
 
 

CITY OF DENISON 

PLANNING AND ZONING COMMISSION MEETING 

AGENDA 

 

Tuesday, May 14, 2024 

 

After determining that a quorum is present, the Planning and Zoning Commission of the City of 

Denison, Texas will convene in a Regular Meeting on Tuesday, May 14, 2024, at 10:00 AM in 

the Council Chambers at City Hall, 300 W. Main Street, Denison, Texas at which the following 

items will be considered: 

 

1. CALL TO ORDER 

2. PUBLIC COMMENT 

Citizens may speak on items listed on the Agenda. A “Request to Speak Card” should be 

completed and returned to the City Clerk prior to the Commission reaching the Public 

Comment section of the agenda.  Citizen comments are limited to three (3) minutes, unless 

otherwise required by law. Comments related to Public Hearings listed below will be heard 

when the specific hearing is called. 

3. CONSENT AGENDA 

A. Receive a report, hold a discussion, and take action on approving the Minutes from the 

Planning and Zoning Commission Meeting held on April 23, 2024. 

B. Receive a report, hold a discussion, and take action on a Site Plan for Lot 2, Block 2, of 

the Gateway Addition, Phase 6 for the construction of Everest Denison, a rehabilitation 

hospital. (Case No. 2024-038SP). 

4. PUBLIC HEARINGS 

A. Receive a report, hold a discussion, conduct a public hearing, and make a recommendation 

on a request to initially zone approximately 2.539 acres legally described as GCAD 

Property ID No. 436967, being a part of the M.C. Davis Survey, Abstract No. 336 conveyed 

to Citrus Equities, LLC, by deed recorded in document No. 2021-22302, Official Public 

Records, Grayson County; being located west of the property commonly known as 

3621 Pottsboro Road to the Commercial (C) District to allow for the use of a warehouse 

(mini)/self-storage facility. (Case No. 2024-028Z).  
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B. Receive a report, hold a discussion, conduct a public hearing, and make a recommendation 

on a request to amend a Conditional Use Permit allowing the use of a warehouse 

(mini)/self-storage facility to include a tract of land legally described as being a part of the 

M.C. Davis Survey, Abstract No. 336 and being all of an approximately 2.539-acre tract 

of land conveyed to Citrus Equites, LLC., by deed recorded in document No. 2021-22302, 

Official Public Records, Grayson County; located west of property commonly known as 

3621 Pottsboro Road, GCAD Property ID  No. 436967. (Case No. 2024-033CUP)  

C. Receive a report, hold a discussion, conduct a public hearing, and take action on Lots 1, 2, 

and 3, Block 1 of the Evolution Second Addition being a Replat of Lots 10 and 11 of the 

Rolling Acres Estate. (Case No. 2024-034RP).  

D. Receive a report, hold a discussion, conduct a public hearing, and make a recommendation 

on a request for a Conditional Use Permit for a tract of land legally described as being a 

part of the Collins A R 1st Addition, Block 4, Lot 12, and being approximately 

0.1722-acres; being commonly known as 517 W. Hull Street, GCAD Property ID 

No. 145804 to allow for an Accessory Dwelling Unit within the Two-Family (2F) Duplex 

Residential District. (Case No. 2024-018CUP) 

5. STAFF UPDATES 

6. ADJOURNMENT 

CERTIFICATION 

I do hereby certify that a copy of this Notice of Meeting was posted on the front windows of 

City Hall readily accessible to the general public at all times and posted on the City of Denison 

website on the 10th day of May 2024.   

______________________________ 

 Karen L. Avery, Deputy City Clerk 

 
In compliance with the Americans With Disabilities Act, the City of Denison will provide for reasonable 

accommodations for persons attending Planning and Zoning Commission Meeting. To better serve you, requests 

should be received 48 hours prior to the meetings. Please contact the City Clerk’s Office at 903-465-2720, Ext: 2437. 
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CITY OF DENISON 

PLANNING AND ZONING COMMISSION MEETING 

NOTES 

 

Tuesday, April 23, 2024 

 

 

1. CALL TO ORDER  

Announced the presence of a quorum. 

Chair Charlie Shearer called the meeting to order at 10:00 a.m.  Commissioners present were 

Vice Chair Robert Sylvester, Commissioners Linda Anderson, Angela Harwell, and 

Ernie Pickens.  

Staff present were Mary Tate, Director of Development, Dianne York, Planner; 

Felecia Winfrey, Development Coordinator; and Karen Avery, Deputy City Clerk. 

The Invocation was delivered by Chair Shearer, followed by the Pledge of Allegiance led by 

Commissioner Harwell. 

2. PUBLIC COMMENT 

 Mr. Bob Blanton provided a comment card to speak regarding Item 3.B (Preliminary Plat for 

the Saddle Creek Addition, Phase 3).   Chair Shearer provided Mr. Blanton with the option of 

speaking during the Public Comment (Item 2.) portion or waiting until the item came forward.  

Mr. Blanton opted to speak during the Public Comment portion and came forward and 

provided the following information: 

 Name:  Mr. Bob Blanton 

 Address:  4534 W. Loy Lake Road 

    Denison, TX 

 

 Mr. Blanton stated that he would like to ask the Commission to postpone their ruling on the 

Plat because of the circumstances (condition) of the road.  He would like to see a Traffic Study 

completed and a 4-way stop sign added to slow down the traffic.  Mr. Blanton stated that it 

will be a problem to try to put another 100 cars out on the road with the 40-50 new homes.  

Mr. Blanton stated that they already have speeding in the middle of the night and many 

accidents have already occurred. Staff informed Mr. Blanton that this item is just for the 

Preliminary Plat and a Traffic Study Analysis would be required at the time of civils.  Staff 

informed Mr. Blanton they would speak with him after the meeting regarding the matter and 

provide more information to him.   Mr. Blanton expressed his appreciation. 
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April 23, 2024 

Planning and Zoning Commission Meeting Minutes 
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3. CONSENT AGENDA 

A. Receive a report, hold a discussion, and take action on approving the Minutes from the 

Planning and Zoning Commission Meeting held on April 9, 2024.  

B. Receive a report, hold a discussion, and take action on a Preliminary Plat for the 

Saddle Creek Addition, Phase 3. (Case No. 2024-026PP). 

On motion by Commissioner Pickens, seconded by Vice Chair Sylvester, the Planning and 

Zoning Commission approved the Consent Agenda. Note: Commissioner Anderson 

abstained from the Minutes as she was absent at the April 9, 2024, Meeting. 

4. PUBLIC HEARINGS 

A. Receive a report, hold a discussion, conduct a public hearing, and make a recommendation 

on a request for a Conditional Use Permit for property commonly known as 202 W. Main 

Street, GCAD Property ID No. 143148 for the operation of a bar for Black Sheep 

Cigar Lounge. (Case No. 2024-019CUP).  

Commission Action 

Dianne York, Planner, presented this agenda item. Ms. York provided an aerial view of the 

property.  Ms. York stated that this property is located at the corner of W. Main Street and 

S. Austin Avenue.  The property is currently zoned Central Area (CA) and falls within the 

Commercial Historic Overlay District (CH).  Ms. York stated that the Black Sheep Cigar 

Lounge will offer a space for the enjoyment of both refined cigars and luxury cocktails, 

per the project narrative.  She stated that the Applicant is going to initiate a remodel of the 

entire interior and that will include new sub flooring and flooring, painting of the walls and 

ceiling, and adding spaces such as bathrooms and a humidor, which is for the storage of 

the cigars.   Ms. York stated that in an effort to be a good neighbor to their surrounding 

businesses, they are also going to install a top-of-the-line ventilation system and air 

purifiers in order to mitigate the cigar smoke. The Applicant is proposing the hours of 

operation to include Sunday through Thursday 10 a.m. to 10 p.m. and Friday through 

Saturday 10 a.m. to 12 a.m.  Ms. York stated that the subject property falls within the City's 

Downtown Center, per the Comprehensive Plan.  She stated that, per the Comprehensive 

Plan, Denison’s Downtown Center should be engaged in mixed-use activities with retail, 

restaurants, entertainment, office, and some medium-density residential uses.  Permitting 

the use of bar for the Black Sheep Cigar Lounge conforms with the Comprehensive Plan.  

The Central Area does not have any parking requirements, however, there is ample parking 

on Main Street.  Ms. York stated that there are several parking lots to the south of the 

building, as well as to the west, that can accommodate any customers that want to park and 

walk and maybe visit the Black Sheep Cigar Lounge, as well as other businesses on 

Main Street. Ms. York stated that the Applicant is present to speak on the matter. Staff 

recommended approval of the Replat as submitted.   
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April 23, 2024 

Planning and Zoning Commission Meeting Minutes 

Page 3 of 4 
 
 

Chair Shearer asked if there was anyone present who wished to speak on this agenda item.  

Applicants Nick and Ashlyn Fajerson came forward and provided the following 

information: 

Name:   Nick and Ashlyn Fajerson, Applicants 

            

Address: 202 W. Main Street 

  Denison, TX 75020 

 

Ms. Fajerson stated that they have been watching the additions coming into Denison’s 

Main Street and one of their favorite places is 34 Chophouse.  They are hoping to be able 

to complement 34 Chophouse with their new business. She stated that their good friend 

and mentor – owner of the Ash and Barrel cigar lounge in Sherman – will be their cigar 

distributor.  She stated that they will not be allowing cigarettes in the bar – only pipe 

tobacco. Ms. Fajerson stated that they will allow people to bring in their own pipes, as far 

as the tobacco goes, but no vapes or cigarettes. 

 

On motion by Commissioner Anderson, seconded by Commissioner Harwell, the Planning 

and Zoning Commission unanimously recommended approval of a request for a 

Conditional Use Permit for property commonly known as 202 W. Main Street, GCAD 

Property ID No. 143148 for the operation of a bar for Black Sheep Cigar Lounge. 

