
           

REGULAR MEETING OF THE
PLANNING AND ZONING COMMISSION

TUESDAY, DECEMBER 16, 2025

ADDISON TOWN HALL
15600 ADDISON ROAD, ADDISON, TX 75001

6:00 P.M. REGULAR MEETING

The Planning and Zoning Commission meeting and public hearing will be held at the Addison
Town Hall, 15600 Addison Road, Addison, Texas 75001 on Tuesday, December 16, 2025 at 6 pm. 
For more information on the meeting location and ways to view and/or present comments, please

contact Korrie Becht prior to 3:00 pm on the day of the meeting at 972-450-2848 or by
emailing  zoninginput@addisontx.gov. For more detailed instructions on how to participate in this

meeting, visit our Agenda Page. The meeting will be live streamed on Addison's website
at www.addisontx.gov.

 

           
Call Meeting to Order
 

Pledge of Allegiance
 

Planning & Zoning Commission Purpose Statement
 

Consent Agenda:  All items listed under the Consent Agenda are considered routine by the Planning and Zoning Commission and will
be enacted by one motion with no individual consideration. If individual consideration of an item is requested, it will be pulled from the Consent
Agenda and discussed separately.

 

1. Consider Action on the minutes from the October 21, 2025 Planning and Zoning Commission
Meeting.

 
Regular Agenda:
 

2. Consider Action on a replat for the Addison Airport Industrial District, Block A, Lot 14R, for an
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2. Consider Action on a replat for the Addison Airport Industrial District, Block A, Lot 14R, for an
office/hangar development on 1.57± acres located at northeast corner of the Wright Brothers
Drive and Wiley Post Road intersection, addressed as 15500 Wright Brothers Drive. Case
R2025-05/Addison Airport Industrial District.

 
3. Hold a public hearing, present, discuss, and consider action on a request for a Special Use

Permit for property located at 4460 Belt Line Road, that is currently zoned Commercial Limited
(CL) for a restaurant to allow late-night hours of operation and on-site consumption of hookah.
Case 1937-SUP/4460 Belt Line Road (Prestige Ambiance Hookah Lounge).

 
4. Hold a public hearing, present, discuss, and consider action on a request to amend the

permitted use and development standards and development plans for Planned Development
(PD), Ordinance No. 025-026, for an 8.02± acre property generally located at the southwest
corner of Midway Road and Beltway Drive, to allow for the modification and construction of two
stand-along retail buildings (identified as Buildings 15 and 16) within the mixed-use
development. Case 1945-Z/AMLI Treehouse, Phase 2 Retail Amendment.

 
Citizen Comments:  At this time citizens will be allowed to speak on any matter other than personnel matters under litigation, for a
length of time not to exceed three minutes. No P&Z action or discussion may take place on any matter until such matter has been placed on an
agenda and posted in accordance with law.

 

Adjourn Meeting
 

NOTE: The Planning & Zoning Commission reserves the right to meet in Executive Session closed to
the public at any time in the course of this meeting to discuss matters listed on the agenda, as
authorized by the Texas Open Meetings Act, Texas Government Code, Chapter 551, including
§551.071 (private consultation with the attorney for the City). Any decision held on such matters will be
taken or conducted in Open Session following the conclusion of the Executive Session.
 

THE TOWN OF ADDISON IS ACCESSIBLE TO PERSONS WITH DISABILITIES.  PLEASE CALL
(972) 450-7017 AT LEAST 48 HOURS IN ADVANCE IF YOU NEED ASSISTANCE.

POSTED BY:     _______________________________________
                          Korrie Becht, Assistant Director of Development Services
DATE POSTED: ______________________________________
TIME POSTED:  ______________________________________
DATE REMOVED FROM BULLETIN BOARD:  ______________________
REMOVED BY:  ______________________________________
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Planning & Zoning Commission 1.        
Meeting Date: 12/16/2025  

Agenda Caption:
Consider Action on the minutes from the October 21, 2025 Planning and Zoning Commission Meeting.

Staff Report:
The minutes from the October 21, 2025 Planning and Zoning Commission Meeting have been
prepared for consideration.

Recommendation:
Staff recommends approval.

Attachments
Minutes of October 21, 2025 Planning and Zoning Commission 



D R A F T
OFFICIAL ACTIONS OF THE ADDISON 
PLANNING AND ZONING COMMISSION 

 
October 21, 2025 
6:00 P.M. - Council Chambers
Addison Town Hall, 5300 Belt Line Road
 

Present:  Chair Denise Fansler; Vice Chair Tom Braun; Commissioner Jimmy Barker; Commissioner
Ed Copeland; Commissioner Chelsey Smith; Commissioner Alan Then; Commissioner
Tyler Wright 

 

               
Call Meeting to Order

 
  Chair Fansler called the meeting to order.
 
Pledge of Allegiance

 
  Chair Fansler led the Pledge of Allegiance.
 
Planning & Zoning Commission Purpose Statement

 
  Chair Fansler recited the Planning and Zoning Commission Purpose Statement.
 
Consent Agenda:  All items listed under the Consent Agenda are considered routine by the Planning and Zoning Commission and
will be enacted by one motion with no individual consideration. If individual consideration of an item is requested, it will be pulled from the
Consent Agenda and discussed separately.

 
1. Consider Action on the minutes from the September 16, 2025 Planning and Zoning

Commission Meeting. 
  

 
2. Consider Action on a Final Plat for the AMLI Treehouse Addition, Block 1, Lots 1-9, 10X,

11-15, 16X, 17-22, 23X, 24-37, and 38X for a mixed-use development on 13.6± acres located
at the southwest corner of the intersection of Midway Road and Beltway Drive. Case
FP2025-03/AMLI Treehouse Addition. 

  

 
3. Consider Action on a Final Plat for the AMLI Treehouse Addition 2, Block 1, Lots 1, 1A, 2-19,

20X, 21-25, 26X, 27-31 and 32X, for a mixed-use development on 8.2± acres located at the
southwest corner of the intersection of Midway Road and Beltway Drive. Case
FP2025-04/AMLI Treehouse Addition 2.

  

 
  Motion: Recommend approval of the Constent Agenda.
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  Motion: Recommend approval of the Constent Agenda.
 

  Moved by Vice Chair Tom Braun, Seconded by Commissioner Chelsey Smith 

  AYE:  Chair Denise Fansler, Vice Chair Tom Braun, Commissioner Jimmy Barker,
Commissioner Ed Copeland, Commissioner Chelsey Smith, Commissioner Alan
Then, Commissioner Tyler Wright 

Passed 

 
Regular Agenda:

 
1. Hold a public hearing, present, discuss, and consider action on a request for a Special Use

Permit for property located at 4460 Belt Line Road, that is currently zoned Commercial
Limited (CL) for a restaurant to allow late-night hours of operation and on-site consumption of
hookah. Case 1937-SUP/4460 Belt Line Road (Prestige Ambiance Hookah Lounge).

  

 
  Korrie Becht, Assistant Director of Development Services, presented a Special Use Permit

(SUP) for property located at 4460 Belt Line Road, that is currently zoned Commercial
Limited (CL) for a restaurant to allow late-night hours of operation and on-site consumption
of hookah.    

Prestige Ambiance is proposed to be a full-service restaurant with a hookah lounge offering
Mediterranean style cuisine. The expectation is to have 8 employees per shift. The applicant
proposes to establish a restaurant with late-night hours of operation and on-site
consumption of hookah. The space was most recently occupied by Bawarchi Signature and
has previously housed Clay Pit and, in the early 1990s, Black Eyed Pea. The site is
approximately 1.17 acres in size and is improved with a single-story building previously
used as a restaurant. The surrounding area is characterized by a high concentration of
restaurants and commercial uses. The immediate neighbors to the property include Chuy’s
to the west, Chili’s to the east, and the Addison Hotel directly to the south. Other land uses
in the area include a mix of restaurants, offices, office/warehouse uses, general retail, and
five hotels/motels.

Staff recommended approval of the request with the following conditions: 
The establishment shall operate as a restaurant, which as a business primarily
engaged in the preparation and on-premises sale of food and beverages to the
general public. The restaurant kitchen and dining service shall remain operational and
available during all hours of operation. 
No separate rental of the facility (in whole or in part) for private parties, receptions,
banquets, or ticketed events shall occur.
Cover charges, ticket sales, or admission fees for entry or attendance shall be
prohibited unless specifically approved by the Town through a Temporary Use Permit
(TUP).
DJs, dance floors, or stage performances shall be prohibited. 
The establishment shall maintain a fixed seating layout consistent with an approved
floor plan showing a minimum of 60% of the floor area dedicated to dining, inclusive of
outdoor dining area and no portion of the premises shall be used primarily as an
assembly area or open floor space.
The establishment shall not operate earlier than 10:00 a.m. and shall close no later
than 12:00 a.m. (midnight) daily (Sunday thru Saturday).
BYOB (Bring Your Own Beverage) services shall be prohibited.
The Special Use Permit shall be limited to this specific operator and shall not transfer
to future tenants or owners of the property.
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to future tenants or owners of the property.

Wade Harden spoke on behalf of the property owner. 

Public Hearing:  The following individual spoke on the request. 
Michael Lane, 4525 Belt Line Road

Motion: Move to postpone Case 1937-SUP/Prestige Ambiance to the next Planning and
Zoning Commission meeting. 

 

  Moved by Commissioner Tyler Wright, Seconded by Commissioner Jimmy Barker 

  AYE:  Chair Denise Fansler, Vice Chair Tom Braun, Commissioner Jimmy Barker,
Commissioner Ed Copeland, Commissioner Chelsey Smith, Commissioner Alan
Then, Commissioner Tyler Wright 

Passed 

 
2. Hold a public hearing, present, discuss, and consider action on a request to rezone an 11.6±

acre property, generally located at the southeast corner of Addison Road and Excel Parkway,
boarding the Addison town boundary and the Dallas North Tollway to the east, addressed as
16641 Dallas Parkway, from Planned Development (PD), Ordinance No. 020-47, to
Mixed-Use Suburban Corridor (M-2) and a new Planned Development (PD) District with use
and development standards for multifamily residential, fee-simple townhomes, and associated
private open space and common areas, through the approval of development plans and
standards. Case 1939-Z/ Addison Toll Road Development (Addison Rd & Excel Pkwy).

  

 
  Lesley Nyp, Dorector of Development and Neighborhood Services, presented the request to

rezone an 11.6± acre property, generally located at the southeast corner of Addison Road
and Excel Parkway, boarding the Addison town boundary and the Dallas North Tollway to
the east, addressed as 16641 Dallas Parkway, from Planned Development (PD), Ordinance
No. 020-47, to Mixed-Use Suburban Corridor (M-2) and a new Planned Development (PD)
District with use and development standards for multifamily residential, fee-simple
townhomes, and associated private open space and common areas, through the approval of
development plans and standards. 

This rezoning request is for an 11.6-acre property which fronts Addison Road to the west
and the Dallas North Tollway to the east. The site is currently zoned as Planned
Development (PD) Ordinance No. 020-47, which allows a senior housing development. The
project was never constructed, and the applicant pursued other development opportunities
after exhausting possible senior housing options. The site is currently vacant and
undeveloped. The subject property is currently surrounded by office, light industrial, and
multifamily.
 
With this request, the applicant proposes to rezone the property from the Planned
Development District (PD, Ordinance No. 020-47) to a new Planned Development District
(PD) with use and development standards for multifamily residential and fee-simple
townhomes and associated private open space and common areas.

Kristopher Kashata, Cawley Management, LLC, and Bruno Pasquinelli, Cadence Homes,
spoke as representatives of the request.

Public Hearing:  The following individual spoke on the request: 
Valerie Collins, 14668 Wayside Court
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Zackary Smitzer, 4925 Marcus Ave Unit #3409

Motion: Recommendation to deny Case 1939-Z/ Addison Toll Road Development.
 

  Moved by Commissioner Jimmy Barker, Seconded by Commissioner Ed Copeland 

  AYE:  Chair Denise Fansler, Vice Chair Tom Braun, Commissioner Jimmy Barker,
Commissioner Ed Copeland, Commissioner Chelsey Smith, Commissioner Alan Then

NAY:  Commissioner Tyler Wright 
Passed 

 
3. Hold a public hearing, present, discuss, and consider action on Ordinance adopting a new

Comprehensive Plan, Advance Addison 2050, and replacing the 2013 Comprehensive Plan,
but maintaining the special area plans, as amended; establishing policy goals for land use,
housing, transportation, economic development and community facilities.

  

 
  Lesley Nyp, Director of Devlopment and Neighborhood Services, presented the

Comprehensive Plan, Advance Addison 2050, for consideration by the Planning & Zoning
Commission. The Advance Addison 2050 Comprehensive Plan (AA2050) is a
transformative, long-range planning initiative designed to guide the Town of Addison’s
growth, development, and community character through the year 2050. This plan is intended
to ensure Addison remains vibrant, adaptable, and fiscally responsible, addressing the
evolving needs of residents, businesses, and stakeholders. This plan reflects a two-year
process of research, engagement, and strategic visioning. 

Public Hearing:  The following individuals spoke on the request: 
Valerie Collins, 14668 Wayside Court
Zackary Smitzer, 4925 Marcus Ave Unit #3409

Motion: Recommendation to approve the Advance Addison 2050 Comprehensive Plan with
the addition of three references to the 2017 Housing Policy, as presented during the
meeting by staff.

 

  Moved by Vice Chair Tom Braun, Seconded by Commissioner Alan Then 

  AYE:  Chair Denise Fansler, Vice Chair Tom Braun, Commissioner Jimmy Barker,
Commissioner Ed Copeland, Commissioner Chelsey Smith, Commissioner Alan
Then, Commissioner Tyler Wright 

Passed 

 
Citizen Comments:  At this time citizens will be allowed to speak on any matter other than personnel matters under litigation, for a
length of time not to exceed three minutes. No P&Z action or discussion may take place on any matter until such matter has been placed on
an agenda and posted in accordance with law.

 
Adjourn Meeting

There being no further business before the Commission, the meeting was adjourned.

 
NOTE: The Planning & Zoning Commission reserves the right to meet in Executive Session closed
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NOTE: The Planning & Zoning Commission reserves the right to meet in Executive Session closed
to the public at any time in the course of this meeting to discuss matters listed on the agenda, as
authorized by the Texas Open Meetings Act, Texas Government Code, Chapter 551, including
§551.071 (private consultation with the attorney for the City). Any decision held on such matters will
be taken or conducted in Open Session following the conclusion of the Executive Session.
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Planning & Zoning Commission 2.        
Meeting Date: 12/16/2025  

Agenda Caption:
Consider Action on a replat for the Addison Airport Industrial District, Block A, Lot 14R, for an
office/hangar development on 1.57± acres located at northeast corner of the Wright Brothers Drive and
Wiley Post Road intersection, addressed as 15500 Wright Brothers Drive. Case R2025-05/Addison
Airport Industrial District.

Recommendation:
Applicant has requested a 30-day extension for consideration of the replat.



   
Planning & Zoning Commission 3.        
Meeting Date: 12/16/2025  

Agenda Caption:
Hold a public hearing, present, discuss, and consider action on a request for a Special Use Permit for
property located at 4460 Belt Line Road, that is currently zoned Commercial Limited (CL) for a
restaurant to allow late-night hours of operation and on-site consumption of hookah. Case
1937-SUP/4460 Belt Line Road (Prestige Ambiance Hookah Lounge).

Recommendation:
Town staff has reviewed the proposal and determined that it does not comply with the Town’s adopted
policies and development regulations. Additional information may be found within the Staff Report.  

Article 5.6.4.B – Minimum Landscaped Area 
Article 5.6.4.D.2 – Perimeter Parking Lot Landscaping

Should Planning & Zoning Commission recommend approval of the request, staff recommends
including the following conditions: 

The establishment shall operate as a restaurant, which as a business primarily engaged in the
preparation and on-premises sale of food and beverages to the general public. The restaurant
kitchen and dining service shall remain operational and available during all hours of operation. 
No separate rental of the facility (in whole or in part) for private parties, receptions, banquets, or
ticketed events shall occur.
Cover charges, ticket sales, or admission fees for entry or attendance shall be prohibited unless
specifically approved by the Town through a Temporary Use Permit (TUP).
DJs, dance floors, or stage performances shall be prohibited. 
The establishment shall maintain a fixed seating layout consistent with an approved floor plan
showing a minimum of 60% of the floor area dedicated to dining, inclusive of outdoor dining area
and no portion of the premises shall be used primarily as an assembly area or open floor space.
The establishment shall not operate earlier than 10:00 a.m. and shall close no later than 12:00
a.m. (midnight) daily (Sunday thru Saturday).
BYOB (Bring Your Own Beverage) services shall be prohibited.
The Special Use Permit shall be limited to this specific operator and shall not transfer to future
tenants or owners of the property.
There shall be no amplified noise, including speakers, instruments, or other amplifying sound
devices used for the ground floor patio area and roof top patio area that generate audible noise
beyond the property line past 11:00 PM.

Attachments
1937-SUP Staff Report 
1937-SUP Letter of Intent 
1937-SUP Plans 
1937-SUP Renderings 



1937-SUP 

 

 
PUBLIC HEARING Case 1937-SUP/4460 Belt Line Road (Prestige Ambiance Hookah 
Lounge). Hold a public hearing, present, discuss, and consider action on a request for a 
Special Use Permit for property located at 4460 Belt Line Road, that is currently zoned 
Commercial Limited (CL) for a restaurant to allow late-night hours of operation and on-
site consumption of hookah.  
 

LOCATION MAP 

 



 

 

 

December 16, 2025 

 

STAFF REPORT 

RE: 1937-SUP/4460 Belt Line Road (Prestige Ambiance Hookah Lounge) 

LOCATION: 4460 Belt Line Road 

REQUEST: Approval of a Special Use Permit (SUP) to allow late-night hours of 
operation for a restaurant and on-site consumption of hookah. 
(Application Date: 06/04/2025) 

 
APPLICANT:  Majed Khalaf, ROC Design Engineers 

 

DISCUSSION:  

Background: The subject property is located at 4460 Belt Line Road and is currently vacant. The site 
is approximately 1.17 acres in size and is improved with a single-story building previously used as a 
restaurant. The surrounding area is characterized by a high concentration of restaurants and 
commercial uses. The immediate neighbors to the property include Chuy’s to the west, Chili’s to the 
east, and the Addison Hotel directly to the south. Other land uses in the area include a mix of 
restaurants, offices, office/warehouse uses, general retail, and five hotels/motels. 
 
The property is zoned Commercial Limited (CL). While restaurants are permitted by right in the CL 
zoning district, the Unified Development Code (UDC) requires a Special Use Permit (SUP) for the 
proposed late-night hours of operation and on-site consumption of hookah. 
 
The applicant proposes to establish a restaurant with late-night hours of operation and on-site 
consumption of hookah. The space was most recently occupied by Bawarchi Signature and has 
previously housed Clay Pit and, in the early 1990s, Black Eyed Pea.  
 
Prestige Ambiance is proposed to be a full-service restaurant with a hookah lounge offering 
Mediterranean style cuisine. The expectation is to have 8 employees per shift.  
 
Proposed Plan: With this request, Prestige Ambiance proposes a major interior and exterior remodel 
including the addition of a roof top bar. With the addition of the roof top bar area, the overall square 
footage of the gross floor area for the proposed use increases to 8,789 square feet. Overall, the 
proposed restaurant with on-site consumption of hookah will include 2 bar areas (ground floor and roof 
top), kitchen and services areas, and table and bar seating indoors and outdoors.  
 

Area Name Existing Area Proposed Area Change in Area 

Main Building 5,844 sq ft 5,682 sq ft -162 sq ft 

Outdoor Patio (Ground Floor) 1,225 sq ft 1,194 sq ft -31 sq ft 

Roof Top Bar - 1,913 sq ft +1,913 sq ft 

Total Area 7,069 sq ft 8,789 sq ft +1,720 sq ft 
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 Proposed Seating: The proposed restaurant will provide seating for approximately 280 individuals. 
The proposed floor plan is comprised of indoor seating with a juice bar and table seating, outdoor patio 
seating, and a roof top bar with additional table and bar seating.  
 

Area Name Approved SUP 091-026 
Seating Count 

Proposed 
Seating Count 

Change in 
Count 

Main Building 199 seats 161 seats -38 seats 

Outdoor Patio (Ground Floor) - 57 seats +57 seats 

Roof Top Bar - 62 seats +62 seats 

Total Area 199 seats 280 seats +81 seats 

 
Late Night Hours of Operation: Prestige Ambiance proposes to have the following operating hours: 

• Sunday thru Thursday: 10:30 am to 12:00 am (midnight)   

• Friday and Saturday: 10:30 am to 2:00am 
 

The proposed hours of operation are not consistent with other restaurants within 1000 feet of the subject 
property regard to late night hours. Of the surrounding 13 restaurants within 1000 feet, only 2 
restaurants close after 11 pm (The Londoner Pub, midnight Sunday through Saturday and Chili’s, 
midnight Friday and Saturday) on any given night.  
 
Hookah Use: The Unified Development Code (UDC) defines a hookah bar as: “An establishment 
providing for the sale of on-site consumption of smoked flavored tobacco or herbs.” 
 
