned Multi-Family-2 (MF-2).  The 
MF-2 district allows a maximum density of 24 units per acre.     
 
Typically, a subdivision is required to have two separate entrances and exits, so in case of an 
emergency if one entrance/exit is blocked there is another entrance/exit available.  However, in 
this instance it is physically impossible to have two separate entrances and exits, because the 
property is surrounded by existing development on all sides.  The Fire Department devised a 
compromise for the two separate entrance and exit requirement that met the spirit of the 
Subdivision Ordinance.   
 
The property has 209.77 feet of frontage on Tabor Parkway, which allows room for two separate 
24-foot driving lanes divided by a 5-foot median to serve as the two entrances and exits.  This 
means the apartment complex will regularly have the northern 24-foot driving lane as the two 
entryway lanes and the southern 24-driving lane as the two exit way lanes.  If one side or the 
other is ever closed due to an emergency, the other side will have enough width for two-way 
traffic.  The Juniper Pointe Addition Site Plan (SP-02-21) showing the details described above 
will also be on the same agenda as the preliminary plat.   
 
Oncor Electric will provide electrical service.  The City of Kaufman will provide water and sanitary 
sewer service. 
 
 
THOROUGHFARE PLAN:  Tabor Parkway is designated as a “Type B”, Minor Arterial, requiring 
a right-of-way width of 100 feet.  Additional right-of-way was not required with this plat. 
 
 
RECOMMENDATIONS: 
Staff recommends approval of the Preliminary Plat of Lot 1, Block 1, Juniper Pointe Addition 
(Case No. PP-03-21).  
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ATTACHMENTS: 

1. Location Map 
2. Preliminary Plat of Lot 1, Block 1, Juniper Pointe Addition.  
 

 
Marcy Ratcliff 
Development Services Director  
972-932-2216 ext. 117  Kaufmanplanning@kaufmantx.org 
 
 
 

Location Map  
 

 
  

Page 6 of 53

mailto:Kaufmanplanning@kaufmantx.org


G:\Development Services\1 Planning & Zoning\P&Z Reports\2021\PP-03-21 Juniper Pointe Add 2600 Tabor Pkwy 08-03-21\PP-03-21 PZR Juniper Point 2600 Tabor Pkwy.docx Page 3 of 
4 

Preliminary Plat of Lot 1, Block 1, Juniper Pointe Addition Page 1 

 
 

Page 7 of 53



G:\Development Services\1 Planning & Zoning\P&Z Reports\2021\PP-03-21 Juniper Pointe Add 2600 Tabor Pkwy 08-03-21\PP-03-21 PZR Juniper Point 2600 Tabor Pkwy.docx Page 4 of 
4 

Preliminary Plat of Lot 1, Block 1, Juniper Pointe Addition Page 2 

 
 

Page 8 of 53



P&Z Commission Meeting 
6/1/2021 

 

Page 1 of 7 

 
 
 
 

MINUTES 
PLANNING AND ZONING COMMISSION MEETING  

TUESDAY, JUNE 1, 2021 - 6:00 PM 
KAUFMAN CITY HALL COUNCIL CHAMBERS 

209 SOUTH WASHINGTON STREET,  
KAUFMAN, TEXAS 75142 

 
This meeting will be held using 

Videoconferencing/teleconferencing technology with 
public access via: WWW.ZOOM.US/JOIN OR 

(888)7880099 (TOLL FREE) 
MEETING/WEBINAR ID: 890 0513 4280 

PASSWORD: 636705 
 

 

PLEDGE OF ALLEGIANCE US FLAG and TEXAS FLAG "HONOR THE TEXAS FLAG. 
I PLEDGE ALLEGIANCE TO THEE, TEXAS ONE STATE UNDER GOD, ONE AND 
INDIVISIBLE" 
 
INVOCATION 
 
CALL MEETING TO ORDER CHAIRMAN CALLS THE MEETING TO ORDER, 
STATES THE DATE AND TIME, STATES MEMBERS PRESENT, AND DECLARES A 
QUORUM PRESENT. 
 
Chairman Brown called the meeting to order at 6:07 p.m. Tuesday, June 1, 2021. 
Commissioners present were Chairman Burton Brown, Vice-Chairman Patrick Cardoza, 
Commissioner Darril Deaton, Commissioner Richard Dunn, Commissioner Porfilo Lopez, 
Commissioner Gladis Saldana, and Commissioner Curtis Snow. Director of Development 
Services Marcy Ratcliff and Planning Technician Joy Henderson were present. Present in 
the audience were William Adair, Troy Kelly, Jason Warren and Phillip London. 
 
CITIZENS COMMENTS/ REQUEST TO SPEAK ON AGENDA ITEMS (5 MINUTES) 
Comments about any of the agenda items may be taken into consideration at this time 
or during the agenda item. Comments are limited to five (5) minutes per individual 
unless additional time is otherwise required by law for translation. Speaking time is not 
transferable. Citizens may address the P&Z Commission on any subject but must first 
complete a Request to Speak Form so that the Chairman may call your name to speak 
at the appropriate time on the Agenda. Comments must be directed to the P&Z 
Commission as a whole. When addressing the P&Z Commission, please step 
forward to the speaker's podium, state your name and address, and direct your 
comments to the Chairman and P&Z Commission. 
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CONSENT AGENDA "All matters listed under the Consent Agenda, are considered to 
be routine by the Planning and Zoning Commission and will be enacted by one motion. 
There will not separate discussion of these items. If discussion is desired, that item will 
be removed from the consent agenda and will be considered separately. For a citizen 
to request removal of an item, a request must be submitted to the Planning and Zoning 
Commission Secretary." 
 