 

B. Receive a report, hold a discussion, conduct a public hearing, and take action on Vexus 

Fiber Addition, an addition to the City of Denison, being a Replat of Lots 2-5 and part of 

Lots 1, 6, 7, 8, 11, 12, 13, 14, and 15, Block 34 of the Fairmount Addition. 

(Case No. 2024-032RP).  

 

Commission Action 

Dianne York, Planner, presented this agenda item. Ms. York provided an aerial view of the 

property.  Ms. York stated that South Eisenhower Parkway is located to the east of the 

property and Eisenhower Business Center is located to the north.   Ms. York stated that the 

subject property is zoned SF-5, Single Family Residential.  She stated that the proposed 

Replat is to create one (1) legal lot of record.  Ms. York stated that the Applicant is aiming 

to construct a small telecommunication hub on this property and for them to do that, they 

have to create a legal lot of record. She stated that they are not constructing over lot lines. 

Ms. York stated that water and sewer are available, however, this is an unmanned facility 

and no utilities are required. Ms. York stated that the Applicant has submitted a site plan, 

as well, for the small building on the property. There are some significant landscape 

standards that are listed within Chapter 26 of the Code, which is the utilities chapter, and 

the Applicants are working through that in order to make sure that they are compliant with 

not only the zoning code, but the utilities chapter code as well.  Ms. York stated that staff 

recommended approval of the Replat as submitted.  Ms. York stated that the Applicant is 

not present to speak on the matter.  

Chair Shearer asked if there was anyone present who wished to speak on this agenda item, 
to which there was none. With that, Chair Shearer closed the public hearing.  
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Planning and Zoning Commission Meeting Minutes 
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On motion by Commissioner Harwell, seconded by Commissioner Pickens, the Planning 

and Zoning Commission unanimously recommended approving a Replat of Lots 2-5 and 

part of Lots 1, 6, 7, 8, 11, 12, 13, 14, and 15, Block 34 of the Fairmount Addition, of the 

Vexus Fiber Addition, an addition to the City of Denison  

 

5. STAFF UPDATES 

 

Mary Tate, Director of Development, informed the Commission that ordinance 

amendments would be commencing in June. 

 

6. ADJOURNMENT  

 
There being no further business to come before the Commission, the meeting was 
adjourned at 10:18 a.m. 

 
 
 
               
        CHARLIE SHEARER, Chairman 
 
ATTEST: 
 
 
 
       
Karen L. Avery, Deputy City Clerk 
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Planning and Zoning 

Commission Meeting  

Staff Report  
  

 

Agenda Item 

Receive a report, hold a discussion, and take action on a Site Plan for Lot 2, Block 2, of the Gateway 

Addition, Phase 6 for the construction of Everest Denison, a rehabilitation hospital. (Case No. 2024-

038SP). 

Staff Contact 

Dianne York, Planner 

dyork@denisontx.gov  

903-465-2720 

Summary 

 The applicant is requesting approval of the proposed Site Plan to allow for the construction of a 

forty (40) bed rehabilitation hospital. 

 Property is zoned Planned Development.  

Staff Recommendation 

Staff recommends approval of the Site Plan as submitted.  

Recommended Motion 

“I move to approve the Site Plan for Lot 2, Block 2 of the Gateway Addition, Phase 6 for the 

construction of Everest Denison, a rehabilitation hospital.”  

Background Information and Analysis 

The applicant is requesting approval of the proposed Site Plan for Lot 1, Block 2, of the Gateway 

Addition, Phase 6 to allow for the construction of Everest Denison, a rehabilitation hospital. The 

property is zoned Planned Development (PD) per Ordinance No. 4786. Upon approval of the proposed 

Site Plan, the applicant will submit Civil Engineering Plans to be reviewed and approved by Engineering 

Staff.  

Building Location and Footprints – The building proposed consists of 19,364 square feet and will be 

two stories in height.  

Façade Plans – The façade plans are provided with this submittal. The structure will consist of painted 

concrete and louvered metal awnings constructed over the windows.  The use of the proposed masonry 

materials is compliant with standards set forth in the Planned Development.  

Landscape/Screening – The proposed landscaping meets the minimum requirements listed within 

Section 28.51. of the zoning ordinance.  

Parking – The proposed Site Plan provides a total of 53 parking spaces, which is compliant with the 

Planned Development standards and Section 28.50.6. of the zoning code.  

The Site Plan standards of approval, as listed in 28.13.16. are as follows: 
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1. Conformance with the zoning ordinance and other applicable regulations and previously approved, 

valid plans for the property.  

This property is zoned Planned Development. The proposed Site Plan meets regulations and standards 

detailed in the Planned Development and Chapter 28 of the City of Denison Code of Ordinances.  

2. The design and location of off-street parking and loading facilities to ensure that all such spaces are 

usable and are safely and conveniently arranged. 

Off-street parking requirements are adequately met and detailed on the proposed Site Plan.  

3. The width, grade and location of street designed to accommodate prospective traffic and to provide 

access for firefighting and emergency equipment to buildings. 

The proposed layout of parking and driveways will not impede the circulation of traffic.  

4. The use of landscaping and screening to provide adequate buffers to shield lights, noise, movement or 

activities from adjacent properties when necessary, and to complement the design and location of 

buildings and be integrated into the overall site design. 

The proposed landscaping is compliant with the Planned Development Ordinance and City Ordinance 

and is compatible with the design and location of the building.  

5. The location, size, and configuration of open space areas to ensure they are suitable for intended 

recreation and conservation uses. 

There are no open space requirements for this land use per the Planned Development.  

6. The adequacy of streets, water, drainage, sewerage facilities, garbage disposal and other utilities 

necessary for essential services to residents and occupants. 

Streets, water, drainage, sewerage facilities and other utility/infrastructure needs can be met at the 

proposed site.  

7. Consistency with the Comprehensive Plan. 

This project is compliant with the Comprehensive Plan.  

Financial Considerations 

N/A 

Prior Board or Council Action 

N/A 

 

 

Alternatives 

The Planning and Zoning Commission may deny or approve with conditions.  
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Aerial of Subject Property 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

- 9 -



Zoning of Subject Property 
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April 15, 2024 

City of Denison 
Planning Department 
P.O. Box 347 
Denison, Texas 75020 

Attn:  Ms. Dianne York 

Re:  Site Plan 
 Everest Denison 

Dear Ms. York: 

Attached please find the Site Plan request for the Everest Denison project located north-
west of Grayson Drive and Woodlands Trail.  The proposed project is a single building, 
40 bed, rehabilitation hospital.  The existing zoning for the subject property is PD 
Ordinance No. 4786.  It is the intent of the owner and all consultants to construct a 
quality project within the standards set by the City of Denison. Project details are listed in 
detail below: 

• North-West of Grayson Drive and Woodlands Trail
• Lot 2, Block 2, Gateway Addition, Phase 6
• 1.943 Acres
• 40 Bed Rehabilitation Hospital

Thank you in advance for your consideration of the Site Plan request.  Please contact 
me if you have any questions or concerns. 

Sincerely, 
CROSS ENGINEERING CONSULTANTS, INC. 

Casey McBroom, P.E. 
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4" CONCRETE COLLAR

DIRT GRADE @ BUILDING

MAINTAIN POSITIVE
DRAINAGE AWAY

FROM BUILDING

DIRT GRADE

GRADE BEAM

FINISH FLOOR ELEV.

MIN. 1% FALL MIN. 1% FALL

INCORRECT

4 GRAVEL/ROCK BED AT BUILDING FOUNDATION

N.T.S. N.T.S. N.T.S.

CONCRETE STEPS DETAIL

EXPANSION JOINT

CONCRETE SIDEWALK

SCALE: 1"=1'-0"

REF. GRADING PLANS PROVIDED.
AWAY FROM ALL SITE FEATURES.
PROVIDE POSITIVE DRAINAGE

OWNER STRUCTURAL ENGINEER.
REINFORCEMENT DESIGN BY

AND SPECIFICATION.
STRUCTURAL ENGINEER DESIGN
CONCRETE FOOTING BY OWNER

STRUCTURAL ENGINEER.
AND SPECIFICATION BY OWNER
COMPACTED SUBGRADE DESIGN

CONCRETE SIDEWALK

EXPANSION JOINT

STRUCTURAL ENGINEER.
SPECIFICATIONS BY OWNER
DOWNHILL SIDE. DESIGN AND
SLOPE TREADS @ 1% MAX. IN THE
CONCRETE STEPS. MEDIUM BRUSH FINISH.

7

AT ALL RISERS
PROVIDE HANDRAIL

TYPICAL CONTROL JOINT, 5'-0" O.C.
TYPICAL (SAWCUT) AS APPROVED
BY THE OWNER STRUCTURAL ENG.

CONTROL JOINT DETAIL - SIDEWALK & POOL DECK3

1/8" WIDE x 1-1/4" DEPTH
SAWCUT CONTROL JOINT.

SCALE: 3"=1'-0"

AND SPECIFICATION.
STRUCTURAL ENGINEER DESIGN
COMPACTED SUBGRADE BY OWNER

#3 BARS @ 12" OC EACH WAY TYP.

TO BE APPROVED BY THE OWNER
STRUCTURAL ENGINEER.

STRUCTURAL ENGINEER.

MIN. MEDIUM BRUSH FINISH.
AS APPROVED BY THE OWNER

SAND BASE - 3" MINIMUM

3000 PSI MIN. CONCRETE w/

SCALE: 3"=1'-0" SCALE: 3"=1'-0"

STRUCTURAL ENGINEERING REQUIREMENTS
AND DESIGN FOR ALL DETAILS, SHALL BE
PROVIDED BY OWNER'S STRUCTURAL
ENGINEER OR PROVIDED BY PARTICULAR
TRADES' STRUCTURAL ENGINEER, WITH
SEALED STRUCTURAL ENGINEERING
DRAWINGS SUBMITTED FOR REVIEW.

AND SPECIFICATION.
STRUCTURAL ENGINEER DESIGN
COMPACTED SUBGRADE BY OWNER

SAND BASE - 3" MINIMUM
1/2" SMOOTH DOWEL w/ PVC SLEEVE
@ 24" O.C. TYPICAL, APPROVED BY OWNER

1/2" DEPTH SEALANT FLUSH WITH PAVEMENT

1" W. REDWOOD EXP. JNT. (FULL DEPTH) TO
BE APPROVED BY OWNER STRUCTURAL ENG.