The applicant’s letter of intent describes the proposed use as a “restaurant with a hookah lounge,” 
indicating that on-site consumption of hookah will be a component of the business. Although the primary 
use is identified as a restaurant, the inclusion of a hookah lounge triggers the requirement for a Special 
Use Permit (SUP) under the UDC. The on-site consumption of hookah is not a permitted use by right in 
the Commercial Limited (CL) zoning district and must be specifically reviewed and approved through 
the SUP process. 
 
The requirement for an SUP allows the Town to evaluate the appropriateness of such uses on a case-
by-case basis, taking into consideration potential impacts on adjacent properties, compatibility with 
surrounding land uses, and operational characteristics such as hours of operation. 
 
Parking: The Commercial Limited (CL) zoning district requires a minimum of one (1) parking space per 
100 square feet of gross floor area for restaurant uses. The applicant is proposing a restaurant with a 
hookah lounge component within the proposed 8,789-square-foot building and is providing a total of 88 
on-site parking spaces. The proposal meets the minimum parking requirement in place at the time the 
Special Use Permit (SUP) application was submitted. 
 
As part of the site upgrades, five parking spaces were removed to accommodate necessary 
improvements to the fire lane in order to meet Fire Code, specifically the turning radii requirements for 
emergency vehicle access. Despite the loss of these spaces, the proposed site plan still meets the 
minimum parking requirements for the proposed use. 
 
Exterior Facades: Prestige Ambiance proposes a comprehensive renovation of the building’s exterior 
that significantly alters its existing appearance, as reflected in the façade plans and renderings. The 
extent of the proposed changes represents a complete transformation of the north, east, and west 
façades. The proposed design introduces a modern architectural style and incorporates a combination 
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of new exterior materials, structural modifications to accommodate a roof top bar area, and 
enhancements intended to support the proposed restaurant and hookah lounge use.  
 
The existing building, shown below, is a single-story restaurant structure that features a combination of 
brick and stucco as its primary exterior materials. A patio is located on the west side of the building and 
includes both covered and uncovered seating areas. The covered portion is framed by a wood pergola, 
and the entire patio is enclosed by a stucco half-wall that provides a defined edge while maintaining 
visibility from the street. 
 
Existing Front Façade (North Elevation): 

 
 
The proposed design represents a significant departure from the existing design, both in scale and 
materiality. The remodeled building will be two stories in height and will incorporate a rooftop bar above 
the main structure. The ground level patio will remain in its current location; however, the wood pergola 
will be replaced with a metal canopy, and the surrounding stucco half-wall will be replaced with a new 
metal fence. The updated façades will feature a mix of contemporary materials, including composite 
metal siding, cement plaster/stucco, and wood cladding panels, creating a more modern and urban 
aesthetic. 
 
Proposed Front Façade: 
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Landscaping and Open Space: Per the Town’s landscaping requirements, properties in the 
Commercial Limited (CL) zoning district are required to provide a minimum of 20% open space on site. 
The existing site currently provides 16.2% open space. The proposed redevelopment includes a slight 
increase to 16.7%, which remains below the minimum standard. While the site could potentially achieve 
the required 20% open space through the removal of parking spaces, doing so would result in 
noncompliance with the minimum parking requirements. The applicant is proposing a 1,913-square-foot 
roof top bar as part of the project, which increases the parking demand. As a result, the applicant has 
opted to preserve the full number of parking spaces in order to maintain compliance with the parking 
ratio, limiting opportunities to expand landscape areas. This design decision represents a self-imposed 
constraint that impacts the site's ability to meet open space requirements. 
 
The landscape plan includes the removal of three existing trees, totaling 36 caliper inches. Of that total, 
32 caliper inches will be mitigated through new plantings, with the remaining 4 inches to be addressed 
through payment of the tree mitigation fee at $192 per caliper inch. 
 
The Town’s landscape ordinance requires that for sites 10,000 square feet or more, perimeter of parking 
lots be screened with a 10-foot-wide landscaped strip that includes shrubs spaced evenly and one 
shade tree approximately every 35 feet. The proposed landscape plan shows a continuous row of 
Compact Texas Ranger shrubs. Due to the presence of overhead power lines, large shade trees cannot 
be planted in this area to satisfy the parking lot perimeter screening requirement that requires a shade 
tree every 35’ on center of the parking lot perimeter. To meet the intent of the requirement, the plan 
includes four ornamental Little Gem Dwarf Southern Magnolia trees. 
 
Given the site’s extended vacancy and the condition of the existing landscaping, staff has emphasized 
the need to bring the property closer to compliance. While the proposed plan makes progress toward 
that goal, it does not meet all minimum requirements of the Town’s landscape ordinance. 
 
Public Notice: The Town provided notice to property owners within two hundred feet of the subject 
property in accordance with Town and State requirements. As of the posting of the agenda, no feedback 
has been received on this request.  
 
 
RECOMMENDATION: 
 
Town staff has reviewed the proposal and determined that it does not comply with the Town’s adopted 
policies and development regulations: 

• Article 5.6.4.B – Minimum Landscaped Area  

• Article 5.6.4.D.2 – Perimeter Parking Lot Landscaping 
 
Should Planning & Zoning Commission recommend approval of the request, staff recommends 
including the following conditions:  

• The establishment shall operate as a restaurant, which as a business primarily engaged in the 
preparation and on-premises sale of food and beverages to the general public. The restaurant 
kitchen and dining service shall remain operational and available during all hours of operation.  

• No separate rental of the facility (in whole or in part) for private parties, receptions, banquets, or 
ticketed events shall occur. 

• Cover charges, ticket sales, or admission fees for entry or attendance shall be prohibited unless 
specifically approved by the Town through a Temporary Use Permit (TUP). 

• DJs, dance floors, or stage performances shall be prohibited.  
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• The establishment shall maintain a fixed seating layout consistent with an approved floor plan 
showing a minimum of 60% of the floor area dedicated to dining, inclusive of outdoor dining area 
and no portion of the premises shall be used primarily as an assembly area or open floor space. 

• The establishment shall not operate earlier than 10:00 a.m. and shall close no later than 12:00 
a.m. (midnight) daily (Sunday thru Saturday). 

• BYOB (Bring Your Own Beverage) services shall be prohibited. 

• The Special Use Permit shall be limited to this specific operator and shall not transfer to future 
tenants or owners of the property. 

• There shall be no amplified noise, including speakers, instruments, or other amplifying sound 
devices used for the ground floor patio area and roof top patio area that generate audible noise 
beyond the property line past 11:00 PM. 



 
 
 
 
 
 
 

 

 

 
 
 

 
September 29, 2025 

 
 
 

Lesley Nyp, Development & Neighborhood Svcs. Dir. 
16801 Westgrove Drive 
Addison, TX  75254 
(972)450-2823 

 
 
 
 

4460 Beltline Rd. SUP Letter of Intent (Prestige Ambiance) 
 
 
Ms. Nyp, 
 

Please accept this letter of intent from applicant J&J No-Limit, Inc. for the redevelopment of a 
1.17-acre tract of land zoned L-R, known as 4460 Beltline Road.  The applicant’s proposal is to 
improve the vacant 5,682 square foot structure with a modern façade, new interior with patio 
and rooftop seating for the operations of a restaurant with a hookah lounge.  The restaurant will 
serve Mediterranean style dishes with operating hours on Sunday through Thursday from 10:30 
AM to 12:00 AM and on Friday through Saturday from 10:30 AM to 2:00 AM.  The expectation is 
to have 8 employees per shift.    
 
Site improvements include but are not limited to new raised landscaped islands in the parking 
lot, a looped waterline extension, a firelane, a fire-hydrant, new parking lot striping, patio 
seating, ADA accessible parking, a solid waste enclosure to match the building façade, and 
landscaping & irrigation. 
 
Should you have any questions related to the data provided please do not hesitate to contact 
me. 
 

 

Respectfully,  
 

 
 

Wade Harden  
  

C: (972)832-2048  
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SUP SITE PLAN FOR A
RESTAURANT INCLUDING A
HOOKAH SERVICE1

C1.0

SITE PLAN INFORMATION

Category  "SUP" Request for
RESTAURANT Provided

Zoning Existing L-R Local Retail Proposed L-R Local Retail

Use Existing - Restaurant Proposed - Restaurant

Lot Area - 50,902 S.F.

Lot Width - 140.00 Ft.

Lot Depth - 368.26 Ft.

Building Area -

5,682 S.F. First floor
1,913 S.F. Rooftop

1,194 S.F. Patio
Total 8,789 SF - 17.3%

Building Coverage - 11.1%
5,682 S.F.

Max. Height 2 12 Stories
29 Ft.

29 Ft. & 2 Stories

Front Setback 25 Ft. 93.14 Ft.

Side Setback None 15.72 Ft.

Rear Setback None 180.37 Ft.

Impervious  Area 40,721 SF (80.0%) 42,422 SF (83.3%)

Open Space Area Required 20% -10,180 SF Exist. 8,264  S.F. (16.2%)
Prop. 8,480 S.F. (16.7%)

Parking Required
1 / 100 SF Bldg Area

5,682+1,913+1,194=8,789 SF
/ 100 = 88 SPACES REQUIRED

84 Parking Spaces
4 Acessible Spaces

88 Total Spaces

Handicap Parking Required
3 Acessible Spaces
1 Van Accessible
4 Total Spaces

3 Acessible Spaces
1 Van Accessible
4 Total Spaces

SURVEYOR:
BURNS SURVEYING, LLC
2701 SUNSET RIDGE DR, SUITE 303
ROCKWALL, TX 75032
214-326-1090
office@burnssurvey.com

ARCHITECT:
BEAR DESIGN BUILD
2695 VILLA CREEK DR 110,
DALLAS, TX  75201
469-682-7038
3hbear@gmail.com

ENGINEER:
ROC DESIGN ENGINEERS
9101 N. LBJ FWY, SUITE 570
DALLAS, TX  75243
972.639.8375
rocdesignengineers@gmail.com

OWNER:
J & J, NO-LIMIT, INC.
MIKE EDWARDS
19009 PRESTON ROAD, SUITE 112
DALLAS, TX  75252
214-718-0422
jamaledwards1970@yahoo.com

NOTES:
1. ANY REVISION TO THIS PLAN WILL REQUIRE TOWN

APPROVAL AND WILL REQUIRE REVISIONS TO ANY
CORRESPONDING PLANS TO AVOID CONFLICTS 
BETWEEN PLANS.

2. OPEN STORAGE, WHERE PERMITTED, SHALL BE
SCREENED IN ACCORDANCE WITH TOWN
REGULATIONS.

3. BUILDINGS WITH AN AGGREGATE SUM OF 0
SQUARE FEET OR GREATER ON A LOT SHALL HAVE
AN AUTOMATIC FIRE SPRINKLER SYSTEM
INSTALLED THROUGHOUT ALL STRUCTURES.
ALTERNATIVE FIRE PROTECTION MEASURES MAY
BE APPROVED BY THE FIRE MARSHAL.”

4. ALL SIGNAGE IS SUBJECT TO TOWN APPROVAL VIA
A SIGN PERMIT.

5. ALL FENCES AND RETAINING WALLS SHALL BE
SHOWN ON THE SITE PLAN AND ARE SUBJECT TO
BUILDING INSPECTION DIVISION APPROVAL.

6. THIS PLAN CONFORMS WITH DESIGN STANDARDS
INCLUDED IN THE TOWN OF ADDISON
TRANSPORTATION PLAN, WATER SYSTEM
REQUIREMENTS, WASTE WATER SYSTEM
REQUIREMENTS, AND DRAINAGE CRITERIA MANUAL.

7. HANDICAP PARKING IS PROVIDED IN ACCORDANCE
WITH ADA STANDARDS.
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ZONING: LR

TOTAL SITE AREA: 50,902 SF
LANDSCAPE AREA REQUIRED: 10,180 SF (20% OF SITE AREA)
LANDSCAPE AREA PROVIDED:   8,480 SF (16.7% OF SITE AREA) PROPOSED

  8,264 SF (16.2% OF SITE AREA) EXISTING
BUFFER AREA
20' LANDSCAPE BUFFER: PROVIDED

STREET FRONTAGE: 113 LF
SHADE TREES REQUIRED: 4 TREES (1 TREE / 30 LF)
SHADE TREES PROVIDED: 4 EXISTING TREES
SHRUBS AT 3' -3.5' O.C. PROVIDED

PARKING LOT SCREENING
SHRUBS AT 3' -3.5' O.C. PROVIDED

PARKING LOT PERIMETER
5' WIDE PLANTING STRIP 249 LF

SHADE TREES REQUIRED: 7 TREES (1 TREE / 35 LF)
SHADE TREES PROVIDED: 7 TREES*
SHRUBS AT 3' -3.5' O.C. PROVIDED - EXISTING AND PROPOSED)

PARKING LOT INTERIOR
PARKING SPACES: 88
PARKING AREA: 31,233 SF
PARKING AREA LANDSCAPE REQUIRED:   1,561 SF (5% MIN.)
PARKING AREA LANDSCAPE PROVIDED:   2,397 SF (7.7%)
SHADE TREES REQUIRED: 9 TREES (1 TREE / 10 SPACES)
SHADE TREES PROVIDED: 9 TREES

PARKING PERIMETER: 352 LF
SHRUBS REQUIRED: 100 SHRUBS (1 SHRUB / 3-3.5' O.C.)
SHRUBS PROVIDED: 105 SHRUBS, EXISTING AND PROPOSED
SHADE TREES REQUIRED: 9 TREES (1 TREE / 35 LF)
SHADE TREES PROVIDED: 9 TREES

EACH SPACE WITHIN 50' OF TREE: PROVIDED
MAX 50% OF LANDSCAPE IN TURF: PROVIDED

*EXISTING TREES IN PLACE - SOME IN ALTERNATE LOCATIONS DUE TO UTILITY
 EASEMENT CONFLICTS

THE PROPERTY OWNER WILL PAY A ONE-TIME FEE PER SITE TO THE TOWN IN LIEU OF
TREE REPLACEMENTS, AS APPROVED BY THE TOWN COUNCIL.  AMOUNT OF FEE TO BE
DETERMINED BY TOWN.

LANDSCAPE CALCULATIONS

GENERAL GRADING AND PLANTING NOTES
1. BY SUBMITTING A PROPOSAL FOR THE LANDSCAPE PLANTING SCOPE OF WORK, THE CONTRACTOR CONFIRMS THAT HE

HAS READ, AND WILL COMPLY WITH, THE ASSOCIATED NOTES, SPECIFICATIONS, AND DETAILS WITH THIS PROJECT.
2. THE GENERAL CONTRACTOR IS RESPONSIBLE FOR REMOVING ALL EXISTING VEGETATION (EXCEPT WHERE NOTED TO

REMAIN).
3. IN THE CONTEXT OF THESE PLANS, NOTES, AND SPECIFICATIONS, "FINISH GRADE" REFERS TO THE FINAL ELEVATION OF

THE SOIL SURFACE (NOT TOP OF MULCH) AS INDICATED ON THE GRADING PLANS.
a. BEFORE STARTING WORK, THE LANDSCAPE CONTRACTOR SHALL VERIFY THAT THE ROUGH GRADES OF ALL

LANDSCAPE AREAS ARE WITHIN +/-0.1' OF FINISH GRADE.  SEE SPECIFICATIONS FOR MORE DETAILED INSTRUCTION
ON TURF AREA AND PLANTING BED PREPARATION.

b. CONSTRUCT AND MAINTAIN FINISH GRADES AS SHOWN ON GRADING PLANS, AND CONSTRUCT AND MAINTAIN
SLOPES AS RECOMMENDED BY THE GEOTECHNICAL REPORT.  ALL LANDSCAPE AREAS SHALL HAVE POSITIVE
DRAINAGE AWAY FROM STRUCTURES AT THE MINIMUM SLOPE SPECIFIED IN THE REPORT AND ON THE GRADING
PLANS, AND AREAS OF POTENTIAL PONDING SHALL BE REGRADED TO BLEND IN WITH THE SURROUNDING GRADES
AND ELIMINATE PONDING POTENTIAL.

c. THE LANDSCAPE CONTRACTOR SHALL DETERMINE WHETHER OR NOT THE EXPORT OF ANY SOIL WILL BE NEEDED,
TAKING INTO ACCOUNT THE ROUGH GRADE PROVIDED, THE AMOUNT OF SOIL AMENDMENTS TO BE ADDED (BASED
ON A SOIL TEST, PER SPECIFICATIONS), AND THE FINISH GRADES TO BE ESTABLISHED.

d. AFTER INSTALLING SOIL AMENDMENTS IN SHRUB AREAS, AND IN ORDER TO ALLOW FOR PROPER MULCH DEPTH,
ENSURE THAT THE FINISH GRADE IMMEDIATELY ADJACENT TO WALKS AND OTHER WALKING SURFACES IS 3" BELOW
FINISH GRADE, TAPERING TO MEET FINISH GRADE AT APPROXIMATELY 18" AWAY FROM THE SURFACE.

e. AFTER INSTALLING SOIL AMENDMENTS IN TURF AREAS, ENSURE THAT THE FINISH GRADE IN TURF AREAS
IMMEDIATELY ADJACENT TO WALKS AND OTHER WALKING SURFACES IS 1" BELOW FINISH GRADE, TAPERING TO
MEET FINISH GRADE AT APPROXIMATELY 18" AWAY FROM THE SURFACE.

f. SHOULD ANY CONFLICTS AND/OR DISCREPANCIES ARISE BETWEEN THE GRADING PLANS, GEOTECHNICAL REPORT,
THESE NOTES AND PLANS, AND ACTUAL CONDITIONS, THE CONTRACTOR SHALL IMMEDIATELY BRING SUCH ITEMS TO
THE ATTENTION OF THE LANDSCAPE ARCHITECT, GENERAL CONTRACTOR, AND OWNER.

4. ALL PLANT LOCATIONS ARE DIAGRAMMATIC.  ACTUAL LOCATIONS SHALL BE VERIFIED WITH THE LANDSCAPE ARCHITECT
OR DESIGNER PRIOR TO PLANTING.  THE LANDSCAPE CONTRACTOR SHALL ENSURE THAT ALL REQUIREMENTS OF THE
PERMITTING AUTHORITY ARE MET (I.E., MINIMUM PLANT QUANTITIES, PLANTING METHODS, TREE PROTECTION METHODS,
ETC.).
a. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR DETERMINING PLANT QUANTITIES; PLANT QUANTITIES SHOWN

ON LEGENDS AND CALLOUTS ARE FOR GENERAL INFORMATION ONLY.  IN THE EVENT OF A DISCREPANCY BETWEEN
THE PLAN AND THE PLANT LEGEND, THE PLANT QUANTITY AS SHOWN ON THE PLAN (FOR INDIVIDUAL SYMBOLS) OR
CALLOUT (FOR GROUNDCOVER  PATTERNS) SHALL TAKE PRECEDENCE.

b. NO SUBSTITUTIONS OF PLANT MATERIALS SHALL BE ALLOWED WITHOUT THE WRITTEN PERMISSION OF THE
LANDSCAPE ARCHITECT.  IF SOME OF THE PLANTS ARE NOT AVAILABLE, THE LANDSCAPE CONTRACTOR SHALL
NOTIFY THE LANDSCAPE ARCHITECT IN WRITING (VIA PROPER CHANNELS).

c. THE CONTRACTOR SHALL, AT A MINIMUM, PROVIDE REPRESENTATIVE PHOTOS OF ALL PLANTS PROPOSED FOR THE
PROJECT.  THE CONTRACTOR SHALL ALLOW  THE LANDSCAPE ARCHITECT AND THE OWNER/OWNER'S
REPRESENTATIVE TO INSPECT, AND APPROVE OR REJECT, ALL PLANTS DELIVERED TO THE JOBSITE.  REFER TO
SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS FOR SUBMITTALS.

5. THE CONTRACTOR SHALL MAINTAIN THE LANDSCAPE IN A HEALTHY CONDITION FOR 90 DAYS AFTER ACCEPTANCE BY THE
OWNER.  REFER TO SPECIFICATIONS FOR CONDITIONS OF ACCEPTANCE FOR THE START OF THE MAINTENANCE PERIOD,
AND FOR  FINAL ACCEPTANCE AT THE END OF THE MAINTENANCE PERIOD.

6. CONTRACTOR SHALL MODIFY EXISTING IRRIGATION SYSTEM TO ACCOMMODATE PROPOSED PLANTINGS & ENSURE FULL
FUNCTIONALITY OF SYSTEM.

7. SEE SPECIFICATIONS AND DETAILS FOR FURTHER REQUIREMENTS.

THE CONTRACTOR SHALL INSTALL ROOT BARRIERS NEAR ALL NEWLY-PLANTED TREES THAT ARE
LOCATED WITHIN FIVE (5) FEET OF PAVING OR CURBS.  ROOT BARRIERS SHALL BE "CENTURY" OR
"DEEP-ROOT" 24" DEEP PANELS (OR EQUAL).  BARRIERS SHALL BE LOCATED IMMEDIATELY ADJACENT TO
HARDSCAPE.  INSTALL PANELS PER MANUFACTURER'S RECOMMENDATIONS.  UNDER NO CIRCUMSTANCES
SHALL THE CONTRACTOR USE ROOT BARRIERS OF A TYPE THAT COMPLETELY ENCIRCLE THE ROOTBALL.