1. CONSIDER AND TAKE APPROPRIATE ACTION ON THE PRELIMINARY PLAT 

OF LOT 1, BLOCK 1, KELLY ADDITION. THE 1.264 ACRE TRACT (PID# 5365) IS 
GENERALLY LOCATED 2212 TABOR PARKWAY (AKA CR 151). THE PROPERTY 
IS ZONED COMMERCIAL. (CASE NO. PP0221). 

 
2. CONSIDER AND TAKE APPROPRIATE ACTION ON THE MINUTES OF MAY 

4, 2021 PLANNING AND ZONING COMMISSION MEETING. 
 
END OF CONSENT AGENDA 
 
Commissioner Saldana made a motion to approve the consent agenda for items 1 
and 2. The motion was seconded by Commissioner Dunn.  Chairman Brown called 
for a vote with all voting AYE, the motion carried by a vote of 7 0 
 
PUBLIC HEARING 
 
3. HOLD A PUBLIC HEARING, DISCUSS AND MAKE A RECOMMENDATION 

TO CITY COUNCIL FOR A TEXT AMENDMENT TO THE CITY OF KAUFMAN 
COMPREHENSIVE ZONING ORDINANCE O0207, AS AMENDED, AND 
CHAPTER 118, “ZONING” OF THE CITY OF KAUFMAN’S CODE OF 
ORDINANCES, TO ADD THE USE “PET SHOP WITH NO GROOMING” 
EITHER AS A PERMITTED USE OR AS A SPECIFIC USE PERMIT TO THE 
CENTRAL BUSINESS DISTRICT (CBD) ZONING DISTRICT BY AMENDING 
CHART 6, “RETAIL AND SERVICE USES” OF SECTION 33.4, “USE 
REGULATIONS” (CASE NO. Z12-21) 

 
a. The Public Hearing was opened at 6:13 p.m. 
 

Marcy Ratcliff, Director of Development Services, stated Mr. Phillip London of 
PetGuy Services desires to open a pet shop for his aquarium maintenance 
business and sales of fresh and saltwater fish, aquatic plants, corals, reptiles, small 
mammals (such as guinea and gerbils) and related products for their nutrition, care, 
and well being on a lot in the Central Business District (CBD).  His proposed pet 
store will not be selling dogs or cats and would not include grooming.  However, 
Chart 6 “Retail and Service Uses” of Section 33.4, “Use Regulations” does not 
allow a “Pet Shop and Grooming” use in the CBD.  Mr. London is requesting a text 
amendment to Chart 6 “Retail and Service Uses” of Section 33.4, “Use 
Regulations” to either allow as a permitted use or as a specific use permit a pet 
shop with no grooming. 
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Phillip London stated that Marcy Ratcliff covered everything. 
 
Commissioner Snow asked why we were asking for no grooming, when 
barber shops are allowed. 
 

b. The Public Hearing was closed at 6:19 p.m. 
 

Commissioner Lopez made a motion to approve a text amendment to the 
City of Kaufman Comprehensive Zoning Ordinance O0207, as amended, 
and Chapter 118, “Zoning” of the City of Kaufman’s Code of Ordinances, to 
add the use “pet shop with no grooming” either as a permitted use or as a 
specific use permit     to the Central Business District (CBD) Zoning District by 
amending Chart 6, “Retail and Service Uses” of Section 33.4, “Use 
Regulations”.  The motion was seconded by Commissioner Dunn.  
Chairman Brown called for a vote with all voting AYE, the motion carried by 
a vote of 70. 
 

4. HOLD A PUBLIC HEARING, DISCUSS, AND MAKE A RECOMMENDATION 
TO CITY COUNCIL ON A REQUEST BY JASON WARREN OF KAUFMAN 
LUMBER TO REZONE 5.192 ACRES FROM AGRICULTUREOPEN (AO) TO 
COMMERCIAL (C). THE PROPERTY IS GENERALLY LOCATED AT 3222 
EAST HIGHWAY 175 (PID# 382) IN THE CHARLES ASKINS SURVEY, 
ABSTRACT NO. 2, KAUFMAN COUNTY, KAUFMAN, TX. (CASE NO. Z13 
21) 
 

a. The Public Hearing was opened at 6:21 p.m. 
 

Marcy Ratcliff, Director of Development Services, stated Jason Warren is requesting 
to rezone 5.192-acres from Agriculture-Open District to Commercial (C).  The property 
was annexed and zoned in 2012 by the City of Kaufman to Agriculture-Open (A-O).  The 
property was originally developed in 1998 as Kaufman Lumber.  The applicant wants the 
Commercial zoning district designation so retail propane gas sales can be added as an 
accessory use to the retail lumber sales.  The Agriculture-Open District is used as an 
interim zoning district for any newly annexed property until the property owner applies to 
rezone the property in compliance with the Future Land Use Plan (FLUP).  The proposed 
application request for the Commercial District complies with the Future Land Use Plan. 
 
Jason Warren stated the driveway is already concreted. 
 
Commissioner Lopez asked if the driveway will be concreted. 
 

b. The Public Hearing was closed at 6:24 p.m. 
 

Commissioner Snow made a motion to approve the rezoning of 5.192 acres from 
AgricultureOpen (AO) to Commercial (C) for property located at 3222 East 
Highway 175, also known as PID# 382. The motion was seconded by 
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Commissioner Lopez.  Chairman Brown called for a vote with all voting AYE, 
the motion carried by a vote of 70. 