20'-0" TYP. O.C. SPACING ALL WALKS

STRUCTURAL ENGINEER.

2'-0"

1'-0" 1'-0"

6"

6"
6"

1'
-4

"

2'
-4

"

3"
4"

3"
4"

4"

1'-0" 1'-0"

1" MIN.

4"

8"

OR 6"x6" 10ga. WELDED WIRE MESH.
#3 BARS @ 12" OC EACH WAY TYP.

TO BE APPROVED BY THE OWNER
STRUCTURAL ENGINEER.

OR 6"x6" 10ga. WELDED WIRE MESH.

PLANTER AREA DRAIN DETAIL8 N.T.S.

ATRUIM (PLANTER) DRAINS

NDS DRAINS
P.O. BOX 339
851 N. HARVARD AVE. 
LINDSAY, CA 93247
PH 800-726-1994
FAX 800-726-1998
WWW.NDSPRO.COM

0.5% MINIMUM FLOW SLOPE ON ALL

COMPACTED SUBGRADE PER
OWNERS STRUCTURAL ENGINEER
DESIGN AND SPECIFICATION.

DRAINLINES FROM POOL, LAWN,

3" GRAVEL BED @ CONNECTION BASE

REF. PLANS PER PIPING SIZE AND
FLOW DIRECTIONS.

AND PLAY AREAS.

12" CATCH BASIN BY NDS. PART #1200
USE REQUIRED UNIVERSAL OUTLETS FOR
EACH OPENING AND CAPPED ENDS.
COLOR: BLACK.  12" ATRIUM GRATE BY NDS.
PART# 1280. COLOR: GREEN. 

REF. SHEET GRADING PLANS FOR ADDTL.
INFORMATION AND DETAILS.

RIVER ROCK (1-1/2" - 3" DIA.)

DOWNSPOUT W/ SPLASH BLOCK9 N.T.S.

DOWNSPOUT

SPLASH BLOCK

PLACED OVER
FILTER FABRIC

1'
-6

"
1" - 2" DIA. GRAVEL
3" THICK DEPTH.

GRADE (SEE PLAN)

DOWNSPOUT

2X6X12 CONCRETE
SPLASH BLOCK

1" - 2" DIA. GRAVEL 

BUILDING

3" THICK DEPTH

1'-4"

MIN. 1% FALL4"
5"

4'-6"
FINISH FLOOR ELEV.

STEEL EDGING

MIRAFI FILTER FABRIC

GRAVEL/ROCK

5" 2"
-3

"

STEEL EDGING

NOTE:
ALL HANDRAIL METAL TO BE PAINTED
SW 7757 'HIGH REFLECTIVE WHITE'

GRADE (SEE PLAN)

DOWNSPOUT

2X6X12 CONCRETE
SPLASH BLOCK

BUILDING
DOWNSPOUT EXTENSION
PAST ROCK BED

EXTEND DOWNSPOUTS PAST
ROCK BEDS IN ALL LOCATIONS

- 15 -



CONSTRUCTION
DETAILS

CLIENT:

REVISIONS:

ISSUES:

DENISON, TEXAS

JOB NUMBER:  DBA-2403

04-15-24 CITY SUBMITTAL1

MEEKS DESIGN GROUP, INC.
1755 N. COLLINS BLVD., SUITE 300
RICHARDSON, TX 75080
PH (972) 690-7474
F   (972) 690-7878

Everest Realty Five, LLC
Marc Sparks, managing partner
5100 Beltline Rd., Suite 310
Dallas, Texas 75254

ISSUE FOR
PERMIT

EVEREST REHABILITATION
HOSPITAL

EV
ER

ES
T 

R
EH

AB
IL

IT
AT

IO
N

H
O

SP
IT

AL
D

EN
IS

O
N

, T
EX

AS

04-15-24

A
R

B

X
OF

A
ET ET

HITE
R

CT

E RA C

STI
EGR

ODN

L CANDSD
REE

OOBN

AP

E
H

SA

S
T 2485

H.

05-07-24 CITY COMMENTS1

L1.04

NTS
BOLLARD6

WWW.DUMOR.COM
800) 598-4018
DuMor

  MODEL: 400-36
BOLLARD:

COLOR: BLACK

QUANTITY: (10) 

Surface mount per

specifications
manufacturer's

S-1 IMBED

ROUND POST

GRADE

8'-0" OC MAX. 8'-0" OC MAX.

6" O
.C

.

ROUND RAIL

8'-0" OC MAX.

ROUND TOP RAIL

4'-0" HT. METAL FENCE
SCALE: 1"=1'-0"2

BEFORE PRIMER AND PAINT
SAND SMOOTH ALL WELD JOINTS

APPROVED BY OWNER

STRUCTURAL ENGINEER
APPROVED BY OWNER
CONCRETE FOOTING AS

COMPACTED SUBGRADE PER

STRUCTURAL SPECIFICATIONS

FROM ALL SITE FEATURES.
POSITIVE DRAINAGE AWAY
SLOPE TO DRAIN. PROVIDE

2" ROUND TOP RAIL

2" ROUND POST

1" ROUND RAIL

2'
-6

" M
IN

.
12" MIN.

3"
 M

IN
.

4'
-0

"

APPLICATION.

SECTION

4'-0" HT. METAL GATE
SCALE: 1"=1'-0"3

2" ROUND POST

HINGES

2" ROUND TOP RAIL

2" ROUND FRAME

1" ROUND RAIL

NOTE:
ALL METAL TO BE PAINTED
SW 7757 'HIGH REFLECTIVE WHITE'

51 2"
6"

6"
6"

6"
6"

6"
41 2"

PAVERS WITH CONCRETE BORDER
SCALE: 1"=1'-0"1

COMPACTED SOIL SUBGRADE

CONCRETE BORDER

AGGREGATE SUB-BASE AS REQ'D

WIRE WELDED FABRIC OR STEEL RE-BAR
4" (150 MM) MIN. THICKNESS
CONCRETE BASE MIN. 3500 Psi (24 MPa)

2 3/8" (60 MM) MIN THICKNESS

1" TO 1-1/2" (25-40 MM) BEDDING SAND

CONCRETE PAVERS 

FLAG POLE SPEC
NTS4

PH# - (972) 607-0958

FLAG SYSTEMS
2300 VALLEY VIEW LANE #109
DALLAS, TEXAS 75234

CONTINENTAL 30x6x188 WTPC

WWW.THEDALLASFLAGSTORE.COM

30' EXPOSED HEIGHT
WHITE POWDERCOAT FINISH
33' OVERALL LENGTH

30' HT. FLAGPOLE SPEC 

6" BASE DIAMETER
.188" WALL THICKNESS
197 MPH UN-FLAGGED WIND-SPEED
129 MPH FLAGGED WIND-SPEED

EXTERNAL ROPE HALYARD SYSTEM

STANDARD FITTINGS:
GOLD SPUN ALUMINUM BALL, CAST ALUMINUM SINGLE SHEAVE
REVOLVING TRUCK ASSEMBLY, BRAIDED NYLON HALYARD, BRASS FLAG
SNAPS, CAST ALUMINUM CLEAT, SPUN ALUMINUM COLLAR (DECORATIVE
BASE PLATE), AND CORRUGATED GROUND SLEEVE ASSEMBLY.

NOTE:
FLAG POLE FINAL PLACEMENT LOCATION WILL BE DETERMINED
AT A LATER DATE PER OWNER DIRECTION.

AMERICAN FLAG NYLON 8' X 12'
US 8' X 12' NYLON

BOTTOM RAIL
OR 4" CURB

EXTEND POST INTO 24"
DEPTH CONCRETE FOOTING

ROUND RAIL
1 1/2" DIAM.

12"

12"

4"

34
" -

 3
8"

27
"

EXTEND RAIL 12" BEYOND
END OF RAMP- BOTH ENDS

RAMP HANDRAIL DETAIL
NTS5

LATCH, TO BE INSTALLED ON
INSIDE OF GATE AT COURTYARD
AND DINING GATES (INCLUDE ABILITY
TO PADLOCK)
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L1.05

FO
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O
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 D
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S 
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D
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TH
S.

R
EF

. O
W

N
ER

 S
TR

U
C

TU
R
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 E

N
G
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R
R
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. G

R
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G
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N
S 

FO
R
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L 
H

TS
.

H
EI

G
H

T 
AN

D
 D

EP
TH

 O
F 

W
AL

L 
VA

R
IE

S.

OR APPROVED OWNER EQUAL.

BY THE OWNER. mORTAR SELECTION
GRANBURY OR SIMILIAR AS APPROVED
SELECTION TO BE RATTLESNAKE
STONE RETAINING WALL. STONE

BACKSIDE OF WALL TO BE ROUGH FINISH

AND SPECIFICATION.
OWNER STRUCTURAL ENGINEER DESIGN
STONE RETAINING WALL FOOTING BY

STRUCTURAL ENGINEER DESIGN AND
COMPACTED SUBGRADE BY OWNER

AWAY FROM ALL SITE FEATURES.
PROVIDE POSITIVE DRAINAGE

2" PVC WEEP HOLES, 5' OC TYP..

A FILTER FABRIC SOCK.
4" PERF. PVC PIPE CONTINUOUS WITHIN

ENCLOSED WITHIN FILTER FABRIC.
12"X12" CONTINUOUS GRAVEL POCKET

STONE RANDOM ASHLAR PATTERN

REF. OWNER STRUCTURAL ENGINEER
WIDTH VARIES TO HEIGHT OF WALL

VA
R

IE
S

SPECIFICATION.

1"
VA

R
IE

S
BY THE OWNER.

