
Staff Report
Zoning Case PD18-15 (Green Oaks Preserve)
City Council Meeting Date: 5-7-19 Document Being Considered: Ordinance

RECOMMENDATION
Following the public hearing, consider Zoning Case PD18-15, with a Development Plan.

PRIOR BOARD OR COUNCIL ACTION
On June 18, 2008, the Planning and Zoning Commission recommended approval of 
SUP08-13 for a gas well, by a vote of 7-0-1.

On July 1, 2008, the City Council approved first and final reading of SUP08-13 for gas well 
drilling, by a vote of 8-0-0.  However, since the site was never developed, the SUP has 
expired.

On January 23, 2019, the applicant requested a continuance to the February 20, 2019, 
Planning and Zoning Commission meeting.  

On February 20, 2019, the applicant requested a continuance to the March 20, 2019,
Planning and Zoning Commission meeting.

On March 20, 2019, the applicant requested a continuance to the April 3, 2019, Planning 
and Zoning Commission meeting.

On April 3, 2019, the Planning and Zoning Commission recommended approval of PD18-15,
by a vote of 7-1-0 with the following stipulations:

 Increase the number of architectural features required on front-facing, front-loading 
garages from two and four, to three and five.  

 Deceleration lanes to be provided at the entrances off of West Green Oaks Boulevard 
and West Pioneer Parkway pending Texas Department of Transportation approval on 
West Pioneer Parkway.

On April 23, 2019, the City Council continued PD18-15 to the May 7, 2019 meeting.  

ANALYSIS
Since the April 23, 2019, City Council meeting, the applicant has made the following 
changes to the development plan:

 Eliminated the “cut-through” road and provided additional curves and cul-de-sacs for 
enhanced view corridors.

 Incorporated a split-rail fence and signage at the perimeter of the underbrush 
clearing adjacent to the preserve area.  

 Incorporated a variation of lot sizes. 
 Added a visual break to the view corridor along West Pioneer Parkway.
 Committed to planting pollinator plants at entryways and in the open spaces.
 Committed to preserving trees in areas that will have minimal grading during the 

final design of the development.   
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A letter has been provided by the applicant detailing these changes, and the updated 
concept plan is included as page one of the attached development plan.  Additionally, the 
number of residential lots has been reduced to 111 single-family lots.  

Request
The applicant requests to change the zoning on approximately 59.864 acres addressed at 
4500 West Pioneer Parkway and 1611 West Green Oaks Boulevard, generally located south 
of West Pioneer Parkway and east of West Green Oaks Boulevard.  

Current zoning: Residential Estates (RE) and Residential Single Family 7.2 (RS-7.2)

Requested zoning: Planned Development (PD) for Office Commercial (OC) uses plus 
Restaurant, take-out and delivery only; Restaurant with drive through;
Wedding chapel; and Residential Single-Family-5 (RS-5) uses, with a 
Development Plan

Existing Site Conditions
The site is currently undeveloped and is zoned a mix of Residential Estates (RE) and 
Residential Single-Family 7.2 (RS-7.2) zoning districts.  In 2008, a Specific Use Permit 
(SUP) was approved for the Griffin Drill Site, but the site was never developed, and the SUP 
expired.  

Adjacent Land Uses
The property to the north of the site is zoned CC and PD and is developed with commercial 
and residential uses.  Rush Creek Linear Park to the east is zoned RS-7.2. Property to the 
south is zoned RS-7.2 and developed with single-family homes.  Lake Arlington Golf Course 
is to the west and zoned PD.  

Neighborhood Meeting
On January 31, 2019, the applicant held a neighborhood meeting at the Arlington Police
West Station.  Since the meeting, the applicant has updated the following items included in 
the Development Plan:

 Removed ‘Gasoline sales’ and ‘Firearm sales’ from the allowable uses on Tract One 
identified below.

 Adjusted the southeastern portion of the subdivision to increase the preserved area 
(approximately 275 feet) between the proposed development and existing 
subdivisions.  

Petition of Opposition
Prior to and during the Planning and Zoning Commission meeting on April 3, 2019, petitions
of opposition were submitted resulting in a total of 51 signatures in opposition.  This 
opposition resulted in 7.8 percent of the land area within the buffer being in opposition.  If 
the opposition were to exceed 20 percent of the land area within the buffer, a three-fourths,
or super majority, vote would be required for approval at City Council.

Development Plan
The development plan is for a mixed-use development consisting of two office/commercial 
tracts (4.909 acres and 1.056 acres) and a residential tract (54.399 acres) totaling 59.864 
acres.  The development will contain 112 single-family residential units along with eight 
proposed commercial structures.



Page 3 of 7

   
Allowed Uses 
The proposed development plan identifies two areas zoned Office Commercial (OC), with 
additional uses associated with one of those areas.  Three other tracts are zoned Residential 
Single-Family-5 (RS-5).