ROOT BARRIERS

MULCHES
AFTER ALL PLANTING IS COMPLETE, CONTRACTOR SHALL INSTALL 4" THICK LAYER OF 1-1/2" SHREDDED
WOOD MULCH, NATURAL (UNDYED) IN ALL PLANTING AREAS (EXCEPT FOR TURF AND SEEDED AREAS).
CONTRACTOR SHALL SUBMIT SAMPLES OF ALL MULCHES TO LANDSCAPE ARCHITECT AND OWNER FOR
APPROVAL PRIOR TO CONSTRUCTION.  ABSOLUTELY NO EXPOSED GROUND SHALL BE LEFT SHOWING
ANYWHERE ON THE PROJECT AFTER MULCH HAS BEEN INSTALLED (SUBJECT TO THE CONDITIONS AND
REQUIREMENTS OF THE "GENERAL GRADING AND PLANTING NOTES" AND SPECIFICATIONS).

NOTE:
AN IRRIGATION PLAN IS REQUIRED ON CIVIL, AND CONSTRUCTION PLANS AND MUST BE SIGNED
AND SEALED BY A LICENSED IRRIGATOR

ALL IRRIGATION CONTROLLERS MUST HAVE A RAIN AND FREEZE SENSORS

CONTRACTOR TO ASSES AND ASSURE EXISTING IRRIGATION SYSTEM IS FUNCTIONING PROPERLY
AND AUGMENT SYSTEM TO PROVIDE IRRIGATION TO NEW PLANTINGS AS NEEDED.

ROCK MULCH
AFTER ALL PLANTING IS COMPLETE, CONTRACTOR SHALL INSTALL 3" THICK LAYER OF RIVER ROCK
MULCH OVER LANDSCAPE FABRIC IN ALL PLANTING AREAS.  RIVER ROCK MULCH SHALL BE 1-1/2" - 2"
STONES, BEIGE IN COLOR (OR AS APPROVED BY OWNER).  CONTRACTOR SHALL SUBMIT SAMPLES OF
ALL RIVER ROCK MULCHES TO OWNER FOR APPROVAL PRIOR TO CONSTRUCTION.  ABSOLUTELY NO
EXPOSED GROUND SHALL BE LEFT SHOWING ANYWHERE ON THE PROJECT AFTER RIVER ROCK MULCH
HAS BEEN INSTALLED.
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EXISTING SHRUBS - CONTRACTOR
TO FILL GAPS WITH LIKE KIND AND
MINIMUM 5 GAL SIZE TO ACHIEVE
ONE SHRUB EVERY 3 - 3.5' O.C.

EXISTING TREE
TO REMAIN, TYP.

SYMBOL CODE QTY BOTANICAL / COMMON NAME CAL. CONT. SIZE

TREES

ML 6
Magnolia grandiflora `Little Gem`
Little Gem Dwarf Southern Magnolia 4" Cal. Cont. 10` ht.

SHADE TREES

AG 2
Acer grandidentatum
Bigtooth Maple 4" Cal. B&B or Cont. 14`-16`

EXT 10 Exisitng CanopyTree
To Remain ---

EXO 7 Exisitng OrnamentalTree
To Remain ---

EXR 3 Exisitng Tree
To be Removed ---

SYMBOL CODE QTY BOTANICAL / COMMON NAME CONTAINER SPACING SIZE

SHRUBS

GA 3
Abelia x grandiflora 'Rose Creek'
Rose Creek Glossy Abelia

5 gal. 36" OC 18" Min. Ht.

EXS 36 Existing Shrub ---

LF 98
Leucophyllum frutescens
`Compactum`
CompactTexas Ranger

5 gal 36" OC 24" Min. Ht.

SYMBOL CODE QTY BOTANICAL / COMMON NAME CONT SPACING SIZE

GROUND COVERS
CT 5,875 sf Cynodon dactylon `Tif 419`

Bermuda Grass Sod
sod

PLANT SCHEDULE

EXISTING TREE
TO REMAIN, TYP.

EXISTING SHRUBS IN PARKING LOT
SCREENING SHALL BE SUPPLEMENTED
TO MEET SCREENING REQUIREMENTS.

EXISTING TREE
TO REMAIN, TYP.

EXISTING
OVERHEAD LINES

EXISTING
OVERHEAD LINES

EXISTING
OVERHEAD LINES

PL
AN

TI
N

G
 P

LA
N

REFER TO TD-1 FOR EXISTING TREE DATA

REFER TO TD-1 FOR EXISTING TREE DATA

AREA INCLUDED IN
PARKING INTERIOR

AREA INCLUDED IN
PARKING INTERIOR

AREA INCLUDED IN
PARKING INTERIOR

AREA INCLUDED IN
PARKING INTERIOR

AREAS INCLUDED IN PARKING INTERIOR CALCULATIONS
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3

SHRUB, PERENNIAL, OR ORNAMENTAL GRASS.

MULCH, TYPE AND DEPTH PER PLANS.  PLACE NO
MORE THAN 1" OF MULCH WITHIN 6" OF PLANT
CENTER.

FINISH GRADE.

BACKFILL.  AMEND AND FERTILIZE ONLY AS
RECOMMENDED IN SOIL FERTILITY ANALYSIS.

ROOT BALL.

UNDISTURBED NATIVE SOIL.

3" HIGH EARTHEN WATERING BASIN.

5

6

7

SHRUB AND GROUNDCOVER PLANTING
SCALE: NTSB

FINISH GRADE.4

4

3

2

1

NOTES:
1) INSTALL EDGING SO THAT STAKES WILL BE ON INSIDE OF PLANTING BED.
2) BOTTOM OF EDGING SHALL BE BURIED A MINIMUM OF 1" BELOW FINISH GRADE.
3) TOP OF MULCH SHALL BE 1" LOWER THAN TOP OF EDGING.

MULCH, TYPE AND DEPTH PER PLANS.3

TAPERED STEEL STAKES.2

ROLLED-TOP STEEL EDGING PER PLANS.1

D SCALE: NOT TO SCALE

STEEL EDGING

TURF (WHERE SHOWN ON PLAN).4

PLANT.3

MULCH LAYER.2

CURB.1

1 432

OF MATURE CANOPY
24" MIN. TO EDGE

DISTANCE PER PLAN

C SCALE: NOT TO SCALE

PLANTING AT PARKING AREA

TREE PLANTING
SCALE: NOT TO SCALEA

5

6

7

4

1

8

9

11

10

12

PREVAILING
WINDS

NOTES:
1. SCARIFY SIDES OF PLANTING PIT PRIOR TO SETTING TREE.
2. REMOVE EXCESS SOIL APPLIED ON TOP OF THE ROOTBALL THAT

COVERS THE ROOT FLARE.  THE PLANTING HOLE DEPTH SHALL BE
SUCH THAT THE ROOTBALL RESTS ON UNDISTURBED SOIL, AND THE
ROOT FLARE IS 2"-4" ABOVE FINISH GRADE.

3. FOR B&B TREES, CUT OFF BOTTOM 1/3 OF WIRE BASKET BEFORE
PLACING TREE IN HOLE, CUT OFF AND REMOVE REMAINDER OF
BASKET AFTER TREE IS SET IN HOLE,  REMOVE ALL NYLON TIES,
TWINE, ROPE, AND OTHER PACKING MATERIAL.  REMOVE AS MUCH
BURLAP FROM AROUND ROOTBALL AS IS PRACTICAL.

4. REMOVE ALL NURSERY STAKES AFTER PLANTING.
5. FOR TREES 36" BOX/2.5" CAL. AND LARGER, USE THREE STAKES OR

DEADMEN (AS APPROPRIATE), SPACED EVENLY AROUND TREE.
6. STAKING SHALL BE TIGHT ENOUGH TO PREVENT TRUNK FROM

BENDING, BUT LOOSE ENOUGH TO ALLOW SOME TRUNK MOVEMENT
IN WIND.

1

2

3

TREE CANOPY.

CINCH-TIES (24" BOX/2" CAL. TREES AND SMALLER) OR
12 GAUGE GALVANIZED WIRE WITH NYLON TREE
STRAPS AT TREE AND STAKE (36" BOX/2.5" CAL. TREES
AND LARGER).  SECURE TIES OR STRAPS TO TRUNK
JUST ABOVE LOWEST MAJOR BRANCHES.

GREEN STEEL T-POSTS.  EXTEND POSTS 12" MIN. INTO
UNDISTURBED SOIL.

24" X 3/4" P.V.C. MARKERS OVER WIRES.

PRESSURE-TREATED WOOD DEADMAN, TWO PER
TREE (MIN.).  BURY OUTSIDE OF PLANTING PIT AND
18" MIN. INTO UNDISTURBED SOIL.

MULCH, TYPE AND DEPTH PER PLANS.  DO NOT
PLACE MULCH WITHIN 6" OF TRUNK.

FINISH GRADE.

BACKFILL.  AMEND AND FERTILIZE ONLY AS
RECOMMENDED IN SOIL FERTILITY ANALYSIS.

ROOT BALL.

UNDISTURBED NATIVE SOIL.

4" HIGH EARTHEN WATERING BASIN.

TRUNK FLARE.

CONIFEROUS
TREE

PREVAILING
WINDS

STAKING EXAMPLES (PLAN VIEW)

2

4

6

7

8

9

10

11

1

4

3X ROOTBALL DIA.

5

2

3

5

12

NON-CONIFEROUS
TREE

13

13 FINISH GRADE.

ROOT BARRIER - PLAN VIEW
SCALE: NOT TO SCALEE

TYPICAL CURB AND GUTTER

TYPICAL PLANTING AREA

LINEAR ROOT BARRIER MATERIAL. SEE
PLANTING NOTES FOR TYPE AND
MANUFACTURER.  INSTALL PER
MANUFACTURER'S SPECIFICATIONS.

TREE CANOPY

TREE TRUNK

TYPICAL WALKWAY OR PAVING1

2

3

4

5

6

1

4

2

3

5

6

5'
5'

5'
5'

OPEN LANDSCAPE
TO 10'

PARKWAY
OR ISLAND

NOTES:
1) INSTALL ROOT BARRIERS NEAR ALL

NEWLY-PLANTED TREES THAT ARE LOCATED
WITHIN FIVE (5) FEET OF PAVING OR CURBS.

2) BARRIERS SHALL BE LOCATED IMMEDIATELY
ADJACENT TO HARDSCAPE.   UNDER NO
CIRCUMSTANCES SHALL THE CONTRACTOR
USE ROOT BARRIERS OF A TYPE THAT
COMPLETELY ENCIRCLE THE ROOTBALL.

PLANTING SPECIFICATIONS
GENERAL

A. QUALIFICATIONS OF LANDSCAPE CONTRACTOR
1. ALL LANDSCAPE WORK SHOWN ON THESE PLANS SHALL BE PERFORMED BY A SINGLE FIRM

SPECIALIZING IN LANDSCAPE PLANTING.
2. A LIST OF SUCCESSFULLY COMPLETED PROJECTS OF THIS TYPE, SIZE AND NATURE MAY BE

REQUESTED BY THE OWNER FOR FURTHER QUALIFICATION MEASURES.
3. THE LANDSCAPE CONTRACTOR SHALL HOLD A VALID CONTRACTOR'S LICENSE ISSUED BY THE

APPROPRIATE LOCAL JURISDICTION.
B. SCOPE OF WORK

1. WORK COVERED BY THESE SECTIONS INCLUDES THE FURNISHING AND PAYMENT OF ALL MATERIALS,
LABOR, SERVICES, EQUIPMENT, LICENSES, TAXES AND ANY OTHER ITEMS THAT ARE NECESSARY FOR
THE EXECUTION, INSTALLATION AND COMPLETION OF ALL WORK, SPECIFIED HEREIN AND / OR SHOWN
ON THE LANDSCAPE PLANS, NOTES, AND DETAILS.

2. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH ALL APPLICABLE LAWS, CODES AND
REGULATIONS REQUIRED BY AUTHORITIES HAVING JURISDICTION OVER SUCH WORK, INCLUDING ALL
INSPECTIONS AND PERMITS REQUIRED BY FEDERAL, STATE AND LOCAL AUTHORITIES IN SUPPLY,
TRANSPORTATION AND INSTALLATION OF MATERIALS.

3. THE LANDSCAPE CONTRACTOR SHALL VERIFY THE LOCATION OF ALL UNDERGROUND UTILITY LINES
(WATER, SEWER, ELECTRICAL, TELEPHONE, GAS, CABLE, TELEVISION, ETC.) PRIOR TO THE START OF
ANY WORK.

PRODUCTS

A. ALL MANUFACTURED PRODUCTS SHALL BE NEW.
B. CONTAINER AND BALLED-AND-BURLAPPED PLANTS:

1. FURNISH NURSERY-GROWN PLANTS COMPLYING WITH ANSI Z60.1-2014.  PROVIDE WELL-SHAPED, FULLY
BRANCHED, HEALTHY, VIGOROUS STOCK FREE OF DISEASE, INSECTS, EGGS, LARVAE, AND DEFECTS
SUCH AS KNOTS, SUN SCALD, INJURIES, ABRASIONS, AND DISFIGUREMENT.  ALL PLANTS WITHIN A
SPECIES SHALL HAVE SIMILAR SIZE, AND SHALL BE OF A FORM TYPICAL FOR THE SPECIES.  ALL TREES
SHALL BE OBTAINED FROM SOURCES WITHIN 200 MILES OF THE PROJECT SITE, AND WITH SIMILAR
CLIMACTIC CONDITIONS.

2. ROOT SYSTEMS SHALL BE HEALTHY, DENSELY BRANCHED ROOT SYSTEMS, NON-POT-BOUND, FREE
FROM ENCIRCLING AND/OR GIRDLING ROOTS, AND FREE FROM ANY OTHER ROOT DEFECTS (SUCH AS
J-SHAPED ROOTS).

3. TREES MAY BE PLANTED FROM CONTAINERS OR BALLED-AND-BURLAPPED (B&B), UNLESS SPECIFIED
ON THE PLANTING LEGEND.  BARE-ROOT TREES ARE NOT ACCEPTABLE.

4. ANY PLANT DEEMED UNACCEPTABLE BY THE LANDSCAPE ARCHITECT OR OWNER SHALL BE
IMMEDIATELY REMOVED FROM THE SITE AND SHALL BE REPLACED WITH AN ACCEPTABLE PLANT OF
LIKE TYPE AND SIZE AT THE CONTRACTOR'S OWN EXPENSE.  ANY PLANTS APPEARING TO BE
UNHEALTHY, EVEN IF DETERMINED TO STILL BE ALIVE, SHALL NOT BE ACCEPTED.  THE LANDSCAPE
ARCHITECT AND OWNER SHALL BE THE SOLE JUDGES AS TO THE ACCEPTABILITY OF PLANT MATERIAL.

5. ALL TREES SHALL BE STANDARD IN FORM, UNLESS OTHERWISE SPECIFIED.  TREES WITH CENTRAL
LEADERS WILL NOT BE ACCEPTED IF LEADER IS DAMAGED OR REMOVED.  PRUNE ALL DAMAGED TWIGS
AFTER PLANTING.

6. CALIPER MEASUREMENTS FOR STANDARD (SINGLE TRUNK) TREES SHALL BE AS FOLLOWS:  SIX INCHES
ABOVE THE ROOT FLARE FOR TREES UP TO AND INCLUDING FOUR INCHES IN CALIPER, AND TWELVE
INCHES ABOVE THE ROOT FLARE FOR TREES EXCEEDING FOUR INCHES IN CALIPER.

7. MULTI-TRUNK TREES SHALL BE MEASURED BY THEIR OVERALL HEIGHT, MEASURED FROM THE TOP OF
THE ROOT BALL.  WHERE CALIPER MEASUREMENTS ARE USED, THE CALIPER SHALL BE CALCULATED
AS ONE-HALF OF THE SUM OF THE CALIPER OF THE THREE LARGEST TRUNKS.

8. ANY TREE OR SHRUB SHOWN TO HAVE EXCESS SOIL PLACED ON TOP OF THE ROOT BALL, SO THAT
THE ROOT FLARE HAS BEEN COMPLETELY COVERED, SHALL BE REJECTED.

C. SOD:  PROVIDE WELL-ROOTED SOD OF THE VARIETY NOTED ON THE PLANS.  SOD SHALL BE CUT FROM
HEALTHY, MATURE TURF WITH SOIL THICKNESS OF 3/4" TO 1".  EACH PALLET OF SOD SHALL BE
ACCOMPANIED BY A CERTIFICATE FROM SUPPLIER STATING THE COMPOSITION OF THE SOD.

D. SEED:  PROVIDE BLEND OF SPECIES AND VARIETIES AS NOTED ON THE PLANS, WITH MAXIMUM
PERCENTAGES OF PURITY, GERMINATION, AND MINIMUM PERCENTAGE OF WEED SEED AS INDICATED ON
PLANS.  EACH BAG OF SEED SHALL BE ACCOMPANIED BY A TAG FROM THE SUPPLIER INDICATING THE
COMPOSITION OF THE SEED.

E. TOPSOIL:  SANDY TO CLAY LOAM TOPSOIL, FREE OF STONES LARGER THAN ½ INCH, FOREIGN MATTER,
PLANTS, ROOTS, AND SEEDS.

F. COMPOST:  WELL-COMPOSTED, STABLE, AND WEED-FREE ORGANIC MATTER, pH RANGE OF 5.5 TO 8;
MOISTURE CONTENT 35 TO 55 PERCENT BY WEIGHT; 100 PERCENT PASSING THROUGH 3/4-INCH SIEVE;
SOLUBLE SALT CONTENT OF 5 TO 10 DECISIEMENS/M; NOT EXCEEDING 0.5 PERCENT INERT CONTAMINANTS
AND FREE OF SUBSTANCES TOXIC TO PLANTINGS.  NO MANURE OR ANIMAL-BASED PRODUCTS SHALL BE
USED.

G. FERTILIZER:  GRANULAR FERTILIZER CONSISTING OF NITROGEN, PHOSPHORUS, POTASSIUM, AND OTHER
NUTRIENTS IN PROPORTIONS, AMOUNTS, AND RELEASE RATES RECOMMENDED IN A SOIL REPORT FROM A
QUALIFIED SOIL-TESTING AGENCY (SEE BELOW).

H. MULCH:  SIZE AND TYPE AS INDICATED ON PLANS, FREE FROM DELETERIOUS MATERIALS AND SUITABLE AS A
TOP DRESSING OF TREES AND SHRUBS.

I. TREE STAKING AND GUYING
1. STAKES:  6' LONG GREEN METAL T-POSTS.
2. GUY AND TIE WIRE:  ASTM A 641, CLASS 1, GALVANIZED-STEEL WIRE, 2-STRAND, TWISTED, 0.106 INCH

DIAMETER.
3. STRAP CHAFING GUARD:  REINFORCED NYLON OR CANVAS AT LEAST 1-1/2 INCH WIDE, WITH

GROMMETS TO PROTECT TREE TRUNKS FROM DAMAGE.
L. STEEL EDGING:  PROFESSIONAL STEEL EDGING, 14 GAUGE THICK X 4 INCHES WIDE, FACTORY PAINTED DARK

GREEN.  ACCEPTABLE MANUFACTURERS INCLUDE COL-MET OR APPROVED EQUAL.
M. PRE-EMERGENT HERBICIDES:  ANY GRANULAR, NON-STAINING PRE-EMERGENT HERBICIDE THAT IS LABELED

FOR THE SPECIFIC ORNAMENTALS OR TURF ON WHICH IT WILL BE UTILIZED.  PRE-EMERGENT HERBICIDES
SHALL BE APPLIED PER THE MANUFACTURER'S LABELED RATES.

METHODS

A. SOIL PREPARATION
1. BEFORE STARTING WORK, THE LANDSCAPE CONTRACTOR SHALL VERIFY THAT THE GRADE OF ALL

LANDSCAPE AREAS ARE WITHIN +/-0.1' OF FINISH GRADE.  THE CONTRACTOR SHALL NOTIFY THE
OWNER IMMEDIATELY SHOULD ANY DISCREPANCIES EXIST.

2. SOIL TESTING:
a. AFTER FINISH GRADES HAVE BEEN ESTABLISHED, CONTRACTOR SHALL HAVE SOIL SAMPLES

FROM THE PROJECT'S LANDSCAPE AREAS TESTED BY AN ESTABLISHED SOIL TESTING
LABORATORY.  EACH SAMPLE SUBMITTED TO THE LAB SHALL CONTAIN NO LESS THAN ONE
QUART OF SOIL, TAKEN FROM BETWEEN THE SOIL SURFACE AND 6" DEPTH.  IF NO SAMPLE
LOCATIONS ARE INDICATED ON THE PLANS, THE CONTRACTOR SHALL TAKE A MINIMUM OF THREE
SAMPLES FROM VARIOUS REPRESENTATIVE LOCATIONS FOR TESTING.

b. THE CONTRACTOR SHALL HAVE THE SOIL TESTING LABORATORY PROVIDE RESULTS FOR THE
FOLLOWING:  SOIL TEXTURAL CLASS, GENERAL SOIL FERTILITY, pH, ORGANIC MATTER CONTENT,
SALT (CEC), LIME, SODIUM ADSORPTION RATIO (SAR) AND BORON CONTENT.

c. THE CONTRACTOR SHALL ALSO SUBMIT THE PROJECT'S PLANT LIST TO THE LABORATORY ALONG
WITH THE SOIL SAMPLES.

d. THE SOIL REPORT PRODUCED BY THE LABORATORY SHALL CONTAIN RECOMMENDATIONS FOR
THE FOLLOWING (AS APPROPRIATE):  SEPARATE SOIL PREPARATION AND BACKFILL MIX
RECOMMENDATIONS FOR GENERAL ORNAMENTAL PLANTS, XERIC PLANTS, TURF, AND NATIVE
SEED, AS WELL AS PRE-PLANT FERTILIZER APPLICATIONS AND RECOMMENDATIONS FOR ANY
OTHER SOIL RELATED ISSUES.  THE REPORT SHALL ALSO PROVIDE A FERTILIZER PROGRAM FOR
THE ESTABLISHMENT PERIOD AND FOR LONG-TERM MAINTENANCE.