FULL STONE CAP

1'-0"

SCALE:  1"=1'-0"
GUARDRAIL/FENCE IN STONE WALL DETAIL1

2'
-0

"
VA

R
IE

S

VA
R

IE
S

CENTER POST IN
TOP OF WALL

FENCE/GUARDRAIL
REF. DETAIL 1/L1.10

1
4" SQUARE STEEL
PLATE 4"X4" MIN.

WELDED JOINTS

3" SQUARE POST

#3 STEEL DOWEL PINS

STONE RETAINING WALL
PER OWNER STRUCTURAL
AND CIVIL ENGINEER
DESIGNS AND SPECS.

WALL DEPTHS AND WIDTHS,
FOOTING AND PIERS BY OWNER
STRUCTURAL ENGINEER

COMPACTED SUBGRADE BY
OWNER STRUCTURAL
ENGINEER SPECIFICATIONS

FINISH GRADE/CONCRETE WALK
 BEHIND WALL

SCALE:  1"=1'-0"
STONE RETAINING WALL SECTION2

48" HT. METAL GUARDRAIL

8'-0" OC MAX. 8'-0" OC MAX.

TUBULAR RAIL

TOP OF RET. WALL

TUBULAR POST

SCALE:  1"=1'-0"

8'-0" OC MAX.

TUBULAR RAIL

4" OC MAX.

TUBULAR PICKET

BEFORE PRIMER AND PAINT
SAND SMOOTH ALL WELD JOINTS

APPROVED BY OWNER

STRUCTURAL ENGINEER
APPROVED BY OWNER

2" SQ. TUBULAR RAILS

CONCRETE FOOTING AS

COMPACTED SUBGRADE PER

STRUCTURAL SPECIFICATIONS

FROM ALL SITE FEATURES.
POSITIVE DRAINAGE AWAY
SLOPE TO DRAIN. PROVIDE

2" SQ. TUBULAR RAILS

3" SQ. TUBULAR POST

3/4" SQ. TUBULAR PICKETS

2'
-6

" M
IN

.

11" MIN.3"
 M

IN
.

48
"

APPLICATION.

1"

3

ELEVATION

SECTION
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L2.01

PLANTING
PLANN

20 400

GRAPHIC SCALE IN FEET
PLANTING PLAN

SCALE:  1" = 20'-0"

KEY PLAN

OHE
PP

E T FHWV

LOT 2, BLOCK 2
GATEWAY ADDITION, PHASE 6

(AMENDING PLAT)
DOC. NO. 2018-81

P.R.G.C.T.
1.94 AC.PP

OHE

OHE

OHE

OHE

O
HE

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

F.M. HIGHWAY

21

REF. L2.02 FOR
COURTYARD

RO-1

LO-1

LO-1

LO-1

LO-1

LO-1

LO-1

LO-1

LO-1

LO-1

CE-1

CE-1

CE-1

RO-1

RO-1

LANDSCAPE ARCHITECT
MEEKS DESIGN GROUP

1755 N. COLLINS BLVD., SUITE 300
RICHARDSON, TEXAS 75080

(972) 690-7474
BRANDON BOOHER

BBOOHER@MDGLAND.COM

NO EXISTING
TREES  ON

PROJECT SITE

RO-1

RO-1

CE-1
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L2.02

COURTYARD
PLANTING PLANN

10 200

GRAPHIC SCALE IN FEET
COURTYARD PLANTING PLAN

SCALE:  1" = 10'-0"

KEY PLAN

21
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TREE BALL

4'
-0

" M
IN

.

(ABOVE FIRST 
RUBBER HOSE

12 GAGE GALV. WIRE

MAIN BRANCH)

4" SAUCER

4" MULCH LAYER
12" MIN.

1'
-6

" M
IN

.

4" PVC W/ CAP

6' "T" STEEL POLE

FILTER FABRIC

UP TO 3" CALIPER, 30 GALLON AND SMALLER

6" DEPTH GRAVEL \"-}"

REMARKS

SHADE TREES

GROUNDCOVERS

LARGE SHRUBS

BOTANICAL NAME
PLANT LEGEND
SYM COMMON NAME QUAN SIZE

Ilex x 'Nellie R. Stevens' Nellie R. Stevens HollyNR 7 Gal.17 48" min. ht, 24" min. spread,
Full to ground.

Quercus fusiformusLO Escarpment Live Oak 9

Quercus shumardiiRO Shumard Red Oak 5

Ulmus crassifoliaCE Cedar Elm 4 3" Cal. Min. 12' Ht. Minimum

3" Cal. Min. 12' Ht. Minimum

3" Cal. Min. 12' Ht. Minimum

Cynodon spp.SS Common Bermuda Solid sod (Rolled)29,585+ S.F.

TOTAL SITE AREA

84,623.72 S.F. (1.94 ACRES)

ALL REQUIRED LANDSCAPE AREAS SHALL BE PROVIDED WITH AN 
AUTOMATIC UNDERGROUND IRRIGATION SYSTEM WITH RAIN AND 

NOTE:

LANDSCAPE PLAN NOTES:
1.  All turf areas are to be hydromulched with common bermuda grass or solid sod.
     Hydromulch may not be applied during Stage 3 drought conditions.
2.  Annual color plantings are to be determined at the time of planting.
3.  All lawn and landscape areas are to be seperated by Ryerson Steel Edging or
     a trench edge.
4.  All trees and planting beds are to be laid out in the field by the landscape
     contractor for review by the owner's representative prior to excavation or
     preparation of planting areas. Contractor assumes full responsibility for failure
     to obtain owner's review of the layout including modifications required.
5.  Landscape contractor is responsible for location all underground utilities and
     structures wether or not shown on the plans. And shall be responsible for
     damage to said utilities or structures caused by his forces.
     Ref. Civil plans for proposed utility line locations.
6.  Planting area preparation to include minimum 1.5" to 3" approved organic matter
     (Back to earth or living earth) tilled into the top 8" of planting area soil
     unless otherwise specified. Remove all rocks, clods and debris. Leave planting
     areas smooth and assure positive drainage away from building as shown.

REQUIRED: 1 TREE PER 15 PARKING SPACES & A LANDSCAPE AREA WITH 

PARKING LOT TREES (53 PARKING SPACES)

PROVIDED: 9 (3" CAL) TREES

(53 PARKING SPACES / 15 = 3.53 TREES)

FREEZE SENSORS AND EVAPOTRANSPIRATION (ET) WEATHER BASED
CONTROLLERS AND SAID IRRIGATION SYSTEM SHALL BE DESIGNED
BY A QUALIFIED PROFESSIONAL AND INSTALLED BY A LICENSED IRRIGATOR.

REQUIRED:  10 FOOT LANDSCAPE STRIP

STREET YARD LANDSCAPING

PROVIDED:  10+ FOOT LANDSCAPE STRIP

NONETHELESS, SOME PLANTS DIE, IT IS THE OBLIGATION OF THE PROPERTY
RETURN THEM TO THEIR PRIOR LOCATIONS AFTER THE UTILITY WORK. IF
MAKE EVERY REASONABLE EFFORT TO PRESERVE THE PLANTS AND
IF A PUBLIC UTILITY DISTURBS PLANTS WITHIN AN EASEMENT, IT SHALL
UTILITY EASEMENT IS THE RESPONSIBILITY OF THE PROPERTY OWNER.
INSTALLATION AND MAINTENANCE OF REQUIRED LANDSCAPING IN A
OF THE PROPERTY OWNER OR HIS AGENTS OR EMPLOYEES IN THE
ANY DAMAGE TO UTILITY LINES RESULTING FROM THE NEGLIGENCE

OWNER SHALL BE IN VIOLATION OF THIS ORDINANCE.
AFTER APPROPRIATE NOTIFICATION AND/OR EXTENSION, THE PROPERTY
TO WEATHER CONSIDERATIONS. IF THE PLANTS HAVE NOT BEEN REPLACED
MAY EXTEND THE TIME PERIOD UP TO AN ADDITIONAL (90) DAYS DUE
NINETY DAYS AFTER NOTIFICATION FROM THE CITY. THE BUILDING OFFICIAL
COMPATIBLE WITH THE APPROVED LANDSCAPE PLAN WITHIN (90)
DIES MUST BE REPLACED WITH ANOTHER LIVING PLANT THAT IS
OTHER MAINTENANCE OF ALL PLANTINGS AS NEEDED. ANY PLANT THAT
WEEDING, MOWING OF GRASS, IRRIGATING, FERTILIZING, PRUNING, AND
AT ALL TIMES. THE PROPERTY OWNER IS RESPONSIBLE FOR REGULAR
REQUIRED PLANTS MUST BE MAINTAINED IN A HEALTHY CONDITION

OWNER TO REPLACE THEM.

GENERAL MAINTENANCE:

PLANTING NOTES

3" TREES FOR EVERY 40 L.F. OF STREET FRONTAGE

ALL PLANT MATERIAL SHALL BE COVERED UNDER A ONE YEAR WARRANTY.
NOTE:

WARRANTY PERIOD BEGINS ON DATE OF FINAL ACCEPTANCE.

LANDSCAPE ARCHITECT
BRANDON BOOHER

(972) 690-7474

(9) 3" TREES PROVIDED ALONG STREET FRONTAGE

FM 691: 359 L.F. / 40 L.F. = 8.98 TREES  

8 S.F. OF INTERIOR LANDSCAPE AREA FOR EVERY PARKING SPACE
(53 PARKING SPACES X 8 S.F. = 424 S.F. OF LANDSCAPE AREA)

424+ S.F. OF LANDSCAPE AREA
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Irrigation in Texas is regulated by the Texas Commission of Environmental 
Quality  (TCEQ),  MC-178,  P.O. Box 13087,  Austin,  Texas, 78711-3087.  
TCEQ website is: www.tceq.state.tx.us
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IRRIGATION
PLANN
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GRAPHIC SCALE IN FEET
IRRIGATION PLAN

SCALE:  1" = 20'-0"

KEY PLAN

LOT 2, BLOCK 2
GATEWAY ADDITION, PHASE 6

(AMENDING PLAT)
DOC. NO. 2018-81

P.R.G.C.T.
1.94 AC.
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PCH-2400PL WALLMOUNT CONTROLLER W/

(VERIFY EXACT LOCATION)
(POWER BY GENERAL CONTRACTOR)
MINI-CLIK RAIN & /FREEZE SENSOR BY LIC

4" SLEEVE
(2) 4" SLEEVES

1
LANDSCAPE ARCHITECT
MEEKS DESIGN GROUP

1755 N. COLLINS BLVD., SUITE 300
RICHARDSON, TEXAS 75080

(972) 690-7474
BRANDON BOOHER

BBOOHER@MDGLAND.COM

REFER TO SPEC.