 
5. HOLD A PUBLIC HEARING, DISCUSS, AND MAKE A RECOMMENDATION 

TO CITY COUNCIL FOR TEXT AMENDMENTS TO CHAPTER 118, "ZONING" 
OF THE CODE OF ORDINANCES, SPECIFICALLY TO SECTION 33.4 USE 
CHART REGULATIONS RELATIVE TO CHART 3, ACCESSORY & INCIDENTAL 
USES TO DELETE COMMERCIAL ACCESSORY BUILDINGS IN THE CENTRAL 
BUSINESS DISTRICT (CBD). (CASE NO. Z1021) 

 
a. The Public Hearing was opened at 6:27 p.m. 
 

Marcy Ratcliff, Director of Development Services, stated recently staff received a 
request to construct a one story metal accessory storage, building less than 240 square 
feet, in the Central Business District (CBD).  While reviewing the request, a text conflict 
between three different sections was discovered in the Zoning Ordinance.  Staff denied 
the permit because it did not meet the criteria set forth in the CBD.  This zoning text 
amendment case is to correct the conflict.  Staff proposes to delete the use “Accessory 
Buildings-Commercial” from the CBD Zoning District by amending Chart 3, “Accessory & 
Incidental Uses” of Section 33.4, “Use Regulations” (See the attached Chart 3 with the 
language struck out).  A good majority of the lots in the CBD are fully developed with a 
structure.  Some of the lots have small minimal areas for off-street parking mainly used 
by employees.  Most lots have no room for any type of accessory building.  Allowing any 
type of small accessory building in the CBD, conflicts with the preservation of the historic 
and architectural qualities which make the CBD a unique place. 
 
Commissioner Saldana stated this item is for the clarification in the Central 
Business District.  
 
Commissioner Snow asked what kind of affect this will have on mobile food 
trucks? Would an attached refrigeration system be considered an accessory 
building? 
 
Commissioner Lopez asked what would the metal building be used for? 
 

b. The Public Hearing was closed at 6:35 p.m. 
 

Commissioner Snow made a motion to approve the text amendments to Chapter 
118, "Zoning" of the Code of Ordinances, specifically to Section 33.4 Use Chart 
Regulations relative to Chart 3, Accessory & Incidental Uses to delete commercial 
accessory buildings in the Central Business District (CBD). The motion was 
seconded by Vice-Chairman Cardoza.  Chairman Brown called for a vote with 
all voting AYE, the motion carried by a vote of 70. 
 

DISCUSSION/ACTION ITEMS 
 
6. CONSIDER AND TAKE APPROPRIATE ACTION ON THE SITE PLAN OF 
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PROPOSED PLAT OF LOT 1, BLOCK 1,   KELLY ADDITION FOR THE 
DEVELOPMENT OF THREE COMMERCIAL, RETAIL AND/OR OFFICE 
BUILDINGS. THE 1.264 ACRE TRACT (PID# 5365) IS GENERALLY LOCATED 
2212 TABOR PARKWAY (AKA CR 151). THE PROPERTY IS ZONED 
COMMERCIAL. (CASE NO. SP0121) 

 
Marcy Ratcliff, Director of Development Services, stated Mr. Troy is proposed to 
develop 3 separate building on Lot 1, Block 1, Kelly Addition, located at 2212 Tabor 
Parkway, which is behind McDonald’s.  The 1.264-acre lot is undeveloped.  Each building 
will contain 3,600 square feet and will be built in three phases.  Phase 1 - Building 1 is 
proposed to be pharmacy (40 feet x 90 feet) with a drive-through.  Phase 2 – Building 2 
and Phase 3 – Building 3 each do not have any specific users at this time.   The total 
building area of the completed development will be 10, 800 square feet.  The one story 
buildings are proposed to have a stone and brick veneer.  The site is providing 27% 
landscaped area.  The proposed development has one 25-foot-wide driveway entrance 
from Tabor Parkway, which aligns with the Kaufman Family Dentistry across the street.  
A 24-foot fire lane and mutual access easement is proposed within the parking lot.  The 
medical office building will require 37 off-street parking spaces and 52 off-street parking 
spaces are provided. 
 
Troy Kelly said the buildings will be completed in 3 phases and there will be 
lighting and landscaping on the property. 
 
Chairman Brown asked if each of the phases will start after the previous 
building is lease or will they all be built at the same time? 
 
Vice-Chairman Cardoza asked if there will be exterior lighting on the property? 
 
Commissioner Lopez asked if the property would be landscaped? 
 
Commissioner Lopez made a motion to approve the Site Plan of proposed Plat of 
Lot 1, Block 1,  Kelly Addition for the development of three commercial, retail and/or 
office buildings generally located 2212 Tabor Parkway also known as PID# 5365.  
The motion was seconded by Vice-Chairman Cardoza.  Chairman Brown called 
for a vote with all voting AYE, the motion carried by a vote of 70. 
 
 

WORKSHOP/DISCUSSION ITEMS 
 
 

7. REVIEW AND DISCUSS RULES AND PARLIAMENTARY PROCEDURES 
FOR PUBLIC BOARDS. 

 
Marcy Ratcliff, Director of Development Services, presented the 
Commissioners with a handout regarding Parliamentary Procedures.  
Discussion ensued. 
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8. DISCUSS THE AMENDMENTS APPROVED BY ORDINANCE O2021 TO 

ARTICLE IX, "PARKLAND DEDICATION AND DEVELOPMENT", OF 
CHAPTER 94, "SUBDIVISIONS", OF THE CODE OF ORDINANCES OF 
THE CITY OF KAUFMAN. 

 
Marcy Ratcliff, Director of Development Services, presented the 
Commissioners with an example project consisting of 25.411 acres of land 
with 122 residential lots.  After the initial Parkland Ordinance was approved, 
staff tried several mock subdivisions to see what the requirements would 
be.  That is when staff found the error and has since corrected it.   