3. THE CONTRACTOR SHALL INSTALL SOIL AMENDMENTS AND FERTILIZERS PER THE SOILS REPORT
RECOMMENDATIONS.  ANY CHANGE IN COST DUE TO THE SOIL REPORT RECOMMENDATIONS, EITHER
INCREASE OR DECREASE, SHALL BE SUBMITTED TO THE OWNER WITH THE REPORT.

4. FOR BIDDING PURPOSES ONLY, THE SOIL PREPARATION SHALL CONSIST OF THE FOLLOWING:
a. TURF:  INCORPORATE THE FOLLOWING AMENDMENTS INTO THE TOP 8" OF SOIL BY MEANS OF

ROTOTILLING AFTER CROSS-RIPPING:
i. NITROGEN STABILIZED ORGANIC AMENDMENT - 4 CU. YDS. PER 1,000 S.F.
ii. PREPLANT TURF FERTILIZER (10-20-10 OR SIMILAR, SLOW RELEASE, ORGANIC) - 15 LBS PER 1,000

S.F.
iii. "CLAY BUSTER" OR EQUAL - USE MANUFACTURER'S RECOMMENDED RATE
b. TREES, SHRUBS, AND PERENNIALS:  INCORPORATE THE FOLLOWING AMENDMENTS INTO THE TOP

8" OF SOIL BY MEANS OF ROTOTILLING AFTER CROSS-RIPPING:
i. NITROGEN STABILIZED ORGANIC AMENDMENT - 4 CU. YDS. PER 1,000 S.F.
ii. 12-12-12 FERTILIZER (OR SIMILAR, ORGANIC, SLOW RELEASE) - 10 LBS. PER CU. YD.
iii. "CLAY BUSTER" OR EQUAL - USE MANUFACTURER'S RECOMMENDED RATE
iv. IRON SULPHATE - 2 LBS. PER CU. YD.

5. IN THE CONTEXT OF THESE PLANS, NOTES, AND SPECIFICATIONS, "FINISH GRADE" REFERS TO THE
FINAL ELEVATION OF THE SOIL SURFACE (NOT TOP OF MULCH) AS INDICATED ON THE GRADING PLANS.
a. BEFORE STARTING WORK, THE LANDSCAPE CONTRACTOR SHALL VERIFY THAT THE ROUGH

GRADES OF ALL LANDSCAPE AREAS ARE WITHIN +/-0.1' OF FINISH GRADE.  SEE SPECIFICATIONS
FOR MORE DETAILED INSTRUCTION ON TURF AREA AND PLANTING BED PREPARATION.

b. CONSTRUCT AND MAINTAIN FINISH GRADES AS SHOWN ON GRADING PLANS, AND CONSTRUCT
AND MAINTAIN SLOPES AS RECOMMENDED BY THE GEOTECHNICAL REPORT.  ALL LANDSCAPE
AREAS SHALL HAVE POSITIVE DRAINAGE AWAY FROM STRUCTURES AT THE MINIMUM SLOPE
SPECIFIED IN THE REPORT AND ON THE GRADING PLANS, AND AREAS OF POTENTIAL PONDING
SHALL BE REGRADED TO BLEND IN WITH THE SURROUNDING GRADES AND ELIMINATE PONDING
POTENTIAL.

c. THE LANDSCAPE CONTRACTOR SHALL DETERMINE WHETHER OR NOT THE EXPORT OF ANY SOIL
WILL BE NEEDED, TAKING INTO ACCOUNT THE ROUGH GRADE PROVIDED, THE AMOUNT OF SOIL
AMENDMENTS TO BE ADDED (BASED ON A SOIL TEST, PER SPECIFICATIONS), AND THE FINISH
GRADES TO BE ESTABLISHED.

d. ENSURE THAT THE FINISH GRADE IN SHRUB AREAS IMMEDIATELY ADJACENT TO WALKS AND
OTHER WALKING SURFACES, AFTER INSTALLING SOIL AMENDMENTS, IS 3" BELOW THE ADJACENT
FINISH SURFACE, IN ORDER TO ALLOW FOR PROPER MULCH DEPTH.  TAPER THE SOIL SURFACE
TO MEET FINISH GRADE, AS SPECIFIED ON THE GRADING PLANS, AT APPROXIMATELY 18" AWAY
FROM THE WALKS.

e. ENSURE THAT THE FINISH GRADE IN TURF AREAS IMMEDIATELY ADJACENT TO WALKS AND
OTHER WALKING SURFACES, AFTER INSTALLING SOIL AMENDMENTS,  IS 1" BELOW THE FINISH
SURFACE OF THE WALKS.  TAPER THE SOIL SURFACE TO MEET FINISH GRADE, AS SPECIFIED ON
THE GRADING PLANS, AT APPROXIMATELY 18" AWAY FROM THE WALKS.

f. SHOULD ANY CONFLICTS AND/OR DISCREPANCIES ARISE BETWEEN THE GRADING PLANS,
GEOTECHNICAL REPORT, THESE NOTES AND PLANS, AND ACTUAL CONDITIONS, THE
CONTRACTOR SHALL IMMEDIATELY BRING SUCH ITEMS TO THE ATTENTION OF THE LANDSCAPE
ARCHITECT, GENERAL CONTRACTOR, AND OWNER.

6. ONCE SOIL PREPARATION IS COMPLETE, THE LANDSCAPE CONTRACTOR SHALL ENSURE THAT THERE
ARE NO DEBRIS, TRASH, OR STONES LARGER THAN 1" REMAINING IN THE TOP 6" OF SOIL.

B. SUBMITTALS
1. THE CONTRACTOR SHALL PROVIDE SUBMITTALS AND SAMPLES, IF REQUIRED, TO THE LANDSCAPE

ARCHITECT, AND RECEIVE APPROVAL IN WRITING FOR SUCH SUBMITTALS BEFORE WORK COMMENCES.
2. SUBMITTALS SHALL INCLUDE PHOTOS OF PLANTS WITH A RULER OR MEASURING STICK FOR SCALE,

PHOTOS OR SAMPLES OF ANY REQUIRED MULCHES, AND SOIL TEST RESULTS AND PREPARATION
RECOMMENDATIONS FROM THE TESTING LAB (INCLUDING COMPOST AND FERTILIZER RATES AND
TYPES, AND OTHER AMENDMENTS FOR TREE/SHRUB, TURF, AND SEED AREAS AS MAY BE
APPROPRIATE).

3. SUBMITTALS SHALL ALSO INCLUDE MANUFACTURER CUT SHEETS FOR PLANTING ACCESSORIES SUCH
AS TREE STAKES AND TIES, EDGING, AND LANDSCAPE FABRICS (IF ANY).

4. WHERE MULTIPLE ITEMS ARE SHOWN ON A PAGE, THE CONTRACTOR SHALL CLEARLY INDICATE THE
ITEM BEING CONSIDERED.

C. GENERAL PLANTING
1. REMOVE ALL NURSERY TAGS AND STAKES FROM PLANTS.
2. EXCEPT IN AREAS TO BE PLANTED WITH ORNAMENTAL GRASSES, APPLY PRE-EMERGENT HERBICIDES

AT THE MANUFACTURER'S RECOMMENDED RATE.
3. TRENCHING NEAR EXISTING TREES:

a. CONTRACTOR SHALL NOT DISTURB ROOTS 1-1/2" AND LARGER IN DIAMETER WITHIN THE CRITICAL
ROOT ZONE (CRZ) OF EXISTING TREES, AND SHALL EXERCISE ALL POSSIBLE CARE AND
PRECAUTIONS TO AVOID INJURY TO TREE ROOTS, TRUNKS, AND BRANCHES.  THE CRZ IS
DEFINED AS A CIRCULAR AREA EXTENDING OUTWARD FROM THE TREE TRUNK, WITH A RADIUS
EQUAL TO 1' FOR EVERY 1" OF TRUNK DIAMETER-AT-BREAST-HEIGHT (4.5' ABOVE THE AVERAGE
GRADE AT THE TRUNK).

b. ALL EXCAVATION WITHIN THE CRZ SHALL BE PERFORMED USING HAND TOOLS.  NO MACHINE
EXCAVATION OR TRENCHING OF ANY KIND SHALL BE ALLOWED WITHIN THE CRZ.

c. ALTER ALIGNMENT OF PIPE TO AVOID TREE ROOTS 1-1/2" AND LARGER IN DIAMETER.  WHERE
TREE ROOTS 1-1/2" AND LARGER IN DIAMETER ARE ENCOUNTERED IN THE FIELD, TUNNEL UNDER
SUCH ROOTS.  WRAP EXPOSED ROOTS WITH SEVERAL LAYERS OF BURLAP AND KEEP MOIST.
CLOSE ALL TRENCHES WITHIN THE CANOPY DRIP LINES WITHIN 24 HOURS.

d. ALL SEVERED ROOTS SHALL BE HAND PRUNED WITH SHARP TOOLS AND ALLOWED TO AIR-DRY.
DO NOT USE ANY SORT OF SEALERS OR WOUND PAINTS.

C. TREE PLANTING
1. TREE PLANTING HOLES SHALL BE EXCAVATED TO MINIMUM WIDTH OF TWO TIMES THE WIDTH OF THE

ROOTBALL, AND TO A DEPTH EQUAL TO THE DEPTH OF THE ROOTBALL LESS TWO TO FOUR INCHES.
2. SCARIFY THE SIDES AND BOTTOM OF THE PLANTING HOLE PRIOR TO THE PLACEMENT OF THE TREE.

REMOVE ANY GLAZING THAT MAY HAVE BEEN CAUSED DURING THE EXCAVATION OF THE HOLE.
3. FOR CONTAINER AND BOX TREES, TO REMOVE ANY POTENTIALLY GIRDLING ROOTS AND OTHER ROOT

DEFECTS, THE CONTRACTOR SHALL SHAVE A 1" LAYER OFF OF THE SIDES AND BOTTOM OF THE
ROOTBALL OF ALL TREES JUST BEFORE PLACING INTO THE PLANTING PIT.  DO NOT "TEASE" ROOTS
OUT FROM THE ROOTBALL.

4. INSTALL THE TREE ON UNDISTURBED SUBGRADE SO THAT THE TOP OF THE ROOTBALL IS TWO TO
FOUR INCHES ABOVE THE SURROUNDING GRADE.

5. BACKFILL THE TREE HOLE UTILIZING THE EXISTING TOPSOIL FROM ON-SITE.  ROCKS LARGER THAN 1"
DIA. AND ALL OTHER DEBRIS SHALL BE REMOVED FROM THE SOIL PRIOR TO THE BACKFILL.  SHOULD
ADDITIONAL SOIL BE REQUIRED TO ACCOMPLISH THIS TASK, USE STORED TOPSOIL FROM ON-SITE OR
IMPORT ADDITIONAL TOPSOIL FROM OFF-SITE AT NO ADDITIONAL COST TO THE OWNER.  IMPORTED
TOPSOIL SHALL BE OF SIMILAR TEXTURAL CLASS AND COMPOSITION IN THE ON-SITE SOIL.

6. TREES SHALL NOT BE STAKED UNLESS LOCAL CONDITIONS (SUCH AS HEAVY WINDS OR SLOPES)
REQUIRE STAKES TO KEEP TREES UPRIGHT.  SHOULD STAKING BE REQUIRED, THE TOTAL NUMBER OF
TREE STAKES (BEYOND THE MINIMUMS LISTED BELOW) WILL BE LEFT TO THE LANDSCAPE
CONTRACTOR'S DISCRETION.  SHOULD ANY TREES FALL OR LEAN, THE LANDSCAPE CONTRACTOR
SHALL STRAIGHTEN THE TREE, OR REPLACE IT SHOULD IT BECOME DAMAGED.  TREE STAKING SHALL
ADHERE TO THE FOLLOWING GUIDELINES:
a. 1"-2" TREES TWO STAKES PER TREE
b. 2-1/2"-4" TREES THREE STAKES PER TREE
c. TREES OVER 4" CALIPER GUY AS NEEDED
d. MULTI-TRUNK TREES THREE STAKES PER TREE MINIMUM, QUANTITY AND POSITIONS AS

NEEDED TO STABILIZE THE TREE
e. #15 CONT. - 24" BOX TREES TWO STAKES PER TREE
f. 36"-48" BOX TREES THREE STAKES PER TREE
g. OVER 48" BOX TREES GUY AS NEEDED
h. MULTI-TRUNK TREES THREE STAKES PER TREE MINIMUM, QUANTITY AND POSITIONS AS

NEEDED TO STABILIZE THE TREE
7. UPON COMPLETION OF PLANTING, CONSTRUCT AN EARTH WATERING BASIN AROUND THE TREE.

COVER THE INTERIOR OF THE TREE RING WITH MULCH (TYPE AND DEPTH PER PLANS).
D. SHRUB, PERENNIAL, AND GROUNDCOVER PLANTING

1. DIG THE PLANTING HOLES TWICE AS WIDE AND 2" LESS DEEP THAN EACH PLANT'S ROOTBALL.  INSTALL
THE PLANT IN THE HOLE.  BACKFILL AROUND THE PLANT WITH SOIL AMENDED PER SOIL TEST
RECOMMENDATIONS.

2. INSTALL THE WEED BARRIER CLOTH, OVERLAPPING IT AT THE ENDS.  UTILIZE STEEL STAPLES TO KEEP
THE WEED BARRIER CLOTH IN PLACE.

3. WHEN PLANTING IS COMPLETE, INSTALL MULCH (TYPE AND DEPTH PER PLANS) OVER ALL PLANTING
BEDS, COVERING THE ENTIRE PLANTING AREA.

E. SODDING
1. SOD VARIETY TO BE AS SPECIFIED ON THE LANDSCAPE PLAN.
2. LAY SOD WITHIN 24 HOURS FROM THE TIME OF STRIPPING.  DO NOT LAY IF THE GROUND IS FROZEN.
3. LAY THE SOD TO FORM A SOLID MASS WITH TIGHTLY FITTED JOINTS.  BUTT ENDS AND SIDES OF SOD

STRIPS - DO NOT OVERLAP.  STAGGER STRIPS TO OFFSET JOINTS IN ADJACENT COURSES.
4. ROLL THE SOD TO ENSURE GOOD CONTACT OF THE SOD'S ROOT SYSTEM WITH THE SOIL

UNDERNEATH.
5. WATER THE SOD THOROUGHLY WITH A FINE SPRAY IMMEDIATELY AFTER PLANTING TO OBTAIN AT

LEAST SIX INCHES OF PENETRATION INTO THE SOIL BELOW THE SOD.
F. MULCH

1. INSTALL MULCH TOPDRESSING, TYPE AND DEPTH PER MULCH NOTE, IN ALL PLANTING AREAS AND
TREE RINGS.

2. DO NOT INSTALL MULCH WITHIN 6" OF TREE ROOT FLARE AND WITHIN 24" OF HABITABLE STRUCTURES,
EXCEPT AS MAY BE NOTED ON THESE PLANS.  MULCH COVER WITHIN 6" OF CONCRETE WALKS AND
CURBS SHALL NOT PROTRUDE ABOVE THE FINISH SURFACE OF THE WALKS AND CURBS. MULCH
COVER WITHIN 12" OF WALLS SHALL BE AT LEAST 3" LOWER THAN THE TOP OF WALL.

I. CLEAN UP
1. DURING LANDSCAPE PREPARATION AND PLANTING, KEEP ALL PAVEMENT CLEAN AND ALL WORK AREAS

IN A NEAT, ORDERLY CONDITION.
2. LEGALLY DISPOSE ALL EXCAVATED MATERIALS OFF THE PROJECT SITE.

J. INSPECTION AND ACCEPTANCE
1. UPON COMPLETION OF THE WORK, THE LANDSCAPE CONTRACTOR SHALL PROVIDE THE SITE CLEAN,

FREE OF DEBRIS AND TRASH, AND SUITABLE FOR USE AS INTENDED.  THE LANDSCAPE CONTRACTOR
SHALL THEN REQUEST AN INSPECTION BY THE OWNER TO DETERMINE FINAL ACCEPTABILITY.

2. WHEN THE INSPECTED PLANTING WORK DOES NOT COMPLY WITH THE CONTRACT DOCUMENTS, THE
LANDSCAPE CONTRACTOR SHALL REPLACE AND/OR REPAIR THE REJECTED WORK TO THE OWNER'S
SATISFACTION WITHIN 24 HOURS.

3. THE LANDSCAPE MAINTENANCE PERIOD WILL NOT COMMENCE UNTIL THE LANDSCAPE WORK HAS
BEEN RE-INSPECTED BY THE OWNER AND FOUND TO BE ACCEPTABLE.  AT THAT TIME, A WRITTEN
NOTICE OF FINAL ACCEPTANCE WILL BE ISSUED BY THE OWNER, AND THE MAINTENANCE AND
GUARANTEE PERIODS WILL COMMENCE.

K. LANDSCAPE MAINTENANCE
1. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE MAINTENANCE OF ALL WORK SHOWN

ON THESE PLANS FOR 90 DAYS BEYOND FINAL ACCEPTANCE OF ALL LANDSCAPE WORK BY THE
OWNER.  LANDSCAPE MAINTENANCE SHALL INCLUDE WEEKLY SITE VISITS FOR THE FOLLOWING
ACTIONS (AS APPROPRIATE):  PROPER PRUNING, RESTAKING OF TREES, RESETTING OF PLANTS THAT
HAVE SETTLED, MOWING AND AERATION OF LAWNS, WEEDING, RESEEDING AREAS WHICH HAVE NOT
GERMINATED WELL, TREATING FOR INSECTS AND DISEASES,REPLACEMENT OF MULCH, REMOVAL OF
LITTER, REPAIRS TO THE IRRIGATION SYSTEM DUE TO FAULTY PARTS AND/OR WORKMANSHIP, AND
THE APPROPRIATE WATERING OF ALL PLANTINGS.  THE LANDSCAPE CONTRACTOR SHALL MAINTAIN
THE IRRIGATION SYSTEM IN PROPER WORKING ORDER, WITH SCHEDULING ADJUSTMENTS BY SEASON
TO MAXIMIZE WATER CONSERVATION.

2.  SHOULD SEEDED AND/OR SODDED AREAS NOT BE COVERED BY AN AUTOMATIC IRRIGATION SYSTEM,
THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR WATERING THESE AREAS AND OBTAINING
A FULL, HEALTHY STAND OF PLANTS AT NO ADDITIONAL COST TO THE OWNER.

3. TO ACHIEVE FINAL ACCEPTANCE AT THE END OF THE MAINTENANCE PERIOD, ALL OF THE FOLLOWING
CONDITIONS MUST OCCUR:
a. THE LANDSCAPE SHALL SHOW ACTIVE, HEALTHY GROWTH (WITH EXCEPTIONS MADE FOR

SEASONAL DORMANCY).  ALL PLANTS NOT MEETING THIS CONDITION SHALL BE REJECTED AND
REPLACED BY HEALTHY PLANT MATERIAL PRIOR TO FINAL ACCEPTANCE.

b. ALL HARDSCAPE SHALL BE CLEANED PRIOR TO FINAL ACCEPTANCE.
c. SODDED AREAS MUST BE ACTIVELY GROWING  AND MUST REACH A MINIMUM HEIGHT OF 1 1/2

INCHES BEFORE FIRST MOWING.    HYDROMULCHED AREAS SHALL SHOW ACTIVE, HEALTHY
GROWTH.  BARE AREAS LARGER THAN TWELVE SQUARE INCHES MUST BE RESODDED OR
RESEEDED (AS APPROPRIATE) PRIOR TO FINAL ACCEPTANCE.  ALL SODDED TURF SHALL BE
NEATLY MOWED.

L. WARRANTY PERIOD, PLANT GUARANTEE AND REPLACEMENTS
1. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL TREES, SHRUBS, PERENNIALS, SOD,

SEEDED/HYDROMULCHED AREAS, AND IRRIGATION SYSTEMS FOR A PERIOD OF  ONE YEAR FROM THE
DATE OF THE OWNER'S FINAL ACCEPTANCE (90 DAYS FOR ANNUAL PLANTS).  THE CONTRACTOR SHALL
REPLACE, AT HIS OWN EXPENSE AND TO THE SATISFACTION OF THE OWNER, ANY PLANTS WHICH DIE
IN THAT TIME, OR REPAIR ANY PORTIONS OF THE IRRIGATION SYSTEM WHICH OPERATE IMPROPERLY.