REFER TO SPEC.

HUNTER

MANUFACTURER

QUICK COUPLING

LATERAL PIPING

MAINLINE PIPING

VALVE

CONTROLLER

HUNTER

IRRIGATION LEGEND:
SYMBOL

                   LAWN SPRAY HEAD

DESCRIPTION

HUNTER (30 PSI)

HQ-DNP WITH LASCO BALL VALVE WITH

3/4" & LARGER - CLASS 200 PVC

PHC-1200 WALLMOUNT WITH MINI-CLIK

CLASS 200 PVC

PROS-04-CV WITH MPR PLASTIC NOZZLE

MODEL NO.

WIRELESS RAIN AND FREEZE SENSOR

1/2" - CLASS 315 PVC

ON HUNTER SJ SWING JOINT

BUBBLER HEAD HUNTER (30 PSI) PCB-50 PLASTIC BUBBLER NOZZLE ON 
HUNTER SJ SWING JOINT

BUBBLER HEAD HUNTER (30 PSI) PCB-10 PLASTIC BUBBLER NOZZLE ON 
HUNTER SJ SWING JOINT

REMOTE CONTROL HUNTER ICV WITH ACCU-SYNC PRESSURE
VALVE

REMOTE CONTROL HUNTER ICZ-100 CONTROL ZONE KIT
DRIP VALVE

PURPLE LID 

REGULATOR, REFER TO PLANS FOR SIZE

PIPING
DRIP HEADER REFER TO SPEC. CLASS 200 PVC UNLESS OTHERWISE NOTED 

ROTARY HEAD
PART-CIRCLE

HUNTER (40 PSI) PGP-CV ULTRA W/ #10 NOZZLE ON HUNTER 

ROTARY HEAD
PART-CIRCLE

HUNTER (40 PSI) PGP-CV ULTRA W/ #7 NOZZLE ON HUNTER

FEBCODCVA BACKFLOW

GPM (APPROX.)

STATION NUMBER

PREVENTER 

VALVE SIZE

850, REFER TO PLAN FOR SIZE

HUNTERMASTER VALVE ICV, REFER TO PLAN FOR SIZEM

REFER TO SPEC.WATER METER PER LOCAL BUILDING CODEW

DRIPLINE TUBING
PLANTING BED HUNTER

WYE STRAINER 650, REFER TO PLAN FOR SIZEY FEBCO

ISOLATION VALVE NIBCO T-29, REFER TO PLAN FOR SIZEI

FITTINGS, 12 GA. GALVANIZED STAKES AND
PLD-CV-06-18 AT 18" O.C. WITH PLD INSERT 

DRIP INDICATOR HEAD

HSJ SWING JOINT ASSEMBLY

HSJ SWING JOINT ASSEMBLY

                   LAWN SPRAY END HUNTER (30 PSI) PROS-04-CV WITH 15EST PLASTIC NOZZLE
ON HUNTER SJ SWING JOINT

                   LAWN SPRAY CENTER HUNTER (30 PSI) PROS-04-CV WITH 15CST PLASTIC NOZZLE
ON HUNTER SJ SWING JOINT

STRIP HEAD

STRIP HEAD
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L3.02

IRRIGATION NOTES
& DETAILS

CLIENT:

REVISIONS:

ISSUES:

DENISON, TEXAS

JOB NUMBER:  DBA-2403

04-15-24 CITY SUBMITTAL1

MEEKS DESIGN GROUP, INC.
1755 N. COLLINS BLVD., SUITE 300
RICHARDSON, TX 75080
PH (972) 690-7474
F   (972) 690-7878

Everest Realty Five, LLC
Marc Sparks, managing partner
5100 Beltline Rd., Suite 310
Dallas, Texas 75254

ISSUE FOR
PERMIT

EVEREST REHABILITATION
HOSPITAL

EV
ER

ES
T 

R
EH

AB
IL

IT
AT

IO
N

H
O

SP
IT

AL
D

EN
IS

O
N

, T
EX

AS

04-15-24

05-07-24 CITY COMMENTS1

Irrigation in Texas is regulated by the Texas Commission of Environmental 
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TCEQ website is: www.tceq.state.tx.us

WALLMOUNT CONTROLLER

NOTES:
1. REFER TO MANUFACTURER'S MANUAL 

  FOR MOUNTING INSTRUCTIONS
2. INSTALL WIRING (PER LOCAL CODE)
3. INSTALL CONDUIT W/ SWEEP FITTINGS 

  AND PULL WIRE

CONTROLLER

JUNCTION BOX

2" PVC CONDUIT FOR VALVE WIRING

120 VOLT WIRE CONDUIT PER
LOCAL CODE

TYPE "K" COPPER FROM WATER METER,
 45 DEGREE ELL TO REQUIRED DEPTH

 (KEEP TEST COCKS CLEAR
  PER LOCAL CODE)

DOUBLE CHECK ASSEMBLY

VALVE BOX (PER LOCAL CODE) 

DOUBLE-CHECK ASSEMBLY

 SET AT FINISH GRADE

18" OR 24"

WIRING

1. TAPE & BUNDLE WIRING AT 10'-0" INTERVALS

TRENCHING DETAIL

PVC MAINLINE

12"

QUICK COUPLING VALVE

PVC BALL VALVE, SAME SIZE

 WORM GEAR CLAMPS
TWO (2) STAINLESS STEEL

  AS QUICK COUPLING VALVE

1" DIA. X 36" GALVANIZED
 STEEL PIPE SUPPORT

 SWING JOINT ASSY.

MAINLINE, LATERAL, AND WIRING

SPEC.
REF

QUICK COUPLING VALVE W/ BALL VALVE

1" LASCO UNITIZED O-RING

PVC LATERAL LINE, 45 DEGREE ELL 
 TO REQUIRED DEPTH

REMOTE CONTROL VALVE

PVC MAINLINE

WATERPROOF WIRE CONNECTORS
1" DIA. WIRE COIL - 24" LONG

LAWN SPRAY HEAD

HUNTER FLEXSG TUBING

LAWN POP-UP SPRAY HEAD,
SET AT FINISH GRADE

PVC LATERAL PIPE (SIZE NOTED ON PLAN)

 AROUND BODY
TAMP SOIL FIRMLY AROUND BODY

 SET AT FINISH GRADE

HUNTER HSJ SWING JOINT ASSEMBLY,
  SIZED TO MATCH INLET SIZE OF THE HEAD

ROTARY HEAD

INSTALL ROTARY HEAD, 

BRICK WALL

WIRELESS RAIN AND FREEZE SENSOR

FINISH GRADE

FINISH GRADE

FINISH GRADE
FINISH GRADE

10" ROUND HIGHLINE VALVE BOX WITH
 GREEN LID SET AT FINISH GRADE

WALLMOUNT SENSOR

M x F.I.P.S. COUPLING

PVC LATERAL LINE

24" MIN.

PVC MAINLINE

CONTROL ZONE KIT VALVE

DISC FILTER

PRESSURE REGULATING VALVE

REMOTE CONTROL DRIP ZONE KIT 

12" MIN.

FINISH GRADE

AIR RELIEF VALVE KIT

DRIPLINE TUBING

AIR RELIEF VALVE

WYE "Y" STRAINER

WYE "Y" STRAINER

WASHED PEA GRAVEL

WASHED PEA GRAVEL

PVC MAINLINE

WASHED PEA GRAVEL

12"x17" HIGHLINE VALVE BOX WITH PURPLE
 LID, SET AT FINISH GRADE. LID TO READ
 "RECLAIMED WATER, DO NOT DRINK" IN

FINISH GRADE

12"x17" HIGHLINE VALVE BOX WITH 
GREEN LID SET AT FINISH GRADE

FINISH GRADE

FINISH GRADE

MASTER VALVE

FINISH GRADE

WATERPROOF WIRE CONNECTIONS
1" DIA. WIRE COIL - 24" LONG

NOTES:

1. 24 VOLT LEAD AND COMMON VALVE WIRING SHALL BE A MINIMUM OF UF-14 GA. SINGLE CONDUCTOR. REFER TO
MANUFACTURER'S RECOMMENDATIONS FOR PROPER WIRE SIZE.  WIRE SPLICES SHALL BE 3M-DBY PERMANENT AND
WATERPROOF PER THE SPECIFICATIONS.

2. COORDINATE INSTALLATION OF IRRIGATION SYSTEM WITH LANDSCAPE CONTRACTOR TO ENSURE ALL PLANT
MATERIAL WILL BE WATERED IN ACCORDANCE WITH THE INTENT OF THE PLANS AND SPECIFICATIONS.

3.       LATERAL PIPING SHALL HAVE A MINIMUM OF 12" OF COVER.  MAINLINE AND PIPING UNDER PAVING SHALL HAVE A
MINIMUM OF 18" OF COVER.  ALL FITTINGS TO BE SCHEDULE 40 PVC.  USE SOLVENT WELD PVC GLUE AND PURPLE
PRIMER FOR PVC CONNECTIONS.  PIPING AND VALVES IN PAVING SHOWN FOR CLARITY, INSTALL IN ADJACENT
PLANTING BED OR LAWN AREA.  SIZE ALL LATERAL PIPING PER MANUFACTURER'S RECOMMENDATIONS OF NOT
EXCEEDING 5 FPS.  REFERENCE PIPE SIZE CHART.