 
ANNOUCEMENTS AND REPORTS FROM DEVELOPMENT SERVICES DIRECTOR 

 
9. Update on the adopted Park Land Dedication Ordinance 0 -04-21. 
 

Marcy Ratcliff, Director of Development Services, stated the updated Park 
Land Dedication revised the cost of what would be required, which made 
the fees more reasonable. 

 
10. Update on the South Pointe development at northwest corner of S. Houston Street 

and S.H. 34 Bypass 
 

Marcy Ratcliff, Director of Development Services, stated staff is still working 
with the applicant and engineers to get this project to the Planning and 
Zoning Commission. 

 
11. Update on vacant property located in the 400 Block of North Clay. 
 

Marcy Ratcliff, Director of Development Services, stated the property has 
been cleaned up so the owner can put it up for sale. 

 
BOARD INQUIRY If a member of the board makes a spontaneous inquiry about a subject 
not on this agenda, then the board or an appropriate staff member may make a statement of 
factual information or policy in response to such an inquiry. However, in accordance with 
Open Meetings Act Section 551.042, the Planning and Zoning Commission cannot discuss 
issues raised or make any decisions on that subject at that time. Issues raised may be 
referred to Staff for research and possible future action. 
 
ADJOURNMENT 
 
Commissioner Saldana made a motion to adjourn at 7:36 p.m., seconded by 
Commissioner Deaton.  Chairman Brown called for a vote with all voting AYE, the 
motion carried by a vote of 7 0. 
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______________________________ 
BURTON BROWN 

CHAIRMAN 
 
___________________________________ 
JOY HENDERSON  
PLANNING TECHNICIAN 
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Meeting Date:  August 3, 2021 
 
Consent:     No                                           Discussion/Action:  Yes  
 
SUBJECT: Hold a public hearing and make a recommendation to City Council on a request 

by Bill Wait of Kaufman One WW LLC on approximately 26 acres (PIDs 184130, 
16871) to amend the Future Land Use map from Future Commercial and Future 
Neighborhood Service to a Future Single Family (High Density) and rezone from 
Highway Commercial (HC) and Single-family Residential20 (SF20) to Planned 
Development (PD) for a maximum of 127 single-family residential lots. The 
property is generally located in the 1500 Block of East Highway 175 in the Levi 
York Survey, Abstract No. 609, Kaufman County, Kaufman, TX. (Case No. 
Z1421) 

 
 
BACKGROUND/SUMMARY: 
 
Bill Wait of Kaufman One WW, LLC, has submitted a request for approximately 26 acres 
generally located east of Priscilla Lane and in the 1500 Block of East Highway 175. 
 

1. Amend the Future Land Use map from Future Commercial and Future Neighborhood 
Service to a Future Single Family (High Density) land use category so that his request for 
a Planned Development of 127 single-family lots can be approved.  His overall proposed 
density is 4.88 units per acre   

2. Rezone approximately 26-acres (PIDs 184130 and 16871), which is currently owned by 
the Landmark Church of Christ from Highway Commercial (HC) and Single-Family 
Residential-20 (SF-20) to Planned Development for single family development of a 
maximum of 127 lots with lot sizes from minimums of 5,500 SF to 8,400 SF.   

 
If the 2014 Future Land Use Plan is amended to Future Single Family (High Density), then the 
zone change request for a Planned Development (PD) District for the development of 127 single 
family residential lots with a density of 4.88 units per acre will comply.  If the proposed Future 
Land Use Plan amendment is approved, then Staff recommends the Commission review the 
surrounding future land uses to consider making further changes at a future date. 
 
The proposed concept plan shows three tiers (Type A thru Type C) of minimum lots sizes.  The 
larger lot sizes (Type C) will be located along the northwest property line adjacent to the lots 
located on Priscilla Lane (Freeman Estates) and will graduate to smaller sizes on the southeast 
side of the property.  The planned development’s base zoning district will the Single Family 
Residential – 6 District (SF-6).  The subdivision is proposed to be developed in a single phase.  
The houses would all be front entry, have 8/12 roof pitch, full gutters around the house, a 
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community mail box, provide a home owner’s association to maintain the common areas and 
entry features 
 
Below is a general summary of the proposed planned development.  Attached are more details 
for the proposed planned development 
 

Proposed Planned Development – Single Family (PD) 
Lot Size (Minimum) Type ‘A’ Lots Type ‘B’ Lots Type ‘C’ Lots SF-6 Base 

Zoning 
Minimum Lot Area (sq. ft.) 5,500 6,500 8,400 6,000 
Minimum Lot Width (feet)*** 50’ 60’ 60’ 60’ 
Minimum Lot Depth (feet) 100’ 100* 100’ 100’ 
Dwelling Regulations 
(Minimum Square Footage) 

1,600 s.f. 1,600 s.f. 2,000 s.f. 1,200 s.f. 

 
There is a future 80-foot-wide, 4 lane collector street shown at the northern side of the property.  
The applicant is proposing not to construct half of the thoroughfare, but to build temporary 
hammerhead turnaround as shown on the concept plan.  The applicant’s reasons for not 
constructing his half of the thoroughfare is because it would become the only developed portion.  
The street impact fees would help to pay for the future construct of the thoroughfare plan. 
 
A traffic impact analysis (TIA) is not required with a zone change request.  If the zoning change 
is approved a TIA is required during the platting process.  The TIA will determine if acceleration 
and decelerations lanes will be required.  The street entry from Highway 175 is proposed to align 
with the highway crossing.  We have instructed the applicant to begin discussions with TxDOT 
about the alignment. 
 