2. AFTER THE INITIAL MAINTENANCE PERIOD AND DURING THE GUARANTEE PERIOD, THE LANDSCAPE
CONTRACTOR SHALL ONLY BE RESPONSIBLE FOR REPLACEMENT OF PLANTS WHEN PLANT DEATH
CANNOT BE ATTRIBUTED DIRECTLY TO OVERWATERING OR OTHER DAMAGE BY HUMAN ACTIONS.

M. PROVIDE A MINIMUM OF (2) COPIES OF RECORD DRAWINGS TO THE OWNER UPON COMPLETION OF WORK.  A
RECORD DRAWING IS A RECORD OF ALL CHANGES THAT OCCURRED IN THE FIELD AND THAT ARE
DOCUMENTED THROUGH CHANGE ORDERS, ADDENDA, OR CONTRACTOR/CONSULTANT DRAWING MARKUPS.
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REMOVE AND
REPLACE EXISTING
ADA RAMP TO TOA
STANDARD DETAIL
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CURB &
GUTTER
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15.72'

18
0.

37
'

CONSTRUCT SIX-FOOT WALLS MADE OF THE SAME
MATERIALS AND FINISHES AS THE BUILDINGS.

INSTALL A SOLID DOUBLE METAL GATE ON THE
FOURTH SIDE, AND IT SHALL BE KEPT CLOSED AT
ALL TIMES OTHER THAN FOR IMMEDIATE ACCESS.

PROPOSED
ACCESSIBLE
ROUTE

PROPOSED
PAVEMENT
STRIPING
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PAVEMENT
STRIPING
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PAVEMENT
STRIPING
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PAVEMENT
STRIPING
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PAVEMENT
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PAVEMENT
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INSTALL:
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TREE INVENTORY

NOTE: TREE PROTECTION FOR ANY PRESERVED OR
RELOCATED TREES MUST BE PROVIDED PER DETAILS AND

SPECIFICATIONS ON SHEET TD-2. THESE MUST BE UP PRIOR
TO THE COMMENCEMENT OF ANY WORK AND MAINTAINED

THROUGHOUT CONSTRUCTION.

NOTE: ALL TREE TRIMMING MUST BE APPROVED BY THE
OWNER AND LOCAL JURISDICTION PRIOR TO

COMMENCEMENT OF WORK. ALL TREE TRIMMING MUST BE
DONE BY AN ISA CERTIFIED ARBORIST IN ACCORDANCE WITH

LOCAL TREE PRESERVATION ORDINANCE.

INDICATES TREE NUMBER
EXISTING CANOPY TREES TO
REMAIN IN PLACE

LEGEND

EXISTING TREES TO BE REMOVED

TREE PROTECTION FENCE

TREE PROTECTION FENCE

xxxx

MITIGATION FOR REMOVAL OF EXISTING TREES
MITIGATION FOR REMOVAL OF 3 TREES (TOTALING 36") SHALL BE ACHIEVED AS FOLLOWS:

THE PROPERTY OWNER WILL PAY A ONE-TIME FEE PER SITE TO THE TOWN IN LIEU OF
TREE REPLACEMENTS, AS APPROVED BY THE TOWN COUNCIL.

FEE TO BE PAID IS 4 INCHES * $192 = $768

TREE PROTECTION FENCE
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TD-1

CASE NUMBER: 1937-SUP

 PROPERTY LINE

 PROPERTY LINE

 PROPERTY LINE

 PROPERTY LINE

EXISTING TREE
TO REMAIN, TYP.

EXISTING TREE
TO REMAIN, TYP.

TREE PROTECTION FENCE

TREE PROTECTION FENCE

TREE PROTECTION FENCE

TREE PROTECTION FENCE

TREE PROTECTION FENCE

TREE PROTECTION FENCE

EXISTING TREE TO
BE REMOVED, TYP.

EXISTING TREE TO
BE REMOVED, TYP.

EXISTING TREE
TO REMAIN, TYP.

TREE PROTECTION FENCE

EXISTING ORNAMENTAL TREES
TO REMAIN IN PLACE

TR
EE
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TREE DATA PROVIDED BY:

Matthew Clemons, RCA #623
Certified Arborist, TX1340 (ISA)
3000 S Hulen St Suite 124-401
Fort Worth, TX 76109

817-471-6945

EXISTING TREE DATA
TOTAL EXISTING: 341 INCHES
TOTAL REMOVED:     36 INCHES
TOTAL REPLANTED:     32 INCHES
MITIGATION REQUIRED:     4 INCHES



TUNNEL TO MINIMIZE ROOT DAMAGE (TOP) AS OPPOSED TO SURFACE-DUG
TRENCHES IN ROOT PROTECTION ZONE WHEN THE 5' MINIMUM DISTANCE
FROM TRUNK CAN NOT BE ACHIEVED.

TREES THAT ARE MARKED TO BE PRESERVED ON A SITE PLAN AND FOR WHICH
UTILITIES MUST PASS TROUGH THEIR ROOT PROTECTION ZONES MAY REQUIRE
TUNNELING AS OPPOSED TO OPEN TRENCHES. THE DECISION TO TUNNEL WILL BE
DETERMINED ON A CASE BY CASE BASIS BY THE ENGINEER.

TUNNELS SHALL BE DUG THROUGH THE ROOT PROTECTION ZONE IN ORDER TO
MINIMIZE ROOT DAMAGE.

(RPZ)
ROOT PROTECTION ZONE

IF BARE DIRT

8" MULCH OUTSIDE RPZ 

ESTABLISH FENCE PROTECTION
MINIMUM 5' FROM TRUNK

6" MULCH INSIDE RPZ

DRIP LINE

OPEN TRENCHING MAY BE USED IF EXPOSED TREE ROOTS DO NOT
EXCEED 3" OR ROOTS CAN BE BENT BACK.

ROOT PROTECTION 
ZONE (RPZ)

PROPERTY LINE

TREE 
TRUNK

STREET

5'

CURB

AND UNDER DRIP LINE AS MINIMAL
PROTECTION FOR ROOTS  FROM
CONSTRUCTION ACTIVITIES

NOTES:
1. OPTION USED FOR TIGHT CONSTRUCTION

AREAS OR WHEN CONSTRUCTION
OCCURS IN ROOT  PROTECTION ZONE.

2. FOR ACCEPTABLE FENCING MATERIALS
SEE SPECIFICATIONS.

12" MIN & 48" MAX DEPTH 

B SCALE: NOT TO SCALE

TREE PROTECTION FENCE - TIGHT CONSTRUCTION

BORING THROUGH ROOT PROTECTION ZONE
SCALE: NOT TO SCALEC

MATERIALS

1. FABRIC:  4 FOOT HIGH ORANGE PLASTIC FENCING AS SHOWN ON THE
PLANS AND SHALL BE WOVEN WITH 2 INCH MESH OPENINGS SUCH THAT IN
A VERTICAL DIMENSION OF 23 INCHES ALONG THE DIAGONALS OF THE
OPENINGS THERE SHALL BE AT LEAST 7 MESHES.

2. POSTS:  POSTS SHALL BE A MINIMUM OF 72 INCHES LONG AND STEEL 'T'
SHAPED WITH A MINIMUM WEIGHT OF 1.3 POUNDS PER LINEAR FOOT.

3. TIE WIRE:  WIRE FOR ATTACHING THE FABRIC TO THE T-POSTS SHALL BE
NOT LESS THAN NO. 12 GAUGE GALVANIZED WIRE.

4. USED MATERIALS:  PREVIOUSLY-USED MATERIALS, MEETING THE ABOVE
REQUIREMENTS AND WHEN APPROVED BY THE OWNER, MAY BE USED.

CONSTRUCTION METHODS

1. ALL TREES AND SHRUBS SHOWN TO REMAIN WITHIN THE PROXIMITY OF
THE CONSTRUCTION SITE SHALL BE PROTECTED PRIOR TO BEGINNING
ANY DEVELOPMENT ACTIVITY.

2. EMPLOY THE SERVICES OF AN ISA (INTERNATIONAL SOCIETY OF
ARBORICULTURE) CERTIFIED ARBORIST AND OBTAIN ALL REQUIRED
PERMITS TO PRUNE THE EXISTING TREES FOR CLEANING, RAISING AND
THINNING, AS MAY BE REQUIRED.

3. PROTECTIVE FENCING SHALL BE ERECTED OUTSIDE THE CRITICAL ROOT
ZONE (CRZ, EQUAL TO 1' FROM THE TRUNK FOR EVERY 1" OF DBH) AT
LOCATIONS SHOWN IN THE PLANS OR AS DIRECTED BY THE LANDSCAPE
CONSULTANT AND/OR CITY ARBORIST, AND IN ACCORDANCE WITH THE
DETAILS SHOWN ON THE PLANS.  FENCING SHALL BE MAINTAINED AND
REPAIRED BY THE CONTRACTOR DURING SITE CONSTRUCTION.  TREES IN
CLOSE PROXIMITY SHALL BE FENCED TOGETHER, RATHER THAN
INDIVIDUALLY.

4. PROTECTIVE FENCE LOCATIONS IN CLOSE PROXIMITY TO STREET
INTERSECTIONS OR DRIVES SHALL ADHERE TO THE APPLICABLE
JURISDICTION'S SIGHT DISTANCE CRITERIA.

5. THE PROTECTIVE FENCING SHALL BE ERECTED BEFORE SITE WORK
COMMENCES AND SHALL REMAIN IN PLACE DURING THE ENTIRE
CONSTRUCTION PHASE.

6. THE INSTALLATION POSTS SHALL BE PLACED EVERY 6 FEET ON CENTER
AND EMBEDDED TO 18 INCHES DEEP.  MESH FABRIC SHALL BE ATTACHED
TO THE INSTALLATION POSTS BY THE USE OF SUFFICIENT WIRE TIES TO
SECURELY FASTEN THE FABRIC TO THE T-POSTS TO HOLD THE FABRIC IN A
STABLE AND UPRIGHT POSITION.

7. WITHIN THE CRZ:
a. DO NOT CLEAR, FILL OR GRADE IN THE CRZ OF ANY TREE.
b. DO NOT STORE, STOCKPILE OR DUMP ANY JOB MATERIAL, SOIL OR

RUBBISH UNDER THE SPREAD OF THE TREE BRANCHES.
c. DO NOT PARK OR STORE ANY EQUIPMENT OR SUPPLIES UNDER THE

TREE CANOPY.
d. DO NOT SET UP ANY CONSTRUCTION OPERATIONS UNDER THE TREE

CANOPY (SUCH AS PIPE CUTTING AND THREADING, MORTAR MIXING,
PAINTING OR LUMBER CUTTING).

e. DO NOT NAIL OR ATTACH TEMPORARY SIGNS METERS, SWITCHES,
WIRES, BRACING OR ANY OTHER ITEM TO THE TREES.

f. DO NOT PERMIT RUNOFF FROM WASTE MATERIALS INCLUDING
SOLVENTS, CONCRETE WASHOUTS, ASPHALT TACK COATS (MC-30 OIL),
ETC. TO ENTER THE CRZ.  BARRIERS ARE TO BE PROVIDED TO
PREVENT SUCH RUNOFF SUBSTANCES FROM ENTERING THE CRZ
WHENEVER POSSIBLE, INCLUDING IN AN AREA WHERE RAIN OR
SURFACE WATER COULD CARRY SUCH MATERIALS TO THE ROOT
SYSTEM OF THE TREE.

8. ROUTE UNDERGROUND UTILITIES TO AVOID THE CRZ.  IF DIGGING IS
UNAVOIDABLE, BORE UNDER THE ROOTS, OR HAND DIG TO AVOID
SEVERING THEM.

9. WHERE EXCAVATION IN THE VICINITY OF TREES MUST OCCUR, SUCH AS
FOR IRRIGATION INSTALLATION, PROCEED WITH CAUTION, AND USING
HAND TOOLS ONLY.

10. THE CONTRACTOR SHALL NOT CUT ROOTS LARGER THAN ONE INCH IN
DIAMETER WHEN EXCAVATION OCCURS NEAR EXISTING TREES.  ALL
ROOTS LARGER THAN ONE INCH IN DIAMETER ARE TO BE CUT CLEANLY.
FOR OAKS ONLY, ALL WOUNDS SHALL BE PAINTED WITH WOUND SEALER
WITHIN 30 MINUTES

11. REMOVE ALL TREES, SHRUBS OR BUSHES TO BE CLEARED FROM
PROTECTED ROOT ZONE AREAS BY HAND.

12. TREES DAMAGED OR KILLED DUE TO CONTRACTOR'S NEGLIGENCE DURING
CONSTRUCTION SHALL BE MITIGATED AT THE CONTRACTOR'S EXPENSE
AND TO THE PROJECT OWNER'S AND LOCAL JURISDICTION'S
SATISFACTION.

13. ANY TREE REMOVAL SHALL BE APPROVED BY THE OWNER AND LOCAL
JURISDICTION PRIOR TO ITS REMOVAL, AND THE CONTRACTOR SHALL
HAVE ALL REQUIRED PERMITS FOR SUCH ACTIVITIES.

14. COVER EXPOSED ROOTS AT THE END OF EACH DAY WITH SOIL, MULCH OR
WET BURLAP.

15. IN CRITICAL ROOT ZONE AREAS THAT CANNOT BE PROTECTED DUING
CONSTRUCTION AND WHERE HEAVY TRAFFIC IS ANTICIPATED, COVER THE
SOIL WITH EIGHT INCHES OF ORGANIC MULCH TO MINIMIZE SOIL
COMPACTION.  THIS EIGHT INCH DEPTH OF MULCH SHALL BE MAINTAINED
THROUGHOUT CONSTRUCTION.

16. WATER ALL TREES IMPACTED BY CONSTRUCTION ACTIVITIES, DEEPLY
ONCE A WEEK DURING PERIODS OF HOT DRY WEATHER.  SPRAY TREE
CROWNS WITH WATER PERIODICALLY TO REDUCE DUST ACCUMULATION
ON THE LEAVES.

17. WHEN INSTALLING CONCRETE ADJACENT TO THE ROOT ZONE OF A TREE,
USE A PLASTIC VAPOR BARRIER BEHIND THE CONCRETE TO PROHIBIT
LEACHING OF LIME INTO THE SOIL.

18. CONTRACTOR SHALL REMOVE AND DISPOSE OF ALL TREE PROTECTION
FENCING WHEN ALL THREATS TO THE EXISTING TREES FROM
CONSTRUCTION-RELATED ACTIVITIES HAVE BEEN REMOVED.

D SCALE: NOT TO SCALE

ROOT PRUNING DETAIL

EXISTING GRADE

NOTES
1. RETENTION AREAS WILL BE SET AS PART OF THE REVIEW PROCESS AND

PRE-CONSTRUCTION MEETING.
2. BOUNDARIES OF RETENTION AREAS MUST BE STAKED AT THE PRE-CONSTRUCTION

MEETING AND FLAGGED PRIOR TO ROOT PRUNING.
3. EXACT LOCATION OF ROOT PRUNING SHALL BE DETERMINED IN THE FIELD IN

COORDINATION WITH THE FORESTRY INSPECTOR .
4. TRENCH SHOULD BE IMMEDIATELY BACKFILLED WITH EXCAVATED SOIL OR OTHER

ORGANIC SOIL AS SPECIFIED PER PLAN OR BY THE FORESTRY INSPECTOR.
5. ROOTS SHALL BE CLEANLY CUT USING VIBRATORY KNIFE OR OTHER ACCEPTABLE

EQUIPMENT. ROT PRUNING METHODS AND MEANS MUST BE IN ACCORDANCE WITH
ANSI STANDARD A3000.

6. ALL PRUNING MUST BE EXECUTED AT LOD SHOWN ON PLANS OR AS AUTHORIZED
IN WRITING BY THE FORESTRY INSPECTOR.

7. SUPPLEMENTAL WATERING MAY BE REQUIRED FOR ROOT PRUNED TREES
THROUGHOUT THE GROWING SEASON DURING CONSTRUCTION AND SUBSEQUENT
WARRANTY AND MAINTENANCE PERIOD.

ROOT PRUNE VIA AIRSPACE OR
TRENCH (6" WIDE MAX.) 24" MIN.
DEPTH OR AS DETERMINED AT
PRE-CONSTRUCTION MEETING.

TREE PROTECTION FENCE TO
BE ERECTED IN LINE WITH
ROOT PRUNING LIMITS. SEE
DETAILS AND SPECIFICATIONS
FOR TREE PROTECTION
FENCE REQUIREMENTS.

(A) PRIOR TO THE LAND CLEARING STAGE OF DEVELOPMENT, THE CONTRACTOR SHALL CLEARLY MARK ALL
PROTECTED TREES FOR WHICH A TREE REMOVAL PERMIT HAS NOT BEEN ISSUED AND SHALL ERECT BARRIERS
FOR THE PROTECTION OF THE TREES ACCORDING TO THE FOLLOWING:
(1)  AROUND AN AREA AT OR GREATER THAN A SIX-FOOT RADIUS OF ALL SPECIES OF MANGROVES AND
PROTECTED CABBAGE PALMS;
(2)  AROUND AN AREA AT OR GREATER THAN THE FULL DRIPLINE OF ALL PROTECTED NATIVE PINES;
(3)  AROUND AN AREA AT OR GREATER THAN TWO-THIRDS OF THE DRIPLINE OF ALL OTHER PROTECTED
SPECIES.

(B) NO PERSON SHALL ATTACH ANY SIGN, NOTICE OR OTHER OBJECT TO ANY PROTECTED TREE OR FASTEN ANY
WIRES, CABLES, NAILS OR SCREWS TO ANY PROTECTED TREE IN ANY MANNER THAT COULD PROVE HARMFUL TO
THE PROTECTED TREE, EXCEPT AS NECESSARY IN CONJUNCTION WITH ACTIVITIES IN THE PUBLIC INTEREST.

(C) DURING THE CONSTRUCTION STAGE OF DEVELOPMENT, THE CONTRACTOR SHALL NOT CAUSE OR PERMIT THE
CLEANING OF EQUIPMENT OR MATERIAL WITHIN THE OUTSIDE PERIMETER OF THE CROWN (DRIPLINE) OR ON THE
NEARBY GROUND OF ANY TREE OR GROUP OF TREES WHICH IS TO BE PRESERVED. WITHIN THE OUTSIDE
PERIMETER OF THE CROWN (DRIPLINE) OF ANY TREE OR ON NEARBY GROUND, THE CONTRACTOR SHALL NOT
CAUSE OR PERMIT STORAGE OF BUILDING MATERIAL AND/OR EQUIPMENT, OR DISPOSAL OF WASTE MATERIAL
SUCH AS PAINTS, OIL, SOLVENTS, ASPHALT, CONCRETE, MORTAR OR ANY OTHER MATERIAL HARMFUL TO THE LIFE
OF THE TREE.

(D) NO PERSON SHALL PERMIT ANY UNNECESSARY FIRE OR BURNING WITHIN 30 FEET OF THE DRIPLINE OF A
PROTECTED TREE.

(E) ANY LANDSCAPING ACTIVITIES WITHIN THE BARRIER AREA SHALL BE ACCOMPLISHED WITH HAND LABOR.
(F) PRIOR TO ISSUING A CERTIFICATE OF OCCUPANCY OR COMPLIANCE FOR ANY DEVELOPMENT, BUILDING OR

STRUCTURE, ALL TREES DESIGNATED TO BE PRESERVED THAT WERE DESTROYED DURING CONSTRUCTION
SHALL BE REPLACED BY THE CONTRACTOR WITH TREES OF EQUIVALENT DIAMETER AT BREAST HEIGHT TREE
CALIPER AND OF THE SAME SPECIES AS SPECIFIED BY THE CITY STAFF, BEFORE OCCUPANCY OR USE, UNLESS
APPROVAL FOR THEIR REMOVAL HAS BEEN GRANTED UNDER PERMIT.

(G) THE CITY STAFF MAY CONDUCT PERIODIC INSPECTIONS OF THE SITE DURING LAND CLEARANCE AND
CONSTRUCTION.

(H) IF, IN THE OPINION OF THE CITY STAFF, DEVELOPMENT ACTIVITIES WILL SO SEVERELY STRESS SLASH PINES OR
ANY OTHER PROTECTED TREE SUCH THAT THEY ARE MADE SUSCEPTIBLE TO INSECT ATTACK, PREVENTATIVE
SPRAYING OF THESE TREES BY THE CONTRACTOR MAY BE REQUIRED.

TREE PROTECTION GENERAL NOTES

TREE PROTECTION SPECIFICATIONS
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Planning & Zoning Commission 4.        
Meeting Date: 12/16/2025  

Agenda Caption:
Hold a public hearing, present, discuss, and consider action on a request to amend the permitted use
and development standards and development plans for Planned Development (PD), Ordinance No.
025-026, for an 8.02± acre property generally located at the southwest corner of Midway Road and
Beltway Drive, to allow for the modification and construction of two stand-along retail buildings
(identified as Buildings 15 and 16) within the mixed-use development. Case 1945-Z/AMLI Treehouse,
Phase 2 Retail Amendment.

Recommendation:
Town staff has reviewed the proposal and determined that it complies with the Town's development
regulations and is consistent with the previously approved Planned Development, Ordinance
No. 025-026, as amended. 