4.       CONNECT LAWN SPRAY, TREE BUBBLER, AND DRIP INDICATOR HEADS TO LATERAL PIPING WITH HUNTER 1/2" SJ SWING
JOINT.  CONNECT ROTARY HEADS TO LATERAL PIPE WITH HUNTER HSJ SWING JOINT.

5.       INSTALL QUICK COUPLING VALVES IN TWELVE BY SEVENTEEN (12"x17") INCH HIGHLINE VALVE BOX. CONNECT QUICK
COUPLING VALVES TO MAINLINE PIPE WITH HUNTER HSJ SWING JOINT. SUPPLY OWNER WITH ONE (1) COUPLER KEY
WITH SWIVEL HOSE BIBB EACH.  VALVES TO BE INSTALLED SO THAT TOP OF QUICK COUPLER IS 2" BELOW BOTTOM OF
VALVE BOX TOP.  PURPLE LID READS "NON-POTABLE, NOT SAFE FOR DRINKING" IN ENGLISH AND SPANISH.  INSTALL
EVERY 200'-0" ON CENTER ALONG ENTIRE LENGTH OF MAINLINE.

6.       PERFORM ELECTRICAL WORK IN ACCORDANCE WITH LOCAL BUILDING CODE. POWER (120V) SHALL BE LOCATED IN A
JUNCTION BOX AND HARDWIRED WITHIN FIVE (5') FEET OF CONTROLLER LOCATION BY GENERAL CONTRACTOR.

7.       INSTALL REMOTE CONTROL VALVES AND WIRE SPLICES IN TEN (10") INCH ROUND HIGHLINE VALVE BOXES.

8.       INSTALL SLEEVES UNDER ALL HARDSCAPE SURFACES SUCH AS ROADS, DRIVES, WALKS, ETC. WHETHER SHOWN OR
NOT.  SLEEVES SHALL BE CLASS 200 PVC, SIZED AS NOTED ON PLANS AND INSTALLED BY IRRIGATION CONTRACTOR.

9.       ADJUST NOZZLES FOR SITUATIONS THAT REQUIRE LESS THAN 90 DEGREE RADIUS SPRAY.  THIS MAY REQUIRE
ADJUSTABLE NOZZLES.  NO OVERSPRAY ALLOWED ON ANY HARDSCAPE SURFACES.

10.     DESIGN PRESSURE IS 60.5 PSI.  STATIC PRESSURE IS 65 PSI.  TEN DAYS PRIOR TO START OF CONSTRUCTION, VERIFY
STATIC PRESSURE. IF STATIC PRESSURE IS LESS THAN STATED DO NOT START WORK UNTIL NOTIFIED TO PROCEED.

11.     MINIMUM DISTANCE BETWEEN MAIN LINE AND LATERAL LINE FITTINGS (EXCEPT FOR REDUCER BUSHINGS) TO BE
EIGHTEEN (18") INCHES AND MINIMUM HORIZONTAL DISTANCE OF TWENTY-FOUR (24") INCHES BETWEEN ANY VALVES
THAT ARE INSTALLED SIDE BY SIDE.

12.     INSTALL REMOTE CONTROL DRIP ZONE KITS IN TWELVE BY SEVENTEEN (12"x17") INCH HIGHLINE VALVE BOXES.

13.     INSTALL DRIPLINE MINIMUM OF 2" AND A MAXIMUM OF 4" FROM HARDSCAPE SURFACES.  STAKE DRIPLINE AND RECEIVE
APPROVAL FROM OWNER'S REPRESENTATIVE BEFORE INSTALLATION.  DO NOT EXCEED MANUFACTURER'S
RECOMMENDATIONS OF 5'-0" PS IN DRIPLINE.

14.     INSTALL DISTRIBUTION TUBING, STAKES, EMITTERS, TRANSFER FITTINGS, DIFFUSER BUG CAP, CONTROL ZONE KITS,
ETC. NECESSARY FOR PROPER INSTALLATION OF THE BEDS.  ALL PVC HEADER PIPING TO BE CLASS 200 PVC SOLVENT
WELD PIPE.  INSERT ALL HUNTER PLD BARBED FITTINGS PER MANUFACTURER'S RECOMMENDATIONS.  INSTALL ONE
DRIP INDICATOR HEAD FOR EACH DRIP ZONE.  INDICATOR HEAD TO BE A HUNTER ECO INDICATOR HEAD.

15.     AIR/VACUUM RELIEF VALVE TO BE HUNTER PLD-ARV INSTALLED IN A SIX-INCH (6") HIGHLINE VALVE BOX WITH 6" OF
GRAVEL SUMP.  AUTOMATIC FLUSH VALVE TO BE HUNTER AFV INSTALLED IN A SIX-INCH (6") HIGHLINE VALVE BOX WITH
6" OF GRAVEL SUMP.  INCLUDE THE FOLLOWING ALLOWANCES FOR PROVIDING AND INSTALLING AIR RELIEF VALVES
AND FLUSH VALVES FOR THE DRIP SYSTEM.  EXACT QUANTITY AND LOCATION OF THESE DEVICES WILL BE
DETERMINED AT THE TIME OF INSTALLATION.  IN GENERAL, ALL AIR RELIEF VALVES WILL BE INSTALLED AT THE HIGH
POINTS AND FLUSH VALVES WILL BE INSTALLED AT THE LOW POINTS OF EXHAUST HEADER.  ALLOW FOR
APPROXIMATELY ONE (1) AIR RELIEF VALVE AND APPROXIMATELY ONE (1) FLUSH VALVE FOR EACH DRIP ZONE KIT.

16.     HUNTER PLD-CV DRIPLINE AND DISTRIBUTION TUBING TO BE INSTALLED BELOW FINISH GRADE APPROXIMATELY 4" TO
6" PER MANUFACTURER'S RECOMMENDATIONS.  ALL DRIPLINE TO BE INSTALLED MINIMUM OF 1'-4" AND MAXIMUM OF
1'-8" ROW SPACING UNLESS INSTRUCTED OTHERWISE.  VERIFY THE EXACT EMITTER FLOW, EMITTER SPACING, AND
ROW SPACING WITH MANUFACTURER PRIOR TO INSTALLING TO PROVIDE PROPER PRECIPITATION RATE BASED ON
PLANT MATERIAL AND SOIL TYPE.  TUBING TO BE STAKED WITH 12 GA. GALVANIZED TIE DOWNS.  INSTALL STAKES
EVERY 3'-0" ALONG ENTIRE LENGTH OF TUBING AND A MINIMUM OF 24" FROM ANY FITTINGS.

17.     DO NOT INSTALL ANY IRRIGATION EQUIPMENT WITHIN THE TxDOT RIGHT OF WAY.  THIS EQUIPMENT TO INCLUDE BUT
NOT LIMITED TO HEADS, VALVES, PIPES, WIRES, ETC.

18.     PROVIDE ALL LABOR AND MATERIAL NECESSARY TO HAND DIG WITHIN ALL EXISTING TREE ROOT ZONES.
CONTRACTOR MUST STAKE DITCHES AND RECEIVE APPROVAL FROM LANDSCAPE ARCHITECT PRIOR TO ANY
TRENCHING OR DIGGING.

19.     THIS IRRIGATION SYSTEM HAS BEEN DESIGNED IN ACCORDANCE WITH ALL APPLICABLE STATE AND LOCAL LAWS,
ORDINANCES, RULES, REGULATIONS OR ORDERS WHETHER SHOWN OR NOT.  THESE LAWS, ORDINANCES, RULES,
REGULATIONS OR ORDERS SUPERCEDE THE PLANS, DETAILS, AND/OR SPECIFICATIONS FOR THIS PROJECT.
CONTRACTOR IS CAUTIONED THAT THEY ARE TO INCLUDE ANY AND ALL COST NECESSARY TO MEET OR EXCEED THE
LAWS OF THE STATE OF TEXAS OR LOCAL CODES CONCERNING LANDSCAPE IRRIGATION.  A LICENSED IRRIGATOR OR
LICENSED IRRIGATION TECHNICIAN SHALL BE ON-SITE AT ALL TIMES WHILE THE LANDSCAPE IRRIGATION SYSTEM IS
BEING INSTALLED PER CITY OF DENISON REQUIREMENTS.

 ENGLISH AND " NO TOME" IN SPANISH.

EMITTERDRIPLINE

DRIPLINE

EMITTER

SUPPLY/EXHAUST HEADERPVC HEADER

TYPICAL DRIPLINE LAYOUT

ROW SPACING PER
MANUFACTURER

ISOLATION VALVE 

BRASS CROSS HANDLE

S X MPT PVC ADAPTER

GATE VALVE

PVC MAINLINE

FINISH GRADE

PVC LATERAL

WASHED PEA GRAVEL 
(PER LOCAL DEPTH CODE) WASHED PEA GRAVEL 

MAINLINE

18" ROW
SPACING

DRIPLINE EMITTER

4" MIN.