SURROUNDING ZONING AND EXISITNG LAND USES: 

 
Zoning Map 

 
 

  

 Zoning Existing Land Use 

Left: SF-29 Freeman Park Estate 
Residential Homes 

Right: SF-20 Vacant Land & Residential 
Homes 

Top: Unzoned Outside City Limits - Kaufman 
County 

Bottom: HC Residential Homes & Highway 
175 
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COMPREHENSIVE PLAN: 
 
Land Use Plan:  
The 2014 Future Land Use Plan designated the land use of the 
subject property as a Future Commercial (red color) and Future 
Neighborhood Services (hatched red color).  The proposed 
planned development zone change does not comply with the 
2014 Future Land Use Plan designations.  The proposed 
amendment for Future Single Family (high density) 
incorporates three different single family sized lots from 
minimums of 5,500 SF to 8,400 SF.  Remember future land use 
areas are generally located on a map and are not like zoning 
districts.  If this amendment is approved the Planning 
Commission should look at the surrounding area and consider 
other residential land use changes.  Future land use plan maps 
are typically for planning at least 20 years out into the future.  
 
Thoroughfare Plan: 
The Thoroughfare Plan designates Highway 175 as a “Type AA”, 
Major Regional Arterial, requiring a future right-of-way width of 240 
feet.  The existing right-of-ways are developed and maintained by 
the State of Texas.  TxDOT controls all accesses Highway 175.  
The applicant will be required to have a driveway permit approved 
by TxDOT.   
 
The Thoroughfare Plan designates an undeveloped future “Type 
C”, Major Collector, requiring a future right of way of 80 feet for the 
development of a 4 lane undivided street along the northern border 
of the property.  The future collector street will extend from Fair 
Road to the future southern extension of FM 2727.  
 
 
PROPERTY OWNER RESPONSES: 
 
The City of Kaufman mailed out notification letters to 26 property owners within 300’ of the 26-
acre tract (PID 184130 and 16871).  The results are as follows: 
 

• Property owners returned letters in opposition of the request:  0. 
• Property owners returned the letter in agreement of the request:  2. 
• Property owners who have not responded:  24. 

 
If 20% of the area within 200 feet of the request objects the application, then a favorable vote of 
¾ of all members of the City Council (which is 6 members) shall be required to approve any 
change in zoning.  The 20% rule is a State law. 
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RECOMMENDATIONS:  (Separate motions are required for each request) 
 
Staff recommends approval of the request to amend the Future Land Use map from Future 
Commercial and Future Neighborhood Service to a Future Single Family (High Density) for 
approximately 25.411 acres (PID 184130 and 16871) located in the 1500 Block of East Highway 
175. 
 
Staff recommends approval of Z-14-21 to rezone property from Highway Commercial (HC) and 
Single-Family Residential-20 (SF-20) to a new planned development district (PD-21) for 
approximately 25.411 acres (PID 184130 and 16871) located in the 1500 Block of East Highway 
175. 
 
 
ATTACHMENTS: 
 

1. Location Map  
2. New Planned Development Language 
3. Concept Plan/Land Study 
4. Property Owner Responses 

 
 
Marcy Ratcliff 
Development Services 
972-932-2216 ext. 117 
Kaufmanplanning@kaufmantx.org 
 

Location Map 
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Planning and Zoning Commission Report 
 
Meeting Date:  August 3, 2021 
 
Consent:  No    Discussion/Action:  Yes 
 
SUBJECT: Hold a public hearing and make a recommendation to City Council on a request 

by Katina Williams Gibbons for a Specific Use Permit on approximately 0.44 acres 
for the sale of alcoholic beverages in conjunction with a restaurant on property 
zoned Highway Commercial (HC).  The property is generally located at 5962 Fair 
Road (PID# 5300) in the D. Falcon Survey, Abstract No. 151, Kaufman County, 
Kaufman, Texas.  (Case #Z-15-21) 

 
BACKGROUND/SUMMARY: 
 
Katina Williams Gibbons submitted a specific use permit for a proposed private club in 
conjunction with a restaurant, on the property located at 5962 Fair Road.  The lot contains a total 
of 19,163 SF (0.440-acre).  The property was developed in 2006, under the 1999 Zoning 
Ordinance, with an existing one-story building containing 1,466 SF.  The building was originally 
laid out for office uses.  The building went from an office use to personal service use (nail salon 
and tanning beds).  An enclosed dumpster will be added to the development. 
 
The building is proposed to be converted to a restaurant with alcoholic beverage sales called 
the Lyon’s Den Daiquiri Shoppe.  The restaurant will also sell daiquiris for off-premise 
consumption.  The restaurant will have seating for 20 persons which requires a minimum of 7 
off-street parking spaces.  The development is providing 7 off-street parking spaces.  The hours 
of operation will be Tuesday through Thursday 11 am to 8 pm, and Friday through Sunday from 
11 am to 10 pm.   
 
The property is located along an eastern city limit line.  There is an existing residential 
subdivision across Fair Street that is located in Kaufman County.  As a matter of courtesy Staff 
additionally notified all those property owners within 300 feet of 5962 Fair Street that are not in 
the city limits.   
 
SURROUNDING FUTURE LAND USES AND EXISITNG LAND USES: 
 
 Existing 

Zoning 
Existing Land Use 

 

North: HC Single family homes and 
undeveloped property 

South: HC Undeveloped property & Cold Tex 
Refrigeration  

East: Outside city 
limits 

Single family homes 

West: HC Undeveloped property  
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COMPREHENSIVE PLAN: 
 
Land Use Plan: 
The 2009 Future Land Use Plan designated the land use of the subject property as Future 
Commercial.  The HC zoning complies with the 2014 Future Land Use Plan because it allows a 
variety of office, retail, and commercial uses.  Special Use Permits are allowed if approved by 
City Council. 
 