Table I. Proposed Zoning Designations

Tract Identification Zoning Designation and Additional Uses

Tract One
Planned Development (PD) for Office Commercial (OC) uses plus 
Restaurant, take-out and delivery only; Restaurant with drive 
through; and Wedding chapel 

Tract Two Planned Development (PD) for Office Commercial (OC) uses
Tracts Three, Four, 

and Five
Planned Development (PD) for Residential Single-Family-5 (RS-5) 
uses

See attachment v. for a tract map.

Tract One
Landscaping
The landscaping shall be installed according to the landscape plan on Sheets L1-L2 of the 
development plan.  

Table II. Proposed Landscape Setbacks for Tract One
West Pioneer Parkway

UDC Requirement PD Proposal
Width 15 feet 25 feet 

Shrubs 189 shrubs 146 five-gallon shrubs
780 one-gallon shrubs

Trees 15 four-inch caliper trees 15 four-inch caliper trees
West Green Oaks Boulevard

UDC Requirement PD Proposal
Width 15 feet 30 feet

Shrubs 73 shrubs 110 five-gallon shrubs
290 one-gallon shrubs

Trees 6 four-inch caliper trees 6 four-inch caliper trees

Additional parking lot landscaping is comprised of Mexican Feather Grass, Autumn Sage, 
Texas Ash, Shumard Oaks, and Southern Texas Live Oaks.

Screening, Buffering, and Fences
An eight-foot tall masonry screening wall is being provided between the proposed OC-zoned
tract and the residential tract in conjunction with the required 15-foot wide buffer.  A total 
of 28, three-inch caliper trees are being proposed within this buffer. 

Off-Street Parking and Loading
The Development Plan shows approximately 4.75 parking spaces per 1,000 square feet of 
office/commercial development, using an average of the proposed uses in the development.  
For reference purposes, parking requirements for certain uses that would be permitted with 
the requested zoning are listed in Table III.
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Table III. Off-Street Parking Regulations
Use Category Use Type Parking Requirement

Health Care Facilities Medical or dental office or 
clinic

4 per 1,000 square feet of 
gross floor area

Office, Business or 
Professional

Office, Business or 
Professional

2.5 per 1,000 square feet of 
gross floor area

Food and Beverage Services Restaurant with drive-
through

10 per 1,000 square feet of 
gross floor area

Retail (Sales) General retail store, other 
than listed

3 per 1,000 square feet of 
gross floor area

At this stage, the applicant is not fully sure of the areas of each use within the commercial 
portion of the development, hence the parking requirements will be determined with each 
CO and may use shared parking calculations based on business hours.  

Building Design Standards
Eight buildings are being proposed on Tract One.  The exterior finish materials are 
comprised of a mix of stone, brick, and cast stone.  A residential architectural style is being 
proposed to be compatible with other office/commercial developments in the area and the 
proposed single-family development that will surround this tract in the future.  

Tract Two
The design and aesthetic of Tract Two will be presented and subject to review along with a 
revised Development Plan, subject to recommendation and approval of the Planning and 
Zoning Commission and City Council.

Tracts Three, Four and Five
This portion of the development is for a 111-unit, gated, single-family residential 
subdivision. The following table shows the minimum development standards of each single-
family zoning district and compares them to the proposal. 

Table IV. Minimum Development Standards

UDC Zoning 
Designation

RE 
(Existing)

RS-20 RS-15 RS-7.2
(Existing)

RS-5 
(Proposed)

RS-5

Dwelling Units 
Per Acre (max.)

1 DUA 2 DUA 4 DUA 6 DUA 2.06 DUA 8 DUA

Lot Depth (min.) 150 feet 150 feet 100 feet 100 feet

100 feet,
80 percent 
to have 110 

feet

100 feet 

Lot Width (min.) 100 feet 100 feet 80 feet 60 feet 50 feet 50 feet
Lot Area (min.) 1 acre 20,000 s.f. 15,000 s.f. 7,200 s.f. 5,500 s.f. 5,000 s.f.
Gross Living Area 
(min)

2,500 s.f. 2,200 s.f. 2,000 s.f. 1,500 s.f. 1,800 s.f. 1,500 s.f.

Lot Coverage 
(min.)

50% 50% 50% 50% 60% 60%
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The development is not proposing a mix of residential zoning districts in terms of density; 
however, it does provide for variety in lot area.  

Table V. Lot Area Summary
Lot Size Range Count Percentage of Total
5,500 to 6,000 s.f. 54 48%
6,001 to 8,000 s.f. 45 40%
8,001 s.f. and above 13 12%

Landscaping
The landscaping shall be installed according to the landscape plan on Sheets L3-L6 of the 
Development Plan.  Along West Pioneer Parkway, plantings that exceed the minimum 
landscape buffer zone requirements will be provided.  Over 1,700 shrubs ranging from one 
gallon to 15 gallons are being proposed in this buffer zone, along with 29 specimen trees.  

Housing Mix (Size of Home)
 At maximum, 20 homes will be a minimum of 1,800 square feet.
 At least 72 homes out of 112 (64%) shall be a minimum of 2,000 square feet.
 At least 30 homes out of 112 (27%) shall be a minimum of 2,500 square feet.