FINISH GRADE

CLASS 200 PVC HEADER

TYPICAL SUBSURFACE DRIPLINE LAYOUT

SIDE VIEW

CONTROL ZONE KIT

DRIPILINE TUBING

LINE FLUSHING VALVE

AIR RELIEF VALVE

CLASS 200

EMITTER
DRIPLINE

PVC HEADER
CLASS 200
PVC HEADER

CLASS 200
PVC HEADER

1" REMOTE CONTROL
DRIP VALVE

CLASS 200 PVC HEADER

WASHED PEA GRAVEL

TYPICAL DRIPLINE LAYOUT TYPICAL DRIPLINE LAYOUT

CLASS 200 PVC
PVC HEADER CLASS 200 PVC

PVC HEADER

EMITTER
DRIPLINE

DRIP INDICATOR HEAD

ROW SPACING PER
MANUFACTURER

ROW SPACING PER
MANUFACTURER

ROW SPACING PER
MANUFACTURER

FLUSH 
VALVE

SUB HEADER

WASHED PEA GRAVEL 
WASHED PEA GRAVEL 

NOT TO SCALE C SHIDC

NOT TO SCALE C SHIDC NOT TO SCALE C SHIDC

NOT TO SCALE C SHIDC C SHIDC

NOT TO SCALE C SHIDCNOT TO SCALE C SHIDC NOT TO SCALE C SHIDC

FINISH GRADE

COMPRESSION TEE

6" WASHED PEA GRAVEL

6" ROUND HIGHLINE VALVE BOX
BLACK LID SET AT FINISH GRADE

DRIPLINE TUBING

EASY FIT FLUSH CAP

PVC PIPE

PCB PLASTIC BUBBLER 

PIPE INSTALLED ABOVE 
NOZZLE ON 1/2" IPS FLEX 

TREE BUBBLER 

FINISH GRADE

FLOW/GPM:

0 - 4.0
4.1 - 9.5
9.6 - 14.5
14.6 - 27.0

1/2"
3/4"
1"
1-1/4"

PIPE SIZE:

55.1 - 70.0
35.1 - 55.0
27.1 - 35.0

2-1/2"

1-1/2" 
2"

NOT TO SCALE C SHIDC

NOT TO SCALE C SHIDCNOT TO SCALE C SHIDC NOT TO SCALE C SHIDC NOT TO SCALE C SHIDC

NOT TO SCALE C SHIDC

NOT TO SCALE C SHIDC

NOT TO SCALE C SHIDC

NOT TO SCALE C SHIDC
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The Planning and Zoning 

Commission Meeting 

Staff Report  
  

 

Agenda Item 

Receive a report, hold a discussion, conduct a public hearing, and make a recommendation on a request 

to initially zone approximately 2.539 acres legally described as GCAD Property ID No. 436967, being 

a part of the M.C. Davis Survey, Abstract No. 336 conveyed to Citrus Equities, LLC, by deed recorded 

in document No. 2021-22302, Official Public Records, Grayson County; being located west of the 

property commonly known as 3621 Pottsboro Road to the Commercial (C) District to allow for the use 

of a warehouse (mini)/self-storage facility. (Case No. 2024-028Z).  

Staff Contact 

Dianne York, Planner 

dyork@denisontx.gov 

903-465-2720 

Summary 

 The applicant is pursuing annexation of the subject property in order to expand operations of Five 

Star Storage, a warehouse (mini)/self-storage facility. 

 The applicant is requesting an initial zoning of Commercial (C) for the subject property.  

 A request to amend an existing Conditional Use Permit (CUP) for the use of warehouse 

(mini)/self-storage facility is listed as a companion item on this agenda.  

 

Staff Recommendation 

Staff recommends approval of this request. 

Recommended Motion 

"I move to recommend approval of initially zoning the subject property to the Commercial (C) Zoning 

District.” 

Background Information and Analysis 

The applicant has submitted a Voluntary Annexation Petition to bring the subject property into the 

Denison City limits. The applicant is pursuing annexation in order to expand operations for their existing 

warehouse (mini)/self-storage facility commonly known as Five Star Storage. In addition to submitting 

a Voluntary Annexation Petition, the applicant has submitted a Zoning Application and an application 

to amend an existing Conditional Use Permit (CUP) for the adjacent property that contains the Five Star 

Storage facility. In order to accommodate the expansion, the applicant is requesting initial zoning of 

Commercial (C).  

The Future Land Use Plan designates this area to be developed in a “Mixed Commercial” manner. 

Initially zoning the subject property to Commercial (C) complies with the Future Land Use Plan.  

According to Ordinance Section 28.10, City staff and the Planning and Zoning Commission shall 

consider the following factors when reviewing rezone requests: 
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1. Whether the uses permitted by the proposed change will be appropriate in the immediate area 

concerned, and their relationship to the general area and to the city as a whole; 

 

The proposed land use is compatible with the area located around the property as well as the 

Comprehensive Plan and Future Land Use Plan. 

 

2. Whether the proposed change is in accord with any existing or proposed plans for providing 

public schools, streets, water supply, sanitary sewers, and other utilities to the area; 

 

N/A 

 

3. The amount of vacant land currently classified for similar development in the vicinity and 

elsewhere in the city, and any special circumstances that may make a substantial part of such 

vacant land unavailable for development;  

 

Approval of initially zoning the subject property to Commercial (C) will not impact the 

availability of similar land for development.   

 

4. The recent rate at which land is being developed in the same zoning classification as the 

request, particularly in the vicinity of the proposed change; 

 

The overall area has been developed in a commercial and retail manner. Additionally, Five 

Star Storage has been in operations with an approved Conditional Use Permit since 2021.    

 

5. How other areas designated for similar development will be, or are likely to be, affected if the 

proposed amendment is approved; 

 

N/A 

 

6. Whether the zoning petition is consistent with the current land use plan; and 

 

The property is depicted on the Future Land Use Plan to be developed in a Mixed Commercial 

Manner. This request complies with the Future Land Use Plan. 

 

7. Any other factors that will substantially affect the public health, safety, morals, or general 

welfare. 

 

Other factors which may substantially affect general welfare have been addressed above.  

 

Financial Considerations 

N/A 

Prior Board or Council Action 
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The City Council approved the existing Conditional Use Permit for Five Star Storage, Ordinance No. 

5150, allowing for the use of warehouse (mini)/self-storage at their meeting held on May 5th, 2021. 

 

Alternatives 

The Planning and Zoning Commission may table, recommend denial or recommend approval with 

conditions. 

 

 

 

 

Aerial of Subject Area 
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Planning and Zoning 

Commission Meeting 

Staff Report  
  

 

Agenda Item 

Receive a report, hold a discussion, conduct a public hearing, and make a recommendation on a request 

to amend a Conditional Use Permit allowing the use of a warehouse (mini)/self-storage facility to include 

a tract of land legally described as being a part of the M.C. Davis Survey, Abstract No. 336 and being 

all of an approximately 2.539-acre tract of land conveyed to Citrus Equites, LLC., by deed recorded in 

document No. 2021-22302, Official Public Records, Grayson County; located west of property 

commonly known as 3621 Pottsboro Road, GCAD Property ID  No. 436967. (Case No. 2024-033CUP)  

 

Staff Contact 

Dianne York, Planner 

dyork@denisontx.gov 

903-465-2720 

Summary 

 The applicant is requesting approval to amend the approved Conditional Use Permit, Ordinance 

No. 5150, for the use of warehouse (mini)/self-storage.  

 The applicant is seeking to expand the operations of Five Star Storage by including an additional 

2.539 acres.  

 Applicant has submitted a Voluntary Annexation Petition and a Zoning Application along with 

this application. The zoning request is a companion item on this agenda.  

Staff Recommendation 

Staff recommends approval of the Conditional Use Permit. 

Recommended Motion 

"I move to recommend approval to amend the Conditional Use Permit for Five Star Storage to allow for 

the addition of 2.539 acres.” 

Background Information and Analysis 

The applicant is seeking to amend the approved Conditional Use Permit (CUP) for Five Star Storage, a 

warehouse (mini)/self-storage facility located at 3621 Pottsboro Road. The existing CUP was approved 

by City Council on May 5th, 2021. The applicant wishes to expand the operations of Five Star Storage 

by including 2.539 acres, currently located outside Denison City limits. The additional acreage will allow 

the applicant to construct storage units to include personal storage, business storage, temperature-

controlled storage as well as RV, boat and car storage.  

In addition to the Conditional Use Permit application, the applicant has submitted a Voluntary 

Annexation Petition and a Zoning Application for the subject property. Upon approval of all three 

requests, the applicant will need to submit a Final Plat and a formal Site Plan to the Planning staff prior 

to construction of the new buildings.  
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Per the Future Land Use Plan, the subject property is designated to be developed in a “Mixed 

Commercial” manner. The use of warehouse (mini)/self-storage complies with this designation.  

City staff has reviewed each Conditional Use Permit Criteria outlined within the City Ordinance, before 

reaching its recommendation for approval.  

Conditional Use Permit Criteria for Approval: 

 

1. The proposed use at the specified location is consistent with the policies embodied in the adopted 

comprehensive plan; 

 

The proposed zoning and land use for this location is compatible with the Comprehensive Plan 

and Future Land Use Plan.  

 

2. The proposed use is consistent with the general purpose and intent of the applicable zoning district 

regulations; 

 

The proposed amendment to the existing Conditional Use Permit is compatible with uses found 

in the Commercial (C) zoning district. Additionally, Five Star Storage has been in operation with 

the approved CUP since 2021. 

 

3. The proposed use is compatible with and preserves the character and integrity of adjacent 

development and neighborhood and includes improvements either on site or within the public 

rights-of-way to mitigate development-related adverse impacts, such as traffic, noise, odors, visual 

nuisances, drainage or other similar adverse effects to adjacent development and neighborhoods; 

 

The proposed use is compatible with the integrity of nearby existing developments.  

 

4. The proposed use does not generate pedestrian and vehicular traffic which will be hazardous or 

conflict with the existing and anticipated traffic in the neighborhood. 

 

N/A 

 

5. The proposed use incorporates roadway adjustments, traffic control devices or mechanisms, and 

access restrictions to control traffic flow or divert traffic as may be needed to reduce or eliminate 

development generated traffic on neighborhood streets; 

 

No additional traffic mitigation or traffic control for the surrounding area is required.  

 

6. The proposed use incorporates features to minimize adverse effects, including visual impacts, of 

the proposed conditional use on adjacent properties; and 

 

N/A 
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7. The proposed use meets the standards for the zoning district, or to the extent variations from such 

standards have been requested, that such variations are necessary to render the use compatible 

with adjoining development and the neighborhood. 

 

No variance is applied or needed.  

 

Financial Considerations 

N/A 

 

Prior Board or Council Action 

The City Council approved the existing Conditional Use Permit for Five Star Storage, Ordinance No. 

5150, allowing for the use of warehouse (mini)/self-storage at their meeting held on May 5th, 2021. 

 

Alternatives 

The Planning and Zoning Commission may recommend approval, approval with conditions, denial, or 

table the request.  