Thoroughfare Plan: 
The Thoroughfare Plan designates Fair Road as a “Type C”, Major Collector, requiring a 
maximum right-of-way width of 80 feet.  The existing right-of-way is developed and maintained 
by Kaufman County.  Additional right-of-way will be necessary for future widening of Fair Road.  
The property is not platted.  A plat will be required if additions are made to the existing building. 
 
 
DETERMINATIONS NECESSARY FOR CONSIDERING SUP’S 
 
Sec 30.2. – SPECIFIC USE PERMIT REGULATIONS: 
 
A. In recommending that a Specific Use Permit for the premises under consideration be granted, 

the City shall determine that such uses are harmonious and adaptable to building structures 
and uses of abutting property and other property in the vicinity of the premises under 
consideration, and shall make recommendations as to requirements for the paving of streets, 
alleys and sidewalks, means of ingress and egress to public streets, provisions for drainage, 
adequate off-street parking, screening and open space, heights of structures, and 
compatibility of buildings.  In approving a requested SUP, the Planning and Zoning 
Commission and City Council may consider any or all of the following: 

 
1. The use is harmonious and compatible with surrounding existing uses or proposed uses; 
 
2. The activities requested by the applicant are normally associated with the permitted uses 

in the base district; 
 
3. The nature of the use is reasonable; 
 
4. Any negative impact on the surrounding area has been mitigated; and/or 
 
5. That any additional conditions specified ensure that the intent of the district purposes are 

being upheld. 
 
B. In granting a Specific Use Permit, the Planning and Zoning Commission and City Council 

may impose conditions which shall be complied with by the owner or grantee before a 
certificate of occupancy may be issued by the Building Official, or his designee, for use of the 
building on such property pursuant to such Specific Use Permit and such conditions 
precedent to the granting of the certificate of occupancy.  Any special conditions shall be set 
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forth in writing by the City Council prior to issuance of the Certificate of Occupancy, and shall 
be incorporated into the amending ordinance establishing the SUP. 

 
 
PROPERTY OWNER RESPONSES: 
 
The City of Kaufman mailed out notification letters to 10 property owners within 300 feet of the 
property.  The results are as follow:  
 

• Number of property owners who returned letter in agreement of the request:  1 
• Number of property owners who returned letter in opposition of the request:  2 
• Number of property owners have not responded:  7 

 
The 20% percent rule for rezoning is if 20% of the area (located within the city limits) within 200 
feet of the request objects to the application, then a favorable vote of ¾ of all members of the 
City Council (which is 6 members) shall be required to approve any change in zoning.  The 
zoning change 20% rule is a State law. 
 
 
RECOMMENDATIONS: 
 
Staff recommends approval of Z-15-21 for a Specific Use Permit -47 (SUP-47) for a private club 
in conjunction with a restaurant at 5962 Fair Road with the following restrictions: 
 

1. Applicant must have, and keep, a current Texas Alcoholic Beverage Commission (TABC) 
Private Club license for this property. 

 
2. Applicant must have, and keep, a current City of Kaufman Alcohol Permit for this property. 

 
3. All sales of alcoholic beverages are for on-premise consumption only. 

 
4. No building, premise, or land used under SUP-47 (private club in conjunction with a 

restaurant) may be enlarged, modified, structurally altered, or otherwise significantly 
changed unless an amendment to SUP-47 is first approved by City Council.  The current 
size of the establishment is 1,466 SF. 

 
5. Not less than fifty percent (50%) of sales shall be from food.    

 
ATTACHMENTS: 
 

1. Location Map 
2. Property Owner Response 
3. Survey 
4. Applicant’s Letter to PZ 
5. Letter to Picture of the Property 
6. Site Plan 
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Marcy Ratcliff 
Development Services 
972-932-2216 ext. 117 
Kaufmanplanning@kaufmantx.org 
 

 
Location Map 
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Property owner response inside the City of Kaufman 
 

 
 

Property owner response outside the City of Kaufman 
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Property owner response outside the City of Kaufman 
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Survey of the Property 
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Letter to the Commission 
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Site Plan 
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Site Plan 

  

Page 35 of 53



G:\Development Services\1 Planning & Zoning\P&Z Reports\2021\Z-15-21 SUP-47 Gibbons 5962 Fair Rd 08-03-21\Z-15-21  PZR- 5962 Fair Rd SUP- Gibbons.docx Page 12 
of 12 

Site Plan 
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Meeting Date:  August 3, 2021 
 
Consent:  No                                           Discussion/Action:  Yes 
 
SUBJECT: Consider and make a recommendation to City Council on the Final Plat of Prairie 

Creek Estates, Phase 3 Addition and variances to the 1999 Design Manual for 
Storm Drainage Facilities, Criteria and Design Procedures, Sections C.2.2.5, 
Positive Overflow and C.4.1 Hydraulic Gradient of Conduits.  The 17.479-acre tract 
(PIDs 2208 and 184100) is generally located in the 1800 block of Rand Road (FM 
1836) in the Thomas Beedy Survey, Abstract No. 21. The proposed development 
contains 63 single family residential lots. The property is zoned Planned 
Development -8 (PD-8). (Case No. FP-08-21) 

 
 
BACKGROUND/PURPOSE: 
The Preliminary Plat of Prairie Creek Estates, Phase 3 Addition was approved on November 3, 
2020.  The proposed Final Plat of Prairie Creek Estates, Phase 3 contains 17.479-acres with 63 
residential lots.  The subdivision will have two points of access: (1) Melody Drive to Rand Road 
and (2) Burton Street to Elizabeth Street to Rand Road.  The developer shall be required to 
develop the entire length of Burton Street to Elizabeth Street. 
 