Attachments
1945-Z Staff Report 
1945-Z Letter of Intent 
1945-Z Plans 
1945-Z Development Standards Clean 
1945-Z Development Standards Redline 
1945-Z Ordinance O25-026 Amendment 



 

 
 

 
 

December 16, 2024 
 
 
STAFF REPORT 
 
RE: 1945-Z/AMLI Treehouse, Phase II Retail 

Amendment 
 
LOCATION: Phase II: 8.02± acres generally located at the 

southwest corner of Midway Road and Beltway 
Drive. 

 
REQUEST: Approval of an amendment to Planned Development 

Districts (PD) Ordinance No. 025-026 to amend the 
permitted use and development standards and 
development plans to allow for the construction of 
two stand-alone retail buildings, identified as 
Buildings 15 and 16. (Application Date: 10/27/2025). 

  
APPLICANT:  Robert Lapp, AMLI Residential 
 
DISCUSSION:  
 
Background: This rezoning request is for an amendment to the existing Planned Development 
(PD) District for AMLI Treehouse, Phases II, specifically for the two retail buildings. These two 
retail buildings are identified as Buildings 15 and 16 on the site plan. The AMLI Treehouse project 
is located on the west side of Midway Road from Beltway Drive to Redding Trail. The project is 
split into two phases, encompassing 21-acres for a mixed-use neighborhood including 571 
multifamily rental units, 30 rental townhome units, 56 fee-simple townhome units, office, 
retail/restaurant, and public/private open space. This project received zoning entitlements over 
several years, with Phase I initially receiving approval in 2022 via PD, Ordinance No. 022-25 and 
Phase II in 2024 via PD, Ordinance No. 024-035. The project was approved for amendments for 
the fee-simple townhomes via PD, Ordinance Nos. 025-025 and 025-026. Both phases are 
currently under construction.  
 
The primary developer, AMLI Residential, specializes in rental housing products and obtained 
zoning approval and has partnered with Cadence Homes to deliver the fee-simple townhome 
units. Cadence Homes, is a local residential builder specializing in townhome development within 
the Dallas–Fort Worth Metroplex. The company emphasizes high-quality construction and 
innovative design in its projects. Cadence Homes currently has townhome communities under 
construction in Allen, Northlake, Crowley, Irving, Prosper, Mesquite, and McKinney, 
demonstrating its established presence in the region. 
 
With this request, AMLI Residential is seeking modified permitted use and development standards 
specific to the speculative stand-alone retail buildings at the southwest corner of the intersection 
of Midway Road and Beltway Drive. This request also includes development plans for the retail 
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buildings (Buildings 15 and 16). Over the past several months, AMLI has been engaging with 
potential retail tenants and is seeking approval at this time to begin construction.  
 
Proposed Development Plans: The AMLI Treehouse development is comprised of many 
components, however, this request is specific to the two stand-alone retail buildings at the far 
northeast corner of the site. This includes 12,625 square feet of gross floor area with 
approximately 3,000 square feet of patio/courtyard space situated between the buildings. These 
two buildings are proposed to be used as retail, restaurant, or personal services uses. 
 
There are no modifications to the overall building or lot configuration for the entire 21-acre 
development with this proposal. Additionally, there are no proposed modifications to the intended 
land use, unit counts, or vehicular access or roadways for the project. This amendment allows 
minor modification and alignment with the UDC for the permitted use and development standards 
and plans to finalize the design for the retail buildings (Buildings 15 and 16). The original 
development plans for this portion of the site were conceptual; the proposed design provides 
greater detail and reflects current market conditions and potential tenant expectations. 
 
Permitted Uses: With this request, AMLI Residential is proposing a minor amendment to the 
permitted use standards in order to align with the adopted Unified Development Code (UDC) as 
it relates to use standards within the Mixed-Use Suburban Corridor (M-2) zoning district. The 
Town’s previous zoning ordinance did not address several uses that are now identified and 
defined within the UDC. There are several uses that will still require approval of a Special Use 
Permit (SUP) as indicated within the UDC. The uses proposed to be included within the PD 
include retail sales (less than 15,000 square feet), off-premises beer and wine sales, 
microbrewery, health or fitness club, personal services, bank, and medical clinic (non-
emergency). 
 
This request also proposes to introduce Animal Grooming Services as a permitted use within the 
PD. This use is not defined within the UDC. The proposed definition for Animal Grooming Services 
includes:  
 

“Facility provides grooming services for domestic animals, including bathing, 
brushing, trimming and related cosmetic care. This use does not include overnight 
boarding, breeding, sale of animals or medical treatment beyond incidental care 
(e.g. nail trimming or ear cleaning). Animal Grooming Service may include 
accessory retail sales of pet-related products.” 

 
The proposed modifications to permitted use standards would only be allowed within areas 
designated as retail on the site plan (Buildings 15 and 16). For example, it would not be permitted 
to convert a townhome unit into a restaurant or animal grooming business. 
 
Development Standards: Under the previous approval, the retail buildings were conceptual and 
had not been fully designed. The proposed development plans for the retail buildings propose 
utilizing the bulk standards, such as setbacks, from the Mixed-Use Suburban Corridor (M-2) 
zoning district.  
 
The PD does request modification to the minimum height standards for the M-2 district to be 
decreased from 25 feet to 20 feet.  
 
Building Facades:  
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• Building 15: One-story with a clerestory feature; max height ~24.5 feet. Primary entrances 
face Midway Road, with patio access to the interior courtyard. 

• Building 16: One-story with a height of ~21 feet. Primary entrance faces Midway Road, 
also with patio access to the courtyard. 

 
Building articulation includes stepbacks, canopy projections, glazing, and material changes. 
Larger windows are provided along primary façades and the interior courtyard. 
 
Per the Development Agreement, both retail buildings exceed 90% masonry, with wood accents 
and materials consistent with the broader development. No façade changes are proposed for 
other buildings within the project. 
 
Parking: Modifications to parking standards are proposed to reflect the updated UDC. The 
amendment also establishes a parking ratio of 1 space per 500 sq. ft. of gross floor area for Animal 
Grooming Services. 
 
Parking requirements for multifamily, townhomes, office/co-working, and restaurant uses remain 
unchanged. The overall development plan exceeds anticipated parking needs. Any future change 
of use will be evaluated for compliance at the time of permit. 
 
Landscaping/Open Space and Trails: The proposed landscape plan aligns with the previously 
approved concept plan. While tree counts remain unchanged, minor placement adjustments 
within the courtyard area have been made. One tree was relocated from the northwest corner 
near Beltway Drive to accommodate future signage. 
 
Public Notice: In accordance with Town ordinances and State statutes, notices were mailed to 
property owners within 200 feet. As of the Planning & Zoning Commission packet posting, no 
public comments have been received. 
 
 
Recommendation:  
 
This proposed amendment meets the intent of the original Planned Development for Phase II and 
will allow the construction of the two retail buildings at the northeast corner of the project. It was 
anticipated that minor adjustments to the retail buildings would be necessary following additional 
collaboration with potential tenants as the original zoning request did not provide development 
plans.    
 
Town staff has reviewed the proposal and determined that it complies with the Town's 
development regulations and is consistent with the previously approved Planned 
Development, Ordinance No. 025-026, as amended, and UDC.   



                    5057 Keller Springs Rd, Suite 250 
                     Addison, Texas 75001 
                     Phone: 972.265.6759 

                  
 
December 10, 2025 
                                                                                
                                                                                                 
Development Services – Town of Addison 
Attn: Lesley Nyp, AICP, CNU-A 
Director of Development & Neighborhood Services                  
16801 Westgrove Drive 
Addison, TX 75254 
Via email: lnyp@addisontx.gov 
 
 

RE: AMLI Treehouse Phase 2 –Plan Amendment for Stand-Alone Retail (Buildings 15 & 16) 

Dear Lesley: 

On behalf of AMLI, I am submitting this request for a Development Plan Amendment for the stand-alone 
retail buildings identified as Building 15 and Building 16 within the AMLI TreeHouse Phase 2 site plan. This 
amendment proposes replacing plan sheets A001, A001-1, and L6-00A within Exhibit C to Ordinance No. 
O24-035, as amended, and adding new sheets A001, A1.00, A1.10, A1.11, A3.00, A3.01, L6-00A, and L6-
01R. 

Included with this submission are the following revised and new plan sheets: 

Concept Site Plan (Revised) 

• Updates the footprints for Buildings 15 and 16 and modifies the landscape and paseo area. 

Building Floor Plans – Retail (New) 

• Building 16 is designed for restaurant or retail use and includes a paseo-facing patio. To 
accommodate restaurant users, Building 16 will contain a dedicated 500-gallon hydromechanical 
grease trap. 

• Building 15 is designed to accommodate 3–4 tenants with covered outdoor seating along both the 
paseo and the Redding Trail sidepath. To accommodate restaurant use, Building 15 will include a 
1,000-gallon hydromechanical grease trap serving all tenants in the building. 

Façade Plans – Retail (New) 

• East façades emphasize storefront glazing and canopies facing Midway Road. 
o Glazing is concentrated on the east, northeast, and southeast façades based on tenant 

feedback during leasing efforts. 

• West façades are articulated to support utility screening and back-of-house functions due to 
proximity to the adjacent for-sale townhomes. 

• Façade materials include brick, glazed brick, and wood-tone paneling. All façades meet the 
minimum 90% average masonry requirement (excluding glazing). 

 

 

mailto:lnyp@addisontx.gov


Landscape Plan (Revised) 

• Landscaping is provided around Buildings 15 and 16 and within the paseo, meeting the 20% 
minimum landscape area requirement for the overall project. 

• In response to Staff’s comment regarding the north façade of Building 16, AMLI added raised 
planters to soften the façade. Raised planters were selected to maximize plant survivability given 
the limited sunlight along north-facing exposures. 

• Based on prior discussions with you, the paseo was narrowed and patio areas expanded to create 
a shaded, intimate waiting area rather than a destination plaza. 

• Landscaping along Midway Road has been enhanced to establish a distinct visual identity for the 
retail area within the larger project. 

Thank you for your consideration and for your continued work with us to make this retail component 
successful at such a prominent intersection; Beltway & Midway. We look forward to working with you and 
your team on this amendment so construction can commence in 2Q 2026, enabling tenant occupancy as 
early as 2Q 2027. We are currently negotiating two leases representing over 50% of the space, and meeting 
the delivery timeline for these tenants is paramount. 

Sincerely, 

 
 
 
 
 
 
Robert Lapp 
Vice President 
AMLI Development Company 
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Site Plan Notes:

1.

2.

3.

4.
5.

6.

7.

Any revision to this plan will require Town approval and will require 
revisions to any corresponding plans to avoid conflicts between plans.
Open storage, where permitted, shall be screened in accordance with 
Town regulations.
Buildings with an aggregate sum of 0 square feet or greater on a lot 
shall have an automatic fire sprinkler system installed throughout all 
structures. Alternative fire protection measures may be approved by 
the Fire Marshal.
All signage is subject to Town approval via a Sign Permit.
All fences and retaining walls shall be shown on the site plan and are 
subject to Building Inspection Division approval.
This plan conforms with design standards included in the Town of 
Addision Transportation Plan, Water System Requirements, Waste 
Water System Requirements, and Drainage Criteria Manual.
Handicap parking is provided in accordance with ADA standards.
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Facade Plan Notes:

1.

2.

3.

4.

5.

A.

This Facade Plan is for conceptual purposes only. All building plans 
require review and approval by Development Services.
All mechanical units shall be screened from public view as required by 
the Unified Development Code.
When permitted, exposed utility boxes and conduits shall be painted to 
match the building.
All signage areas and locations are subject to approval by 
Development Services.
Maximum Height for Retail units are 2 Stories or 35 feet from top of 
foundation.

Parapet Height and Architectural Projections: In order to 
provide appropriate projections, up to 50 percent of the 
facades may accommodate parapet height offsets and other 
unique architectural features that project above the maximum 
building height by no more than 10 feet.
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ELEVATION (SURFACE AREA)

NORTH (1,528 SF)

BRICK GLAZED BRICK WOOD TILE GLAZING

1,134 SF (74%)

EAST (2,808 SF)

SOUTH (1,535 SF)

WEST (2,851 SF)

METAL SIDING

203 SF (13%)198 SF (13%)---

30 SF (2%)--

---

185 SF (6%)--

-204 SF (13%)

-

1,294 SF (85%)

2,557 SF (90%) 294 SF (10%)

1,223 SF (44%) 1,161 SF (41%) 239 SF (9%)

TOTAL (8,722 SF) 215 SF (3%)6,208 SF (71%) 1,857 SF (21%) 442 SF (5%)

Total surface area of building 
(excluding glazing) = 6,865 SF
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Facade Plan Notes:

1.

2.

3.

4.

5.

A.

This Facade Plan is for conceptual purposes only. All building plans 
require review and approval by Development Services.
All mechanical units shall be screened from public view as required by 
the Unified Development Code.
When permitted, exposed utility boxes and conduits shall be painted to 
match the building.
All signage areas and locations are subject to approval by 
Development Services.
Maximum Height for Retail units are 2 Stories or 35 feet from top of 
foundation.

Parapet Height and Architectural Projections: In order to 
provide appropriate projections, up to 50 percent of the 
facades may accommodate parapet height offsets and other 
unique architectural features that project above the maximum 
building height by no more than 10 feet.
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Total surface area of building 
(excluding glazing) = 5,356 SF

Total surface area of brick 
(including glazed)= 5,065 SF

TOTAL MASONRY PERCENTAGE (SURFACE AREA) - BUILDING 16

Total percentage of 
masonry = 94.6%

drawn by
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Caution: do not scale drawings.
These drawings are the property of 

Chioco Design and may only be used in 
conjunction with this project.
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 1/8" = 1'-0"3 Building 16 - West Elevation
 1/8" = 1'-0"4 Building 16 - North Elevation

PRODUCT AND FINISH KEY SCHEDULE
Mark Description Comments

Exterior Tile
ET-1 Exterior Porcelain Tile
ET-2 Glazed Brick

Masonry
BRK-1 Norman size brick - stacked bond: horizontal
BRK-2 Norman size brick - custom pattern

Metal
MTL-1 Metal Panel

Wood
WD-1 Wood Screen
WD-2 Thermally Modified Ash Siding

1/A3.01

2/A3.01

3/A3.01

4/A3.01

CHRISTINE TAYLOR, AIA

TX LICENSE NO. 25328
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Floor Plan Notes:
1.

2.

Any revision to this plan will require Town approval and will require
revisions to any corresponding plans to avoid conflicts between plans.
Buildings with an aggregate sum of 0 square feet or greater on a lot
shall have an automatic fire sprinkler system installed throughout all
structures. Alternative fire protection measures may be approved by
the Fire Marshall.
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SYMBOL CODE COMMON / BOTANICAL NAME

TREES

ACE GRA Bigtooth Maple / Acer grandidentatum

QUE MAC Burr Oak / Quercus macrocarpa

ULM CRA Cedar Elm / Ulmus crassifolia

GIN FAI Fairmount Maidenhair Tree / Ginkgo biloba 'Fairmount'

QUE EOK Hightower® Willow Oak / Quercus phellos 'QPSTA'

ULM PAR Lacebark Elm / Ulmus parvifolia

GIN BIL Maidenhair Tree / Ginkgo biloba

ACE OGL October Glory Red Maple / Acer rubrum 'October Glory'

QUE SHU Shumard Oak / Quercus shumardii

JUN ENL Taylor Juniper / Juniperus virginiana `Taylor`

QUE FUS Texas Live Oak / Quercus fusiformis

PLANT SCHEDULE

EXISTING TREES LEGEND

PRESERVED EXISTING TREE

TRANSPLANTED EXISTING
TREE

ORNAMENTAL TREES

ACE BLO Bloodgood Japanese Maple / Acer palmatum 'Bloodgood'

ACE SAN Coral Bark Japanese Maple / Acer palmatum 'Sango-kaku'

CHI LIN Desert Willow / Chilopsis linearis

UNG SPE Mexican Buckeye / Ungnadia speciosa

ILE DEC Possumhaw / Ilex decidua

ACE TRU Shantung Maple / Acer truncatum

CER TXW Texas White Redbud / Cercis canadensis texensis 'Texas White'

LAG TUS Tuskegee Crape Myrtle / Lagerstroemia indica x fauriei `Tuskegee`

LAG NAT White Crape Myrtle / Lagerstroemia indica 'Natchez'

ILE VO2 Yaupon Holly / Ilex vomitoria

SHRUBS
ROS ARP Arp Rosemary / Rosmarinus officinalis 'Arp'

SAL GRE Autumn Sage / Salvia greggii

SAL GR2 Autumn Sage / Salvia greggii

BOU AMB Blonde Ambition Grama / Bouteloua gracilis 'Blonde Ambition'

AGA AME Century Plant / Agave americana

LEU FRU Compact Texas Sage / Leucophyllum frutescens 'Compacta'

BIG CRO Cross Vine / Bignonia capreolata

ILE CON Dwarf Burford Holly / Ilex cornuta 'Dwarf Burford'

MYR CER Dwarf Wax Myrtle / Myrica cerifera 'Pumila'

CEN EAE Hameln Fountain Grass / Cenchrus alopecuroides 'Hameln'

CHA AIM Inland Seaoats / Chasmanthium latifolium

MUL LIN Lindheimer's Muhly / Muhlenbergia lindheimeri

SAL LIS Little Spire Russian Sage / Salvia yangii 'Little Spire'

BOU AM2 Mexican Feather Grass / Nassella tenuissima

MUL CAP Pink Muhly Grass / Muhlenbergia capillaris

MUL CA2 Pink Muhly Grass / Muhlenbergia capillaris

HES PAR Red Yucca / Hesperaloe parviflora

ABE ROC Rose Creek Abelia / Abelia x 'Rose Creek'

SAL YAN Russian Sage / Salvia yangii

SAL COC Scarlet Sage / Salvia coccinea

JCSG2 Sea Green Juniper / Juniperus chinensis `Sea Green`

JCSG Sea Green Juniper / Juniperus chinensis `Sea Green`

SCH SO2 Standing Ovation Bluestem / Schizachyrium scoparium 'Standing Ovation'

SPO TAR Tara Prairie Dropseed / Sporobolus heterolepis 'Tara'

LAN URT Texas Lantana / Lantana urticoides

MAL DRU Turk's Cap / Malvaviscus  drummondii

SAL GEW White Autumn Sage / Salvia greggii 'White'

GROUND COVERS
LIR BI2 Big Blue Lilyturf / Liriope muscari `Big Blue`

TUR SOD Palisades Zoysia / Turf Sod
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Any revision to this plan will require Town approval and will require
revisions to any corresponding plans to avoid conflicts between plans.
Buildings with an aggregate sum of 0 square feet or greater on a lot
shall have an automatic fire sprinkler system installed throughout all
structures. Alternative fire protection measures may be approved by
the Fire Marshall.
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EXHIBIT B 

PERMITTED USES AND DEVELOPMENT STANDARDS 

 

1. Permitted Uses: 

A. Single-Family Residence (Attached or Detached). 

B. Townhome. 

C. Condominium. 

D. Multifamily (Stacked Flat). 

E. Multifamily (Townhome). 

F. Office/Co-Working. 

G. Retail Sales (less than 15,000 sq. ft. of GFA) 

H. Restaurant (as defined within the Unified Development Code) 

I. Beer and Wine Sales, off-premises consumption (Special Use Permit (SUP) 

required) 

J. Microbrewery (Special Use Permit (SUP) required) 

K. Recreation facility, indoor (health club, fitness facility, or similar use) 

L. Personal Services 

M. Bank or Financial Institution 

N. Medical Clinic 

O. Animal Grooming Services.  

i. Facility provides grooming services for domestic animals, including 

bathing, brushing, trimming and related cosmetic care. This use does not 

include overnight boarding, breeding, sale of animals or medical 

treatment beyond incidental care (e.g. nail trimming or ear cleaning). 

Animal Grooming Service may include accessory retail sales of pet-

related products.   

P. Accessory uses encompassing community, social, and recreation facilities customary 

to single-family and multifamily residential development, and home occupations that 

do not employ persons outside the residence and that do not alter the physical 

structure or generate additional parking demand. 

 

2. Maximum Number of Multifamily Dwelling Units: 182 dwelling units (166 stacked flat 

dwelling units and 16 townhome dwelling units). 
 

3. Development Phasing and Operational Restrictions: The Development Plans shall be 

implemented in accordance with the phasing plan depicted in Exhibit C, and as further 

defined by the terms and conditions outlined in a Memorandum of Understanding (MOU), 

which will serve as the basis for a future development agreement between the Town and 

Developer. 
 

4. Required Homeowner’s Association: A homeowner’s association and associated 

restrictive covenants shall be established for the Townhomes at the time of Final Plat. Said 



covenants shall account for HOA maintenance of Townhome common areas.  
 

5. Maximum Building Coverage (Overall Site): 75 percent of the gross site area, as 

depicted in Exhibit C. 
 

6. Landscape Area (Overall Site): 

A. Minimum Landscape Area: 20 percent of the gross site area (inclusive of the open 

space dedicated to the Town), or as depicted in Exhibit C. 

Minimum Tree Plantings: New canopy tree plantings shall be a minimum of four (4) 

caliper inches in diameter. Tree planting may be achieved in public open space, 

private open space, common areas, and/or private yards. 