 

 

Aerial of Subject Property 
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3404 INTERURBAN ROAD  •  DENISON, TEXAS 75021  •  903-465-2151  •  FAX 903-465-2152 

FIVE STAR STORAGE 
CUP PROJECT NARRATIVE 

 
 
 
Description of proposed use 

The proposed use for this piece of property will be secured storage units. 
 
Detailed business for the proposed use and plan 

Our Business will provide Personal Storage, Business Storage, Temperature-Controlled 
Storage, Rv, Boat, and Car Storage 
 
Discussion of how the proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan 
 
Hours of operation 

Our Office hours will be Monday- Friday 8:30-5:30, access house being 7am to 9pm. 
 
Is the proposed use compatible with and preserves the character and integrity of adjacent 
development and neighborhood and includes improvements either on site or within the 
public rights-of-way to mitigate development-related adverse impacts, such traffic, noise, 
odors, visual nuisances, drainage or other similar adverse effects to adjacent development 
and neighborhoods? 
 
How does the proposed use impact vehicular traffic and how would any negative traffic be 
mitigated? 

This proposed use will not impact vehicular traffic. We are not adding any more roadway 
access.  
 
Does other proposed use incorporate roadway adjustments, traffic control devices or 
mechanisms, and access restrictions to control traffic flow or divert traffic as may be 
needed to reduce or eliminate development generated traffic on neighborhood streets? 

There are no roadway adjustments for this proposed use.  
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The Planning and Zoning 

Commission Meeting 

Staff Report  
  

 

Agenda Item 

Receive a report, hold a discussion, conduct a public hearing, and take action on Lots 1, 2, and 3, 

Block 1 of the Evolution Second Addition being a Replat of Lots 10 and 11 of the Rolling Acres 

Estate. (Case No. 2024-034RP).  

 

Staff Contact 

Dianne York, Planner 

dyork@denisontx.gov 

903-465-2720 

Summary 

 The purpose of the Replat is to create three (3) lots from two (2) lots to allow for the construction 

of residential structures. 

 Property is located in Denison’s ETJ. 

Staff Recommendation 

Staff recommends approval of the Replat as submitted.  

Recommended Motion 

"I move to approve the proposed Replat.” 

Background Information and Analysis 

The applicant is seeking approval of the proposed Replat in order to create three (3) lots from two (2) 

lots. The property is located on Karen Drive and Desvoignes Road in the City of Denison’s ETJ. 

 

Lots 1 and 2 have frontage on Karen Drive and Lot 3 has frontage on Desvoignes Road. All three lots 

will obtain water service from Starr Water and will utilize septic systems. 

 

Financial Considerations 

N/A 

Prior Board or Council Action 

N/A 

Alternatives 

 The Planning and Zoning Commission may deny or conditionally approve the request. 
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Aerial of Subject Property 
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Planning and Zoning 

Commission Meeting 

Staff Report  
  

 

Agenda Item 

Receive a report, hold a discussion, conduct a public hearing, and make a recommendation on a request 

for a Conditional Use Permit for a tract of land legally described as being a part of the Collins A R 1st 

Addition, Block 4, Lot 12, and being approximately 0.1722-acres; being commonly known as 517 W. 

Hull Street, GCAD Property ID No. 145804 to allow for an Accessory Dwelling Unit within the Two-

Family (2F) Duplex Residential District. (Case No. 2024-018CUP) 

 

Staff Contact 

Dianne York, Planner 

dyork@denisontx.gov 

903-465-2720 

Summary 

 The applicant is requesting a Conditional Use Permit (CUP) to allow for an Accessory Dwelling 

Unit (ADU) for an existing structure located at 517 W. Hull Street.  

 The property is zoned Two-Family (2F) Duplex Residential.  

 Per Section 28.49 – Use Regulation Chart, an ADU is allowed within this zoning district with an 

approved CUP. 

Staff Recommendation 

Staff recommends approval of the Conditional Use Permit with the condition that a remodel scope be 

provided to staff for both the ADU and primary structure.  

Recommended Motion 

"I move to recommend approval of a Conditional Use Permit to allow for an Accessory Dwelling Unit 

within the Two-Family (2F) Duplex Residential District for property located at 517 W. Hull Street with 

the condition that a remodel scope be provided to staff for both the ADU and primary structure.” 

Background Information and Analysis 

The applicant, FL Logic LLC, is seeking approval for a Conditional Use Permit (CUP) to allow for an 

Accessory Dwelling Unit (ADU) within the Two-Family (2F) Duplex Residential District for property 

located at 517 W. Hull Street.  Per Section 28.49 – Use Regulation Chart, an Accessory Dwelling Unit 

(ADU) is allowed within the 2F zoning district with an approved Conditional Use Permit (CUP). 

Per the Project Narrative, the applicant wishes to remodel a space above an existing two-car garage 

located on site into an Accessory Dwelling Unit (ADU). The remodel will include the construction of a 

small kitchen, the addition of a shower to an existing bathroom, and construction of a bedroom. The 

applicant also states that they have completed a minor remodel of the interior of the main structure. 

Currently, the accessory structure has its own electric meter and shares a water meter with the main 

house. The applicant has not stated whether they plan to separate utilities by way of a separate water 

meter and sewer tap for the ADU. The applicant is proposing that the existing garage, accessed via the 

alley, be utilized for parking by the inhabitants for the Accessory Dwelling Unit (ADU). The  drive-way, 
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located in the front of the primary home, will be utilized by the inhabitants of the main structure for 

parking.  

Due to the rising cost of housing, ADU’s have become a popular option for generating extra income or 

for finding an affordable housing unit. While the zoning district supports the use of an Accessory 

Dwelling Unit, Staff has concerns about the lack of information for the potential remodels for both the 

ADU and existing structure. The 500 block of Hull Street has seen significant new development and re-

development with five (5) new single-family homes being built as well as some homes that have been 

remodeled. Given this, Staff recommends that a condition be placed on the approval requiring the 

applicant submit a full scope of what is to be remodeled to the existing structure as well as the ADU to 

ensure the result of a quality product consistent with the neighborhood. 

The subject property has been provided the designation of Neighborhood per the Future Land Use Plan. 

Per the Comprehensive Plan, these areas should be developed by way of many residential types not 

limited to but including, single-family detached, townhomes, duplexes and accessory dwelling units.  

City staff has reviewed each Conditional Use Permit Criteria outlined within the City Ordinance, before 

reaching its recommendation for approval.  

Conditional Use Permit Criteria for Approval: 

 

1. The proposed use at the specified location is consistent with the policies embodied in the adopted 

comprehensive plan; 

 

The subject property has been provided the designation of Neighborhood per the Future Land Use 

Plan. Per the Comprehensive Plan, these areas should be developed by way of many residential 

types not limited to but including, single-family detached, townhomes, duplexes and accessory 

dwelling units. The proposed use complies with the Comprehensive Plan. 

2. The proposed use is consistent with the general purpose and intent of the applicable zoning district 

regulations; 

 

The Two-Family (2F) Duplex Residential Zoning District allows the use of Accessory Dwelling 

Unit with an approved Conditional Use Permit. The allowance of this use complies with the base 

zoning district.  

 

3. The proposed use is compatible with and preserves the character and integrity of adjacent 

development and neighborhood and includes improvements either on site or within the public 

rights-of-way to mitigate development-related adverse impacts, such as traffic, noise, odors, visual 

nuisances, drainage or other similar adverse effects to adjacent development and neighborhoods; 

 

Although the property is zoned Two-Family (2F) Duplex Residential, there are no duplex or 

approved ADU’s within the 500 block of W. Hull Street. 
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4. The proposed use does not generate pedestrian and vehicular traffic which will be hazardous or 

conflict with the existing and anticipated traffic in the neighborhood. 

 

N/A 

 

5. The proposed use incorporates roadway adjustments, traffic control devices or mechanisms, and 

access restrictions to control traffic flow or divert traffic as may be needed to reduce or eliminate 

development generated traffic on neighborhood streets; 

 

The applicant is proposing that the inhabitants of the ADU utilize the garage for parking and the 

inhabitants of the main structure utilities the existing driveway for parking.  

 

6. The proposed use incorporates features to minimize adverse effects, including visual impacts, of 

the proposed conditional use on adjacent properties; and 

 

N/A 

 

7. The proposed use meets the standards for the zoning district, or to the extent variations from such 

standards have been requested, that such variations are necessary to render the use compatible 

with adjoining development and the neighborhood. 

 

No variance is applied or needed.  

 

Financial Considerations 

N/A 

 

Prior Board or Council Action 

N/A 

 

Alternatives 

The Planning and Zoning Commission may recommend approval, approval with conditions, denial, or 

table the request.  
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Aerial of Subject Property 
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Zoning of Subject Property 
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2024-018CUP 

The plan is to convert an existing loft that is above a 2-car garage into an ADU. This 
particular property consists of a main house and an existing ADU which has one large room 
with a small patio room and a half bathroom. It has its own electric meter and shares a 
water meter with the main house. The Main house has a 2-car driveway for off-street 
parking. The ADU will use the 2-car garage for off street parking. We have already done 
some minor repairs to the front house which include painting and replacing the kitchen 
floor, new appliances and replacing some light fixtures. Our plan for the ADU is to remodel 
the interior by adding a small kitchen, adding a shower to the existing bathroom and a 
bedroom. 

We bought this house as investment property, and we plan to sell it once the work has been 
completed. After inspection we were advised that the meter box had to be moved to a 
different location due to a property line issue. We have already completed this request and 
while attempting to turn the electricity on we were then advised we needed a CUP for this.  

There does not seem to be a lot of traffic in this area, I don’t feel that it would have much 
impact at all. With both units having off-street parking there should be no issue with any 
excess on street parking. There should be no effects on any of the adjacent properties. This 
again, is an existing building that was built in 1995.  

 

This is compatible with the future land use policy. These types of units create more 
affordable housing options without much visible change to the neighborhood and can help 
close the gap that we currently see in Denison, for what is referred to as the “Missing 
Middle”. It is important to note that within this category of residents falls local postal 
workers, paramedics, and fire fighters. All of which play an essential role in the community.  

517 W Hull St is zoned as 2F  
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