The property is zoned Planned Development – 8 (PD-8) for a minimum of 8,000 square foot lots. 
PD-8 requires 25% of the lots to have a minimum living area of 1,250 SF and 75% of the lots to 
have a minimum living area of 1,400 SF.  Only 11 of the existing developed lots have a living 
area less than 1,400 SF.  There are 93 developed lots in Phases 1 and 2 of Prairie Creek Estates.  
The original 2002 subdivision layout was planned with Rand Road requiring only 100 feet of 
right-of-way and only 5 feet of right-of-way dedication being required.  Phases 1 and 2 only had 
to dedicate 5 feet of right of way for Rand Road.   
 
The area between Phase 2 and 3 that was proposed as a future park area back in the early 
2000s was deeded to the City of Kaufman in 2009.  The majority of this area is in the floodplain 
and is undevelopable as a typical park.  
 
The right-of-way dedication for the extension of Sandy Knoll Drive will be by separate instrument.  
The City of Kaufman owns the property where the future street will be located.  The final plat will 
note the filing information of the right-of-way dedication.  Otherwise the City of Kaufman would 
also have to sign as a property owner.  
 
Trinity Valley Electric Cooperative will provide electrical service.  The City of Kaufman will 
provide water and sanitary sewer service. 
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REQUESTED VARIANCES TO THE 1999 DESIGN MANUAL FOR STORM DRAINAGE 
FACILITIES: 
 

1. Criteria and Design Procedures, Section C.2.2.5 Positive Overflow - The approved 
drainage system shall provide for positive overflow at all low points. The term "positive 
overflow" means that when the inlets do not function properly, or when the design capacity 
of the conduits exceeded, the excess flow can be conveyed overland along a paved 
course.   Normally this would mean along a street or alley, but can require the dedication 
of special drainage easements on private property to a minimum.  ...The overflow 
elevation shall not be higher than 0.5 feet above the top of the curb at the low point.  
Artificial sags created by "seesaw" of street or alley grades will not be permitted. 
 

a. Requesting:  Allowing the emergency overflow flume to have a 4-foot concrete 
curbed pilot channel with the remaining portion of the emergency overflow channel 
in the side yard grassed area.  The City Engineer, Philip Varughese, P.E. 
recommended approval because the drainage design meets the spirit of the 
Design Manual and promotes the aesthetics of the development by eliminating the 
need for a concrete flume in the side yard of some of the lots. 

 
2. Criteria and Design Procedures, Section C.4.1 Hydraulic Gradient of Conduits - The 

hydraulic gradient for the selected conduit size shall be design to carry the design flow at 
an elevation not less than 1.5 feet below the curb. 
 

a. Requesting:  A waiver on the hydraulic gradient requirement.  The City Engineer, 
Philip Varughese, P.E. recommended approval due to the existing conditions of 
the large offsite drainage area 

 
THOROUGHFARE PLAN:  Rand Road (FM 1836) is shown as a Minor Arterial with 3-4 lanes in 
the future, requiring a right-of-way 120 feet on the 2016 Kaufman County Transportation Plan.  
The current width of Rand Road is a variable width of 90 feet.  Half of the thirty additional feet is 
necessary to meet the right-of-way dedication requirement.  The attached plat shows a 10-foot 
right-of-way dedication and a 5-foot right-of-way easement for future expansion of Rand Road.  
The applicant requested a variance to the Kaufman County Transportation Plan to provide the 
10-foot right-of-way dedication and a 5-foot right-of-way easement instead of the required 15-
foot right-of-way dedication.  Kaufman County Engineer Ron Sullivan, P.E., and the Kaufman 
County TxDOT Area Engineer Lane Selman, P.E. approved the variance request on October 
31, 2020. 
 
RECOMMENDATIONS: 
Staff recommends approval of the Final Plat of Prairie Creek Estates, Phase 3 Addition (Case 
No. FP-08-21)  
 
ATTACHMENTS: 

1. Location Map 
2. Final Plat of Prairie Creek Estates, Phase 3 Addition 
3. Letter from the Engineer of Record explaining variance requests in layman’s terms 
4. Letter from the Engineer of Record explaining variance requests in engineering terms. 
5. Map showing the location of the variance requests 
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Marcy Ratcliff 
Development Services Director  
972-932-2216 ext. 117  Kaufmanplanning@kaufmantx.org 
 

Location Map  
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Final Plat of Prairie Creek Estates, Phase 3 
 

 

Page 40 of 53



G:\Development Services\1 Planning & Zoning\P&Z Reports\2021\FP-08-21 Prairie Creek Estate Phase 3 08-03-21\FP-08-21  PZR  FP Prairie Creek Phase 3.docx Page 5 of 8 

  

Page 41 of 53



G:\Development Services\1 Planning & Zoning\P&Z Reports\2021\FP-08-21 Prairie Creek Estate Phase 3 08-03-21\FP-08-21  PZR  FP Prairie Creek Phase 3.docx Page 6 of 8 

Letter from the Engineer of Record explaining variance requests in layman’s terms 
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Letter from the Engineer of Record explaining variance requests in engineering terms 
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Map showing the location of the variance requests 
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Planning and Zoning Commission Report 
 
Meeting Date:  August 3, 2021 
 
Consent:  No     Discussion/Action:  Yes  
 
SUBJECT: Consider and make a recommendation to City Council on the Site Plan of proposed 

Lot 1, Block 1, Juniper Pointe Addition.  An apartment complex with 72 units is 
proposed.  The 9.008-acre tract (PID#5373 and 5377) is generally located in the 
2600 block of Tabor Parkway (AKA CR 151).  The property is zoned MF-2.  (Case 
No. SP-02-21) 

 
BACKGROUND/SUMMARY: 
A 5.366-acre portion of the property was rezoned from Commercial (C) to Multi-Family -2 (MF-
2) on May 24, 2021.  The remaining 3.642-acres was already zoned Multi-Family-2 (MF-2).  The 
MF-2 district allows a maximum density of 24 units per acre.     
 