Building Design
 Cementitious fiberboard (CFB) will be limited to exterior walls of chimneys, dormers, 

window box-outs, bay windows that do not extend to the foundation, or any other 
exterior wall that does not bear on the foundation.

 Minimum roof pitch of 8:12 on front elevations with minimum 6:12 on side and rear 
elevations.

Garage Type
 A minimum of six (or 25%) of 60-foot wide or greater lots shall include J-Swing 

garages. Garages may encroach up to 10 feet into the required front-yard building 
setback.

 All front facing, front loading garages shall include decorative faux wood garage 
doors.

Anti-monotony
 A minimum of six models are being proposed.  

Fencing Design
 A masonry entry feature with planter beds is proposed at the entrances to the 

subdivision from West Green Oaks Boulevard and West Pioneer Parkway.
 A six-foot tall masonry screening wall shall be constructed along West Pioneer

Parkway.  The wall will not continue through the area designated as being preserved. 
 All homeowner privacy fences shall be a minimum of six-foot tall stained cedar 

fences with metal posts.
 Six-foot tall ornamental iron fencing shall be used adjacent to open space.

Open Space and Connectivity
 Approximately 31 acres (or 52%) of the total development will be preserved as open 

space.  The trees within this area are being preserved as part of the tree preservation 
and mitigation requirements of the UDC.  The most northerly 50 feet of this area may
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be cleared of underbrush to provide for drainage and/or general pedestrian 
pathways.

 Planting beds and ornamental benches shall be located in the open space lot 
adjacent to West Green Oaks Boulevard.

 A five-foot wide concrete trail will be constructed within the internal open space lot.  
Benches will be located along the trail.

 A five-foot wide concrete trail will connect the single-family residential development 
to the Office Commercial development through the open space adjacent to West 
Green Oaks Boulevard.

Additional Items
 Community cluster mailboxes will be constructed to be architecturally compatible 

with the entry feature components.
 Ornamental street lights will be used. 

Traffic Impact
DeShazo Group prepared and submitted a Traffic Impact Analysis (TIA) to the City of 
Arlington for review on August 23, 2018.  City staff forwarded the TIA to the Texas 
Department of Transportation (TxDOT) for additional review on August 24, 2018.  Based on 
the TIA results, the developer is required to provide the following: 

 South-bound left turn lane on West Green Oaks Boulevard. 
 North-bound acceleration and deceleration lanes on West Green Oaks Boulevard. 
 Intersection warning signs for north-bound traffic on West Green Oaks Boulevard. 

TxDOT will provide traffic mitigation recommendations for West Pioneer Parkway, if any,
when they complete their TIA review. 

Per Planning & Zoning Commission’s recommendation, the proposed Development Plan 
incorporates a deceleration lane on Pioneer Parkway, pending TxDOT approval.

Comprehensive Planning Analysis
Comprehensive Plan (2015)
Land use goals for this area are defined as “Established Residential.” This area covers the 
largest portion of the city and contains a variety of housing types as well as retail services. 
People living in these areas would enjoy the benefits of neighborhood parks, schools and 
community recreation centers. Appropriate land uses for these areas include residential 
uses, neighborhood convenience uses, small-scale office uses, parks, recreation centers, and 
trails. Appropriate housing types for these areas include single family detached with 
densities up to 8 units/acre, townhouse, and multifamily with densities up to 30 units/acre.

The proposed PD is in general conformance with the Comprehensive Plan and other relevant 
plans.

Hike and Bike System Master Plan (2011)
There is a bicycle path planned through Rush Creek Linear Park that will connect Division 
Street to Pioneer Parkway. 

Thoroughfare Development Plan (2017)
Both West Pioneer Parkway and West Green Oaks Boulevard are currently constructed as 
six-lane roadways, which are fully built out in conformance with the TDP’s designation as 
six-lane Major Arterials. 
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Watershed Studies
The site is located within the Rush Creek watershed.  The adopted Rush Creek watershed 
study does not contain direct recommendations for the site. The site is located within the 
Lower Rush Creek sub-watershed, and a portion of the site is located within the flood plain.

FINANCIAL IMPACT
None

ADDITIONAL INFORMATION
Attached: Ordinance with Exhibits A and B

Case Information with P&Z Summary
Development Plan Updates 
Development Plan (11 pages)
Tract Map
Continuance Requests (3 pages)
Letters of Support (2 pages)
Letter of Opposition (3 pages)
Petitions of Opposition (12 pages)
Petition Map

Under separate cover: None
Available in the City Secretary’s office: None

STAFF CONTACTS
Jennifer Pruitt, AICP, LEED AP Bryan Isham, AICP
Planning Manager Principal Planner
Planning and Development Services Planning and Development Services
817-459-6138 817-459-6654
Jennifer.Pruitt@arlingtontx.gov Bryan.Isham@arlingtontx.gov