Trees shall be planted to achieve all required tree mitigation on site. Where mitigated 

trees are at least eight (8) caliper inches in diameter, a replacement tree, of at least 

six (6) caliper inches in diameter, must be utilized to fulfill mitigation requirements 

on an inch-for-inch basis. 

Alternative replacement and transplant trees shall be considered by the Town where 

said trees can enhance the diversity of tree planting and positively contribute to the 

overall aesthetics and screening needs for the site. The Director of Parks and 

Recreation may approve alternative tree mitigation standards to account for 

transplanting of mature trees. 

B. Required Site Landscape: Excluding streets, parking, sidewalks, and other required 

hardscape, common areas are to be landscaped and irrigated. Residential ground floor 

frontages shall be required to landscape the entire area between the edge of sidewalk 

and the primary building facade, excluding access to sidewalks, stairs, stoops, 

porches, and patios. This area must be irrigated, and may be landscaped with ground 

cover, low shrubs, and ornamental trees. 

C. Required Perimeter Screening: Existing, healthy trees situated between new 

buildings and the existing residential neighborhood to the west shall be preserved 

whenever possible, and new evergreen and deciduous plantings shall be allocated to 

screen and buffer this site from these existing neighborhoods. 

 

7. Public Open Space: 

A. Minimum Public Open Space: 0.70 acres, as depicted on Exhibit C. 

 

B. Redding Trail Extension: A 10-foot wide trail shall be installed to extend the Redding 

Trail to the northern limit of the site, as depicted in Exhibit C. 

 

C. Public Open Space Furnishings: Public open space shall be amenitized with site 

furnishings such as benches, trash receptacles, pedestrian lighting, and public art.  
 

D. Public Open Space Landscape: Landscape shall be irrigated and shall include a mix 

of evergreen and deciduous canopy and ornamental tree species, ornamental ground 

cover, and zoysia, bermuda, or acceptable alternative grass turf. 
 

E. Public Open Space Installation and Maintenance: All public open space 



improvements shall be installed by the developer. Upon satisfactory completion of 

the public open space improvements, the developer shall convey the public open 

space to the Town. Upon acceptance of the Public Open Space, the Town shall be 

responsible for maintaining the Public Open Space. 

 

8. Street Connectivity and Streetscape Standards: 

A. Private Streets: All streets shall be private and shall be constructed to meet Town 

specifications for public streets, as modified by the street standards established 

herein. Public access easements shall be provided at the time of platting to 

accommodate needed site access. Where this district conflicts with any Town 

regulation for private streets, the standards of this district and any subsequently 

established MOU and/or development agreement, shall prevail. 

B. Typical Street Section: Dimensional standards and typical components of the streets 

within the district are provided below. The list is all inclusive, however, some 

elements may be excluded or modified for individual sections based on site context. 

Any deviations are as depicted in Exhibit C. 

i. Travel lanes: Two, 12-foot travel lanes. 

ii. Curb Parking lanes: 8 feet, on each side of the street, where feasible and 

appropriate. 

iii. Planting Strip: 5 feet, on each side of the street. 

iv. Street Trees: One tree every 40 linear feet. Variations may be permitted 

by the Town where alternative designs can positively contribute to the 

overall aesthetics of the site. 

v. Street Lighting: Uniformly spaced street lamps, achieving a minimum 

average lighting of 2 footcandles, with a minimum of 1.0 footcandle, 

consistent with the Illuminating Engineer Society’s recommendation for 

a mixed vehicle and pedestrian area. The exact location shall be provided 

in accordance with a lighting plan approved at the time of site 

development permit approval. 

vi. Sidewalk: 6 feet, on each side of the street. 

 

9. Pavement Treatments: Enhanced pavement treatments will be provided at key pedestrian 

features through the development. This will be achieved through the use of pavers, as well 

as unique concrete treatments such painting, staining, and patterned sawcut. 

 

10. Retail Form Standards: [M-2 Mixed-Use Suburban Corridor, with a reduction in the 

minimum required building height to 20’] 
 

A. Building Height (minimum, ft): 20 
 

11. Multifamily (Stacked Flat) Form Standards: 
 

A. Minimum Lot Area: None. 

B. Minimum Lot Width: None. 

C. Maximum Lot Width: 600 feet. 

D. Minimum Lot Depth: None. 

E. Maximum Lot Depth: 300 feet. 



F. Minimum Building Setbacks: 

i. Front Yard: 60 feet from the eastern property boundary and 10 feet from 

the front of curb. 

ii. Side Yard: 15 feet from front of curb. 

iii. Rear Yard: 15 feet from front of curb. 

iv. Existing Neighborhood: 150 feet from the westernmost subdivision 

boundary. 

G. Maximum Building Height: 60 feet from top of foundation. 

i. Parapet Height and Architectural Projections: In order to provide 

appropriate projections, up to 50 percent of the facades may accommodate 

parapet height offsets and other unique architectural features that project 

above the maximum building height by no more than 10 feet. 

H. Minimum Floor Area Per Dwelling Unit: 600 square feet. 

 

12. Multifamily (Townhome) Form Standards: 

A. Minimum Lot Area: None 

B. Minimum Dwelling Unit Width: 20 feet. 

C. Minimum Dwelling Unit Depth: 40 feet. 

D. Minimum Building Setbacks: 

i. Front Yard: 4 feet from the back of sidewalk. 

ii. Side Yard: 

1. End Cap Dwelling Units: 16 feet from the front of curb. 

2. All other units: None. 

iii. Rear Yard: None. 

iv. Existing Neighborhood: 120 feet from the westernmost subdivision 

boundary. 

E. Permitted Setback Encroachments: 

i. Overhangs and balconies: 5 feet. 

ii. Patios and courtyards: Within 1 foot of the back of sidewalk. 

F. Maximum Building Height: 3 stories, 45 feet for flat roof forms and 48 feet for 

pitched roof forms, from top of foundation. 

G. Minimum Floor Area Per Dwelling Unit: 1,500 square feet. 

H. Outdoor Living Areas: All dwelling units shall have a projected or recessed balcony, 

and a ground floor patio area accessible from a sidewalk or trail, that are a minimum 

depth of 4 feet. 

 

13. Townhome (Fee Simple) Form Standards: 

A. Minimum Lot Area: None 

B. Minimum Lot Width: 20 feet. 

C. Minimum Lot Depth: 50 feet. 

D. Minimum Building Setbacks: 

i. Front Yard: Street-facing: 10 feet from front of curb. Park-facing: 5 feet, 

when fronting public open space. 

ii. Side Yard: 

1.  3 feet and 20 feet separation between adjacent buildings. 

2. All other lots: None 



iii. Rear Yard: None. 

iv. Existing Neighborhood: 60 feet from the westernmost subdivision 

boundary. 

E. Permitted Setback Encroachments: 

i. Overhangs and Balconies: 5 feet 

ii. Patios and Courtyards: Within 1 foot of the back of sidewalk. 

F. Maximum Building Height: 3 stories, 45 feet for flat roof forms and 48 feet for 

pitched roof forms, from top of foundation. 

G. Minimum Floor Area Per Dwelling Unit: 1,800 square feet. The Director of 

Development Services may approve alternative floor plans so long as the floor plan 

meets the Minimum Floor Area Per Dwelling Unit requirement and the façade 

generally complies with the Development Plans as depicted in Exhibit C. 

H. Outdoor Living Areas: All dwelling units shall have a projected or recessed balcony 

from the front or rear of the unit, and a ground floor patio area accessible from a 

sidewalk or trail, that are a minimum depth of 4 feet. The Director of Development 

Services may approve an alternate condition if ground floor patio is not feasible for 

Buildings 19 and 20, as depicted on the Development Plans. 

  

14. Parking:  
 

A. Minimum Parking Requirements: 

i. Multifamily (Stacked Flat): 1 space per bedroom. 

ii. Multifamily (Townhome): 2 enclosed spaces per dwelling unit and 0.5 

surface parking spaces per dwelling unit. 

iii. Townhome (Fee Simple): 2 enclosed spaces per dwelling unit and 0.5 

surface parking spaces per dwelling unit. 

iv. Office/Co-Working: 1 space per 300 square feet of floor area. 

v. Personal Services: 1 space per 400 sq. ft. GFA 

vi. Retail Sales, < 15,000 sq. ft GFA: 1 space per 400 sq. ft. GFA 

vii. Recreation Facility, Indoor (Health Club, Fitness Facility or Similar Use): 

1 space per 500 sq. ft GFA 

viii. Animal Grooming Services: 1 space per 500 sq. ft. GFA 

ix. Medical Clinic: 1 space per 300 sq. ft GFA 

x. Beer and Wine Sales, off-premises consumption: 1 space per 350 sq. ft 

GFA 

xi. Microbrewery: 1 space per 400 sq. ft. GFA (outdoor tasting/seating area 

included) 

xii. Restaurant:1 space per 175 sq. ft GFA 

xiii. Bank or Financial Institution: 1 space per 400 sq. ft. GFA. 

 

15. Façade: Building facades shall generally comply with the Development Plans depicted in 

Exhibit C and with the terms and conditions of the MOU and any subsequently executed 

development agreement.  

 

16. Mechanical Equipment Placement and Screening: Mechanical equipment shall be 

mounted on the roof and be screened from view from all rights-of-way and located to 

minimize noise intrusion off each lot. Screening must be architecturally compatible with 



the building design. The Multifamily (Townhomes) may have ground-mounted HVAC 

units, provided that said units are screened from view with landscape or hardscape features.  

 

17. Fencing: 
 

A. Private Yard Fencing: Private yard fencing shall substantially comply with the 

Development Plan. Fencing shall not exceed four (4) feet in height and shall be no 

more than 50 percent opaque and shall be constructed of durable architecturally 

appropriate materials including but not limited to tubular steel. Colors shall be 

complementary to the overall development, consistent with the palette used for other 

site elements such as balcony and patio railings. 

 

18. Sustainability: 

A. LEED Certification: The Multifamily component of the project shall, at a minimum, 

achieve LEED Silver certification.  

B. Electric Vehicle Charging Infrastructure: To accommodate a minimum of 15 electric 

vehicle charging stations shall be provided for the project. 

C. Public Art: Funding shall be provided for public art in coordination with the Town  

and in accordance with the terms and conditions of the MOU and any subsequently 

executed development agreement. 

D. Bus Transit Facilities: The developer shall improve the bus transit shelter on Midway 

Road. The bus transit shelter materials shall be consistent with Town standards. 

 

19. Unit Features: 

 

A. Interior Finishes: There shall be no linoleum or Formica surfaces in the units. All 

countertops shall be granite, stone, or a superior surface material. 

B. Appliances: All units shall be equipped with energy efficient appliances. 

 



EXHIBIT B 

PERMITTED USES AND DEVELOPMENT STANDARDS 

 

1. Permitted Uses: 

A. Single-Family Residence (Attached or Detached). 

B. Townhome. 

C. Condominium. 

D. Multifamily (Stacked Flat). 

E. Multifamily (Townhome). 

F. Office/Co-Working. 

G. Retail Sales (less than 15,000 sq. ft. of GFA). 

H. Restaurant (as defined within the Unified Development Code) 

I. Beer and Wine Sales, off-premises consumption (Special Use Permit (SUP) 

required) 

J. Microbrewery (Special Use Permit (SUP) required) 

K. Recreation facility, indoor (health club, fitness facility, or similar use) 

L. Personal Services 

M. Bank or Financial Institution 

N. Medical Clinic 

H.O. Animal Grooming Services.  

i. Facility provides grooming services for domestic animals, including 

bathing, brushing, trimming and related cosmetic care. This use does not 

include overnight boarding, breeding, sale of animals or medical 

treatment beyond incidental care (e.g. nail trimming or ear cleaning). 

Animal Grooming Service may include accessory retail sales of pet-

related products.   

I.P. Accessory uses encompassing community, social, and recreation facilities customary 

to single-family and multifamily residential development, and home occupations that 

do not employ persons outside the residence and that do not alter the physical 

structure or generate additional parking demand. 

 

2. Maximum Number of Multifamily Dwelling Units: 182 dwelling units (166 stacked flat 

dwelling units and 16 townhome dwelling units). 
 

3. Development Phasing and Operational Restrictions: The Development Plans shall be 

implemented in accordance with the phasing plan depicted in Exhibit C, and as further 

defined by the terms and conditions outlined in a Memorandum of Understanding (MOU), 

which will serve as the basis for a future development agreement between the Town and 

Developer. 
 

4. Required Homeowner’s Association: A homeowner’s association and associated 

restrictive covenants shall be established for the Townhomes at the time of Final Plat. Said 
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covenants shall account for HOA maintenance of Townhome common areas.  
 

5. Maximum Building Coverage (Overall Site): 75 percent of the gross site area, as 

depicted in Exhibit C. 
 

6. Landscape Area (Overall Site): 

A. Minimum Landscape Area: 20 percent of the gross site area (inclusive of the open 

space dedicated to the Town), or as depicted in Exhibit C. 

Minimum Tree Plantings: New canopy tree plantings shall be a minimum of four (4) 

caliper inches in diameter. Tree planting may be achieved in public open space, 

private open space, common areas, and/or private yards. 

Trees shall be planted to achieve all required tree mitigation on site. Where mitigated 

trees are at least eight (8) caliper inches in diameter, a replacement tree, of at least 

six (6) caliper inches in diameter, must be utilized to fulfill mitigation requirements 

on an inch-for-inch basis. 

Alternative replacement and transplant trees shall be considered by the Town where 

said trees can enhance the diversity of tree planting and positively contribute to the 

overall aesthetics and screening needs for the site. The Director of Parks and 

Recreation may approve alternative tree mitigation standards to account for 

transplanting of mature trees. 

B. Required Site Landscape: Excluding streets, parking, sidewalks, and other required 

hardscape, common areas are to be landscaped and irrigated. Residential ground floor 

frontages shall be required to landscape the entire area between the edge of sidewalk 

and the primary building facade, excluding access to sidewalks, stairs, stoops, 

porches, and patios. This area must be irrigated, and may be landscaped with ground 

cover, low shrubs, and ornamental trees. 

C. Required Perimeter Screening: Existing, healthy trees situated between new 

buildings and the existing residential neighborhood to the west shall be preserved 

whenever possible, and new evergreen and deciduous plantings shall be allocated to 

screen and buffer this site from these existing neighborhoods. 

 

7. Public Open Space: 

A. Minimum Public Open Space: 0.70 acres, as depicted on Exhibit C. 

 

B. Redding Trail Extension: A 10-foot wide trail shall be installed to extend the Redding 

Trail to the northern limit of the site, as depicted in Exhibit C. 

 

C. Public Open Space Furnishings: Public open space shall be amenitized with site 

furnishings such as benches, trash receptacles, pedestrian lighting, and public art.  
 

D. Public Open Space Landscape: Landscape shall be irrigated and shall include a mix 

of evergreen and deciduous canopy and ornamental tree species, ornamental ground 

cover, and zoysia, bermuda, or acceptable alternative grass turf. 
 

E. Public Open Space Installation and Maintenance: All public open space 



improvements shall be installed by the developer. Upon satisfactory completion of 

the public open space improvements, the developer shall convey the public open 

space to the Town. Upon acceptance of the Public Open Space, the Town shall be 

responsible for maintaining the Public Open Space. 

 

8. Street Connectivity and Streetscape Standards: 

A. Private Streets: All streets shall be private and shall be constructed to meet Town 

specifications for public streets, as modified by the street standards established 

herein. Public access easements shall be provided at the time of platting to 

accommodate needed site access. Where this district conflicts with any Town 

regulation for private streets, the standards of this district and any subsequently 

established MOU and/or development agreement, shall prevail. 

B. Typical Street Section: Dimensional standards and typical components of the streets 

within the district are provided below. The list is all inclusive, however, some 

elements may be excluded or modified for individual sections based on site context. 

Any deviations are as depicted in Exhibit C. 

i. Travel lanes: Two, 12-foot travel lanes. 

ii. Curb Parking lanes: 8 feet, on each side of the street, where feasible and 

appropriate. 

iii. Planting Strip: 5 feet, on each side of the street. 

iv. Street Trees: One tree every 40 linear feet. Variations may be permitted 

by the Town where alternative designs can positively contribute to the 

overall aesthetics of the site. 

v. Street Lighting: Uniformly spaced street lamps, achieving a minimum 

average lighting of 2 footcandles, with a minimum of 1.0 footcandle, 

consistent with the Illuminating Engineer Society’s recommendation for 

a mixed vehicle and pedestrian area. The exact location shall be provided 

in accordance with a lighting plan approved at the time of site 

development permit approval. 

vi. Sidewalk: 6 feet, on each side of the street. 

 

9. Pavement Treatments: Enhanced pavement treatments will be provided at key pedestrian 

features through the development. This will be achieved through the use of pavers, as well 

as unique concrete treatments such painting, staining, and patterned sawcut. 

 

10. Retail Form Standards: [M-2 Mixed-Use Suburban Corridor, with a reduction in the 

minimum required building height to 20’] 
 

A. Building Height (minimum, ft): 20 
 

10.11. Multifamily (Stacked Flat) Form Standards: 
 

A. Minimum Lot Area: None. 

B. Minimum Lot Width: None. 

C. Maximum Lot Width: 600 feet. 

D. Minimum Lot Depth: None. 

E. Maximum Lot Depth: 300 feet. 
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F. Minimum Building Setbacks: 

i. Front Yard: 60 feet from the eastern property boundary and 10 feet from 

the front of curb. 

ii. Side Yard: 15 feet from front of curb. 

iii. Rear Yard: 15 feet from front of curb. 

iv. Existing Neighborhood: 150 feet from the westernmost subdivision 

boundary. 

G. Maximum Building Height: 60 feet from top of foundation. 

i. Parapet Height and Architectural Projections: In order to provide 

appropriate projections, up to 50 percent of the facades may accommodate 

parapet height offsets and other unique architectural features that project 

above the maximum building height by no more than 10 feet. 

H. Minimum Floor Area Per Dwelling Unit: 600 square feet. 

 

11.12. Multifamily (Townhome) Form Standards: 

A. Minimum Lot Area: None 

B. Minimum Dwelling Unit Width: 20 feet. 

C. Minimum Dwelling Unit Depth: 40 feet. 

D. Minimum Building Setbacks: 

i. Front Yard: 4 feet from the back of sidewalk. 

ii. Side Yard: 

1. End Cap Dwelling Units: 16 feet from the front of curb. 

2. All other units: None. 

iii. Rear Yard: None. 

iv. Existing Neighborhood: 120 feet from the westernmost subdivision 

boundary. 

E. Permitted Setback Encroachments: 

i. Overhangs and balconies: 5 feet. 

ii. Patios and courtyards: Within 1 foot of the back of sidewalk. 

F. Maximum Building Height: 3 stories, 45 feet for flat roof forms and 48 feet for 

pitched roof forms, from top of foundation. 

G. Minimum Floor Area Per Dwelling Unit: 1,500 square feet. 

H. Outdoor Living Areas: All dwelling units shall have a projected or recessed balcony, 

and a ground floor patio area accessible from a sidewalk or trail, that are a minimum 

depth of 4 feet. 

 

12.13. Townhome (Fee Simple) Form Standards: 

A. Minimum Lot Area: None 

B. Minimum Lot Width: 20 feet. 

C. Minimum Lot Depth: 50 feet. 

D. Minimum Building Setbacks: 

i. Front Yard: Street-facing: 10 feet from front of curb. Park-facing: 5 feet, 

when fronting public open space. 

ii. Side Yard: 

1.  3 feet and 20 feet separation between adjacent buildings. 

2. All other lots: None 



iii. Rear Yard: None. 

iv. Existing Neighborhood: 60 feet from the westernmost subdivision 

boundary. 

E. Permitted Setback Encroachments: 

i. Overhangs and Balconies: 5 feet 

ii. Patios and Courtyards: Within 1 foot of the back of sidewalk. 

F. Maximum Building Height: 3 stories, 45 feet for flat roof forms and 48 feet for 

pitched roof forms, from top of foundation. 

G. Minimum Floor Area Per Dwelling Unit: 1,800 square feet. The Director of 

Development Services may approve alternative floor plans so long as the floor plan 

meets the Minimum Floor Area Per Dwelling Unit requirement and the façade 

generally complies with the Development Plans as depicted in Exhibit C. 

H. Outdoor Living Areas: All dwelling units shall have a projected or recessed balcony 

from the front or rear of the unit, and a ground floor patio area accessible from a 

sidewalk or trail, that are a minimum depth of 4 feet. The Director of Development 

Services may approve an alternate condition if ground floor patio is not feasible for 

Buildings 19 and 20, as depicted on the Development Plans. 

  

13.14. Parking:  
 

A. Minimum Parking Requirements: 

i. Multifamily (Stacked Flat): 1 space per bedroom. 

ii. Multifamily (Townhome): 2 enclosed spaces per dwelling unit and 0.5 

surface parking spaces per dwelling unit. 

iii. Townhome (Fee Simple): 2 enclosed spaces per dwelling unit and 0.5 

surface parking spaces per dwelling unit. 

iv. Office/Co-Working: 1 space per 300 square feet of floor area. 

v. Personal Services: 1 space per 400 sq. ft. GFA 

vi. Retail Sales, < 15,000 sq. ft GFA: 1 space per 400 sq. ft. GFA 

vii. Recreation Facility, Indoor (Health Club, Fitness Facility or Similar Use): 

1 space per 500 sq. ft GFA 

viii. Animal Grooming Services: 1 space per 500 sq. ft. GFA 

ix. Medical Clinic: 1 space per 300 sq. ft GFA 

x. Beer and Wine Sales, off-premises consumption: 1 space per 350 sq. ft 

GFA 

xi. Microbrewery: 1 space per 400 sq. ft. GFA (outdoor tasting/seating area 

included) 

xii. Restaurant:1 space per 175 sq. ft GFA 

xiii. Bank or Financial Institution: 1 space per 400 sq. ft. GFA. 

v. Retail: 1 space per 200 square feet of floor area. 

vi. Restaurant: 1 space per 175 square feet of floor area. 