The 9.008 acre (392,371 SF) site plan for Juniper Ridge Apartments is for three 3-story 
structures containing 72 units.  The complex includes an additional 2,784 SF clubhouse and 
office area, a playground and a dog park. The proposed density is 7.99 units per acre.  The 
maximum number of units allowed is 24 units per acre.  The four structures contain a total 
building area of 102,625 SF, which is 26.1% of the lot area.  There are 48 two-bedroom units 
and 24 three-bedroom units.   
 
The proposed landscape/pervious area is 64% (251,501 SF) of the lot area, and the minimum 
required area is 20% of the site area.  The development includes a detention pond area located 
at the front along the north-eastern property line.  The existing 5 foot sidewalk is shown along 
Tabor Parkway.  
 
The exterior building elevations are proposed to have a 100% masonry finish (20% brick and 
80% cement board siding).  The proposed building height of the four structures is 40 feet and 
the maximum height is 45 feet.   
 
A six-foot masonry screening fence is required along the property line abutting the single family 
residential development of Meadowview Addition on Cates Drive.  The applicant is proposing to 
provide the required 6-foot masonry screening fence at the property line starting from Lot 16 
going back to Lot 10 in the Meadowview Addition   
 
The applicant is proposing an alternative equivalent screening starting from Lot 9 to Lot 1 in the 
Meadowview Addition.  The alternative equivalent screening is a 6-foot cedar shadow box fence 
(staggered pickets on each side), with a top cap and a landscape buffer area.  All support posts 
shall be galvanized metal.  A minimum 5-foot landscape buffer area with one large tree planted 
every 40 linear feet is the minimum alternative equivalent.  The applicant proposes a 60-foot 
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landscape buffer area with one large tree every 40 linear feet starting from Lot 9 to Lot 1 in the 
Meadowview Addition.  The landscape plan shows a line of 14 large trees species planted along 
the property line adjacent to Lots 9 through Lot 1 in the Meadowview Addition.  The proposed 
trees include a Southern Magnolia, a Bald cypress, a Caddo Maple and a Golden Rain Tree. 
 
The off-street parking area is proposed to be paved with reinforced concrete.  The 159 off-street 
parking spaces provided, meets the minimum number required spaces.  Eleven handicapped 
spaces are included in the number of spaces provided.   
 
Typically, a subdivision is required to have two separate entrances and exits, so in case of an 
emergency if one entrance/exit is blocked there is another entrance/exit available.  However, in 
this instance it is physically impossible to have two separate entrances and exits, because the 
property is surrounded by existing development on all sides.  The Fire Department devised a 
compromise for the two separate entrance and exit requirement that met the spirit of the 
Subdivision Ordinance.   
 
The property has 209.77 feet of frontage on Tabor Parkway, which allows room for two separate 
24-foot driving lanes divided by a 5-foot median to serve as the two entrances and exits.  This 
means the apartment complex will regularly have the northern 24-foot driving lane as the two 
entryway lanes and the southern 24-driving lane as the two exit way lanes.  If one side or the 
other is ever closed due to an emergency, the other side will have enough width for two-way 
traffic.   
 
SURROUNDING ZONING AND EXISTING LAND USES: 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

COMPREHENSIVE PLAN: 
 
Land Use Plan: 
The 2014 Future Land Use Plan designated the land use of the subject property as Future Multi-
Family (High Density).  The proposed Multi-Family-2 zoning complies with the 2014 Future Land 
Use Plan because it allows apartments with a maximum density of 24 units per acre. 
 

 Zoning Existing Land Use 

North: TH  Village of Kaufman - 
duplexes  

East:  
SF-6 

 
Single-family homes  

South 
 
MF-2 & 
SF-6 

 
Undeveloped, single-
family homes, The 
Oaks Apartments 

West: 
 
C 
 

 
Brookshire’s, Sonic, 
Post Office, Dollar 
General  
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Thoroughfare Plan: 
The Thoroughfare Plan designates S. Washington and Tabor Parkway as a “Type B”, Minor 
Arterial, requiring a right-of-way width of 100 feet.   
 
 
PROPERTY OWNER RESPONSES: 
Property owner notification is not a requirement of the site plan review process. 
RECOMMENDATIONS: 
Staff recommends approval of the Site Plan SP-02-21 for Juniper Pointe Addition for the 
development of a 72-unit apartment complex with one condition.  The 9.008-acre tract 
(PID#5373 and 5377) is generally located in the 2600 block of Tabor Parkway (AKA CR 151).   
 

1. Revise the site plan to indicate the required 6-foot masonry screening fence along the 
property line abutting the single family residential development of Meadowview Addition 
on Cates Drive instead of a 6-foot wooden fence. 

 
ATTACHMENTS: 
 

1. Location map  
2. Site Plan 

 
Marcy Ratcliff 
Development Services 
972-932-2216 ext. 117 
Kaufmanplanning@kaufmantx.org 
 

Location Map 
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Site Plan 
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