 

14.15. Façade: Building facades shall generally comply with the Development Plans 

depicted in Exhibit C and with the terms and conditions of the MOU and any subsequently 

executed development agreement.  

 

15.16. Mechanical Equipment Placement and Screening: Mechanical equipment shall 
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be mounted on the roof and be screened from view from all rights-of-way and located to 

minimize noise intrusion off each lot. Screening must be architecturally compatible with 

the building design. The Multifamily (Townhomes) may have ground-mounted HVAC 

units, provided that said units are screened from view with landscape or hardscape features.  

 

16.17. Fencing: 
 

A. Private Yard Fencing: Private yard fencing shall substantially comply with the 

Development Plan. Fencing shall not exceed four (4) feet in height and shall be no 

more than 50 percent opaque and shall be constructed of durable architecturally 

appropriate materials including but not limited to tubular steel. Colors shall be 

complementary to the overall development, consistent with the palette used for other 

site elements such as balcony and patio railings.. 

 

17.18. Sustainability: 

A. LEED Certification: The Multifamily component of the project shall, at a minimum, 

achieve LEED Silver certification.  

B. Electric Vehicle Charging Infrastructure: To accommodate a minimum of 15 electric 

vehicle charging stations shall be provided for the project. 

C. Public Art: Funding shall be provided for public art in coordination with the Town  

and in accordance with the terms and conditions of the MOU and any subsequently 

executed development agreement. 

D. Bus Transit Facilities: The developer shall improve the bus transit shelter on Midway 

Road. The bus transit shelter materials shall be consistent with Town standards. 

 

18.19. Unit Features: 

 

A. Interior Finishes: There shall be no linoleum or Formica surfaces in the units. All 

countertops shall be granite, stone, or a superior surface material. 

B. Appliances: All units shall be equipped with energy efficient appliances. 

 



Page 1 of 37 
Town of Addison, Texas 
Ordinance No.  
Case No. 1942-Z/AMLI Treehouse, Phase II Amendment 

ORDINANCE NO. 

AN ORDINANCE OF THE TOWN OF ADDISON, TEXAS, AMENDING THE 
COMPREHENSIVE ZONING ORDINANCE BY AMENDING AND RESTATING 
PLANNED DEVELOPMENT (PD) DISTRICT ORDINANCE NO. 024-35 FOR A 8.02+/- 
ACRE PROPERTY GENERALLY LOCATED AT THE SOUTHWEST CORNER OF 
MIDWAY ROAD AND BELTWAY DRIVE, PROVIDING FOR ADOPTION OF 
AMENDED PERMITTED USE AND DEVELOPMENT STANDARDS AND 
DEVELOPMENT PLANS TO ALLOW FOR THE DEVELOPMENT OF 166 
MULTIFAMILY DWELLING UNITS, 26 TOWNHOME FEE SIMPLE LOTS, 16 
TOWNHOME RENTAL DWELLING UNITS, RETAIL AND RESTARUANT USES, AND 
ASSOCIATED PUBLIC AND PRIVATE OPEN SPACE AND COMMON AREAS; 
PROVIDING A PENALTY NOT TO EXCEED TWO THOUSAND AND NO/100 
DOLLARS ($2,000.00); PROVIDING FOR SAVINGS, NO SEVERABILITY AND AN 
EFFECTIVE DATE. 

WHEREAS, at its regular meeting held on September 16, 2025 the Planning & Zoning 
Commission considered and made recommendations on Case No.1942-Z, being a request to amend 
and restate Planned Development (PD) District Ordinance 024- -  8.02+/- 
acre property generally located at the southwest corner of Midway Road and Beltway Drive (the 
Property

Plans; and 

WHEREAS, on July 23, 2024, the City Council for the Town of Addison, Texas adopted 
Planned Development (PD) District Ordinance 024- - n 8.02+/- acre property 
generally located at the southwest corner of Midway Road and Beltway Drive; and 

WHEREAS, the City Council desires to amend and restate PD 024-35, in its entirety, to 
allow modified permitted use and development standards and development plans (Case No. 1942-
Z); and 

WHEREAS, this change of zoning is in accordance with the adopted Comprehensive Plan 
of the Town of Addison, as amended; and 

WHEREAS, after due deliberations and consideration of the recommendation of the 
Planning and Zoning Commission, the information received at a public hearing, and other relevant 
information and materials, the City Council of the Town of Addison, Texas finds that this 
amendment promotes the general welfare and safety of this community. 

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE 
TOWN OF ADDISON, TEXAS: 

SECTION 1.  That the recitals and findings set forth above are hereby found to be true and 
correct and incorporated as if fully set forth herein. 

SECTION 2. The Zoning Ordinance and official zoning map shall be amended so as to 
amend and restate PD 024-35, in its entirety, and to provide for modified permitted use and 
development standards and development plans for the Property, which is described and depicted 
in Exhibit A attached hereto, subject to the following conditions: 
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A. Prior to the issuance of a Certificate of Occupancy for any phase of this development,
that specific phase must demonstrate compliance with the Permitted Uses and

Development Standards
Exhibit B and made a part hereof for all purposes. and all public and private
infrastructure and site amenities shall be installed in accordance with the Development
Plans, which is comprised of a site plan, landscape plan, façade. and floor plans (the
Development Plans , which are attached hereto as Exhibit C and made a part hereof

for all purposes.

B. The development shall comply with the terms and conditions outlined in the Master
Development Agreement (MDA) between the Town and the Developer, which is based
on and supersedes a previously approved Memorandum of Understanding (MOU).
Final execution of the MDA, in substantially the same form as approved by the Town
Council, shall be a condition precedent to the issuance of any building permit for the
development.

SECTION 3.  Any person, firm, or corporation violating any of the provisions or terms of 
this ordinance shall be subject to the same penalty as provided for in the Comprehensive Zoning 
Ordinance of the city, as heretofore amended, and upon conviction shall be punished by a fine set 
in accordance with Chapter 1, Section 1-7 of the Code of Ordinances for the Town of Addison.

SECTION 4.  The provisions of this Ordinance are severable, and should any section, 
subsection, paragraph, sentence,  phrase or word of this Ordinance, or application thereof to any 
person, firm, corporation or other business entity or any circumstance, be adjudged or held to be 
unconstitutional, illegal or invalid, the same shall not affect the validity of the remaining or other 
parts or portions of this Ordinance, and the City Council hereby declares that it would have passed 
such remaining parts or portions of this Ordinance despite such unconstitutionality, illegality, or 
invalidity, which remaining portions shall remain in full force and effect.

SECTION 5.  All ordinances of the City in conflict with the provisions of this ordinance 
be, and the same are hereby repealed and all other ordinances of the City not in conflict with the 
provisions of this ordinance shall remain in full force and effect.

SECTION 6.  This Ordinance shall become effective from and after its passage and 
approval and after publication as may be required by law or by the City Charter or ordinance.

PASSED AND APPROVED by the City Council of the Town of Addison, Texas, on 
this the 14th day of OCTOBER 2025.

TOWN OF ADDISON, TEXAS

Bruce Arfsten, Mayor

ATTEST: APPROVED AS TO FORM:
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Valencia Garcia, City Secretary Whitt Wyatt, City Attorney 
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LEGAL DESCRIPTION OF THE PROPERTY

Being 8.2110 acres (357,672square feet) tract of land situated in the Thos L. Chenoweth Survey, 
Abstract No. 273 in the Town of Addison, Dallas County, Texas and being Remainder of Lot 1, 
Block 1 of Midway Square Addition, an addition to the Town of Addison, Dallas County, Texas 
recorded in Volume 93252, Page 3095 of the Deed Records of Dallas County, Texas (D.R.D.C.T.), 
and being a portion of a tract of land described in Special Warranty Deed to VVI, Inc. recorded in 
Volume 96047, Page 4955 of said D.R.D.C.T., said 8.2110 acres tract being more particularly 
described as follows: 

BEGINNING -of-way line of Midway Road (a 
variable width right-of-way) and the south right-of-way line of Beltway Drive (a 60-foot wide 
right-of-way), also being the north line of said Lot 1; 

THENCE -of-way line of said Beltway drive and the 
north line of said Lot 1, a distance of 120.00 feet to the beginning of a non-tangent curve to the 
left; 

THENCE, Southwesterly, continuing along south right-of-way line of said Beltway drive and the 
north line of said Lot 1, also along the arc of said curve to the left having a central angle of 

 
68.15 feet, and an arc length of 68.18 feet to a 1/2-
set for corner at the end of said curve and being the northeast corner of A Motel Addition, an 
additional to the Town of Addisson, Dallas County, Texas recorded in Volume 79219, Page 181 
of said D.R.D.C.T.; 

THENCE

corner of said A Motel Addition;  

THENCE
338.58 feet to a 1/2-inch iron rod found for the most north westerly corner of said Lot 1, and being 
the most north easterly corner of Lot 67 (Common Area) of Town Lake, an additional to the Town 
of Addison, Dallas County, Texas recorded in Volume 97003, Page 1033 of said D.R.D.C.T.; 

THENCE

Block 1 of Switzer & Jones Addition, an addition to the Town of Addison, Dallas County, Texas, 
 

THENCE

.61 feet; 

THENCE
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THENCE, along the common line of said Lot 1 and Lot 1R the following three (calls):
1) -inch iron rod with cap stamped

2) -inch iron rod with cap stamped

3) -inch iron rod found for the
most south easterly corner of said Lot 1R, continuing for a total distance of 13.11 feet to a
1/2-  the west
right-of-way line of said Midway Road, and being the most southerly east corner of said
Lot 1;

THENCE, along the west right-of-way line of said Midway Road and the east line of said Lot 1 
the following five (5) calls: 

1)
2)
3)
4)
5) POINT OF BEGINNING, and

containing 8.2110 acres (357,672 square feet) of land.
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PHASE II PERMITTED USES AND DEVELOPMENT STANDARDS

1. Permitted Uses:
A. Single-Family Residence (Attached or Detached).

B. Townhome.

C. Condominium.

D. Multifamily (Stacked Flat).

E. Multifamily (Townhome).

F. Office/Co-Working.

G. Retail.

H. Restaurant (as defined within the Unified Development Code).

I. Accessory uses encompassing community, social, and recreation facilities customary
to single-family and multifamily residential development, and home occupations that
do not employ persons outside the residence and that do not alter the physical
structure or generate additional parking demand.

2. Maximum Number of Multifamily Dwelling Units: 182 dwelling units (166 stacked flat
dwelling units and 16 townhome dwelling units). 

3. Development Phasing and Operational Restrictions: The Development Plans shall be
implemented in accordance with the phasing plan depicted in Exhibit C, and as further
defined by the terms and conditions outlined in a Memorandum of Understanding (MOU),
which will serve as the basis for a future development agreement between the Town and
Developer.

4.  
restrictive covenants shall be established for the Townhomes at the time of Final Plat. Said
covenants shall account for HOA maintenance of Townhome common areas.

5. Maximum Building Coverage (Overall Site): 75 percent of the gross site area, as
depicted in Exhibit C. 

6. Landscape Area (Overall Site):
A. Minimum Landscape Area: 20 percent of the gross site area (inclusive of the open

space dedicated to the Town), or as depicted in Exhibit C.

Minimum Tree Plantings: New canopy tree plantings shall be a minimum of four (4)
caliper inches in diameter. Tree planting may be achieved in public open space,
private open space, common areas, and/or private yards.

Trees shall be planted to achieve all required tree mitigation on site. Where mitigated
trees are at least eight (8) caliper inches in diameter, a replacement tree, of at least
six (6) caliper inches in diameter, must be utilized to fulfill mitigation requirements
on an inch-for-inch basis.



EXHIBIT B 

Page 9 of 37 
Town of Addison, Texas 
Ordinance No.  
Case No. 1942-Z/AMLI Treehouse, Phase II Amendment 

Alternative replacement and transplant trees shall be considered by the Town where 
said trees can enhance the diversity of tree planting and positively contribute to the 
overall aesthetics and screening needs for the site. The Director of Parks and 
Recreation may approve alternative tree mitigation standards to account for 
transplanting of mature trees. 

B. Required Site Landscape: Excluding streets, parking, sidewalks, and other required
hardscape, common areas are to be landscaped and irrigated. Residential ground floor
frontages shall be required to landscape the entire area between the edge of sidewalk
and the primary building facade, excluding access to sidewalks, stairs, stoops,
porches, and patios. This area must be irrigated, and may be landscaped with ground
cover, low shrubs, and ornamental trees.

C. Required Perimeter Screening: Existing, healthy trees situated between new
buildings and the existing residential neighborhood to the west shall be preserved
whenever possible, and new evergreen and deciduous plantings shall be allocated to
screen and buffer this site from these existing neighborhoods.

7. Public Open Space:
A. Minimum Public Open Space: 0.70 acres, as depicted on Exhibit C.

B. Redding Trail Extension: A 10-foot wide trail shall be installed to extend the Redding
Trail to the northern limit of the site, as depicted in Exhibit C.

C. Public Open Space Furnishings: Public open space shall be amenitized with site
furnishings such as benches, trash receptacles, pedestrian lighting, and public art.

D. Public Open Space Landscape: Landscape shall be irrigated and shall include a mix
of evergreen and deciduous canopy and ornamental tree species, ornamental ground
cover, and zoysia, bermuda, or acceptable alternative grass turf.

E. Public Open Space Installation and Maintenance: All public open space
improvements shall be installed by the developer. Upon satisfactory completion of
the public open space improvements, the developer shall convey the public open
space to the Town. Upon acceptance of the Public Open Space, the Town shall be
responsible for maintaining the Public Open Space.

8. Street Connectivity and Streetscape Standards:
A. Private Streets: All streets shall be private and shall be constructed to meet Town

specifications for public streets, as modified by the street standards established
herein. Public access easements shall be provided at the time of platting to
accommodate needed site access. Where this district conflicts with any Town
regulation for private streets, the standards of this district and any subsequently
established MOU and/or development agreement, shall prevail.

B. Typical Street Section: Dimensional standards and typical components of the streets
within the district are provided below. The list is all inclusive, however, some
elements may be excluded or modified for individual sections based on site context.
Any deviations are as depicted in Exhibit C.
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A. Travel lanes: Two, 12-foot travel lanes.
B. Curb Parking lanes: 8 feet, on each side of the street, where feasible and

appropriate. 
C. Planting Strip: 5 feet, on each side of the street.
D. Street Trees: One tree every 40 linear feet. Variations may be permitted

by the Director of Parks and Recreation where alternative designs can
positively contribute to the overall aesthetics of the site.

E. Street Lighting: Uniformly spaced street lamps, achieving a minimum
average lighting of 2.0 footcandles, with a minimum of 1.0 footcandle,

a mixed vehicle and pedestrian area. The exact location shall be provided
in accordance with a lighting plan approved at the time of site
development permit approval.

F. Sidewalk: 6 feet, on each side of the street.

9. Pavement Treatments: Enhanced pavement treatments will be provided at key pedestrian
features through the development. This will be achieved through the use of pavers, as well
as unique concrete treatments such painting, staining, and patterned sawcut.

10. Multifamily (Stacked Flat) Form Standards:
A. Minimum Lot Area: None.

B. Minimum Lot Width: None.

C. Maximum Lot Width: 600 feet.

D. Minimum Lot Depth: None.

E. Maximum Lot Depth: 300 feet.

F. Minimum Building Setbacks:
A. Front Yard: 60 feet from the eastern property boundary and 10 feet from

the front of curb.
B. Side Yard: 15 feet from front of curb.
C. Rear Yard: 15 feet from front of curb.
D. Existing Neighborhood: 150 feet from the westernmost subdivision

boundary. 

G. Maximum Building Height: 60 feet from top of foundation.
A. Parapet Height and Architectural Projections: In order to provide

appropriate projections, up to 50 percent of the facades may accommodate
parapet height offsets and other unique architectural features that project
above the maximum building height by no more than 10 feet.

H. Minimum Floor Area Per Dwelling Unit: 600 square feet.

11. Multifamily (Townhome) Form Standards:
A. Minimum Lot Area: None
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B. Minimum Dwelling Unit Width: 20 feet.

C. Minimum Dwelling Unit Depth: 40 feet.

D. Minimum Building Setbacks:
A. Front Yard: 4 feet from the back of sidewalk.
B. Side Yard:

1. End Cap Dwelling Units: 16 feet from the front of curb.
2. All other units: None.

C. Rear Yard: None.
D. Existing Neighborhood: 120 feet from the westernmost subdivision

boundary. 

E. Permitted Setback Encroachments:
A. Overhangs and balconies: 5 feet.
B. Patios and courtyards: Within 1 foot of the back of sidewalk.

F. Maximum Building Height: 3 stories, 45 feet for flat roof forms and 48 feet for
pitched roof forms, from top of foundation.

G. Minimum Floor Area Per Dwelling Unit: 1,500 square feet.

H. Outdoor Living Areas: All dwelling units shall have a projected or recessed balcony,
and a ground floor patio area accessible from a sidewalk or trail, that are a minimum
depth of 4 feet.

12. Townhome (Fee Simple) Form Standards:
A. Minimum Lot Area: None.

B. Minimum Lot Width: 20 feet.

C. Minimum Lot Depth: 50 feet.

D. Minimum Building Setbacks:
A. Front Yard: Street-facing: 10 feet from front of curb. Park-facing: 5 feet,

when fronting public open space.
B. Side Yard:

1. 3 feet and 20 feet separation between adjacent buildings.
2. All other lots: None

C. Rear Yard: None.
D. Existing Neighborhood: 60 feet from the westernmost subdivision

boundary. 
E. Permitted Setback Encroachments:

A. Overhangs and Balconies: 5 feet
B. Patios and Courtyards: Within 1 foot of the back of sidewalk.

F. Maximum Building Height: 3 stories, 45 feet for flat roof forms and 48 feet for
pitched roof forms, from top of foundation.
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G. Minimum Floor Area Per Dwelling Unit: 1,800 square feet. The Director of
Development Services may approve alternative floor plans so long as the floor plan
meets the Minimum Floor Area Per Dwelling Unit requirement and the façade
generally complies with the Development Plans, as depicted in Exhibit C.

H. Outdoor Living Areas: All dwelling units shall have a projected or recessed balcony,
from the front or rear of the unit, and a ground floor patio area accessible from a
sidewalk or trail, that are a minimum depth of 4 feet. The Director of Development
Services may approve an alternate condition if ground floor patio is not feasible for
Buildings 19 and 20, as depicted on the Development Plans.

13. Parking:
A. Minimum Parking Requirements:

A. Multifamily (Stacked Flat): 1 space per bedroom.
B. Multifamily (Townhome): 2 enclosed spaces per dwelling unit and 0.5

surface parking spaces per dwelling unit.
C. Townhome (Fee Simple): 2 enclosed spaces per dwelling unit and 0.5

surface parking spaces per dwelling unit.
D. Office/Co-Working: 1 space per 300 square feet of floor area.
E. Retail: 1 space per 200 square feet of floor area.
F. Restaurant: 1 space per 175 square feet of floor area.

14. Façade: Building facades shall generally comply with the Development Plans depicted in
Exhibit C and with the terms and conditions of the MOU and any subsequently executed
development agreement.

15. Mechanical Equipment Placement and Screening: Mechanical equipment shall be
mounted on the roof and be screened from view from all rights-of-way and located to
minimize noise intrusion off each lot. Screening must be architecturally compatible with
the building design. The Multifamily (Townhomes) may have ground-mounted HVAC
units, provided that said units are screened from view with landscape or hardscape features.

16. Fencing:
A. Private Yard Fencing: Private yard fencing shall substantially comply with the

Development Plan. Fencing shall not exceed four (4) feet in height and shall be no
more than 50 percent opaque and shall be constructed of durable architecturally
appropriate materials, including but not limited to tubular steel. Colors shall be
complementary to the overall development, consistent with the palette used for other
site elements such as balcony and patio railings.

17. Sustainability:
A. LEED Certification: The Multifamily component of the project shall, at a minimum,

achieve LEED Silver certification.

B. Electric Vehicle Charging Infrastructure: To accommodate a minimum of 15 electric
vehicle charging stations shall be provided for the project.
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C. Public Art: Funding shall be provided for public art in coordination with the Town
and in accordance with the terms and conditions of the MOU and any subsequently
executed development agreement.

D. Bus Transit Facilities: The developer shall improve the bus transit shelter on Midway
Road. The bus transit shelter materials shall be consistent with Town standards.

18. Unit Features:
A. Interior Finishes: There shall be no linoleum or Formica surfaces in the units. All

countertops shall be granite, stone, or a superior surface material.

B. Appliances: All units shall be equipped with energy efficient appliances.
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DEVELOPMENT PLANS
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