
REGULAR MEETING OF THE 
CITY OF ALVARADO PLANNING AND ZONING COMMISSION 

104 W. COLLEGE AVE. 
November 14, 2023 

6:30 PM 
AGENDA 

 
The Planning and Zoning Commission of the City of Alvarado will meet in a regularly called session on Tuesday, 
November 14, 2023 at 6:30 p.m. in the Council Chambers at City Hall for the following agenda items. 
 
CALL TO ORDER - Roll Call 
INVOCATION 
PLEDGE OF ALLEGIANCE 
CITIZEN PARTICIPATION AND PUBLIC INPUT: 
This is an opportunity for citizens to address the convened board of this meeting on any matter. The presiding officer may 
ask for the citizen to hold his or her comment on an agenda item until that agenda item is reached. The convened board 
has no obligation to respond in any matter to comments or questions from the public.  Any response from a member of 
the convened Board to comments related to items not on the agenda is limited to a statement of specific factual 
information, a recitation of existing policy, or direction to staff to place the subject on the agenda for a future meeting. 
 
APPROVAL OF MINUTES 
1. Consideration and action to approve Minutes from the 10/10/2023 Regular Planning and Zoning Commission Meeting. 
 
CONSENT AGENDA: NA 
 
NEW BUSINESS: 
2. Consideration and action on the application of Palm Development Partners represented by Winston Parks for approval 
of the Henderson Integrity Addition preliminary plat on 2.298 acres known as Tract 29 of the J. Dixon Survey, Abstract 214, 
approximately addressed between the 500 and 900 Blocks of W. Hwy 67. (French) 
3. Public hearing, consideration and action on an application of Agave Trail Development LLC represented by John Heilman 
for approval of a zoning change from Planned Development (PD) District with the base zoning of Single Family Residential 
(SF-2) District and Agricultural (A) District to Planned Development (PD) District with the based zoning of Single Family 
Residential (SF-2) District on approximately 113.09 acres known as portions of Tracts 6 and 22 of the J. M. Ross Survey, A-
737, approximately addressed at 1000, 1220, and 1300 N. Cummings Drive, with development plan approval. (French) 
 
EXECUTIVE SESSION: (OPTIONAL WITH ADVANCED NOTICE TO CITY ATTORNEY) 
Pursuant to the Texas Open Meetings Act, Chapter 551 of the Texas Government Code, the City Council or other Board 
may convene in closed session to deliberate regarding the following matters: §551.071 Consultation with Attorney.  The 
City Council or other Board may convene in Executive Session to conduct a private consultation with its Attorney on any 
legally posted agenda item, when the City Council or other Board seeks the advice of its attorney about pending or 
contemplated litigation, a settlement offer, or on a matter in which the duty of the Attorney to the governmental body 
under the Texas Disciplinary Rules of Professional Conduct of the State Bar of Texas clearly conflicts with the provisions of 
Chapter 551.  
 
COMMISSIONER COMMENTS: 
Pursuant to LGC Section 551.0415, Commission Members may make a report about items of Community interest during a 
meeting of the governing body without having given notice of the report.  Items of community interest may include, but 
not necessarily limited to any of the following: 
• Expressions of thanks, congratulations, or condolence; 
• Information regarding holiday schedules; 
• An honorary or salutary recognition of a public official, public employee, or other citizen, except that a discussion 
regarding a change in the status of the person’s public office of public employment is not an honorary or salutary 
recognition for purposes of this subdivision; 



• A reminder about an upcoming event organized or sponsored by the governing body; 
• Information regarding a social, ceremonial, or community event organized or sponsored by an entity other than the 
governing body that was attended or is scheduled to be attended by a member of the governing body or an official or 
employee of the municipality; and 
• Announcements involving an imminent threat to the public health and safety of people in the municipality that has arisen 
after the posting of the agenda. 
 
ADJOURN 
 
ACCESSIBILITY STATEMENT 
The Alvarado City Hall and Council Chamber are wheelchair accessible.  The exit and parking ramps are located in the front 
of the building.  Persons with disabilities who plan to attend this meeting and who may need auxiliary aids or services such 
as interpreters for persons who are deaf or hearing impaired, readers, or large print, are requested to contact the City 
Secretary’s Office at 817-790-3351, FAX: 817-783-7925, e-mail: wallsb@cityofalvarado.org.  Please call at least two (2) 
working days prior to the meeting so that appropriate arrangements can be made. 
  
NON-DISCRIMINATION STATEMENT 
The City of Alvarado does not discriminate on the basis of race, color, national origin, sex, religion, or disability in the 
employment or the provision of services.  
 
I, the undersigned authority, do hereby certify that the above agenda was posted on the bulletin board at the City Hall of 
the City of Alvarado, Texas, a place convenient and readily accessible to the general public at all times, and said agenda 
was posted on November 3, 2023 at 4:30 p.m. and remained so posted continuously for at least 72 hours preceding the 
scheduled time of said meeting. 
 

 
 
Justin French, AICP 
Community Development Director 
City of Alvarado, Texas 

mailto:wallsb@cityofalvarado.org
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REGULAR MEETING OF 

THE CITY OF ALVARADO PLANNING AND ZONING COMMISSION  

104 W. COLLEGE 

October 10, 2023 @ 6:30 PM 

 

 
MINUTES 

 
 

The Planning and Zoning Commission of the City of Alvarado met in a regularly called 
session on Tuesday, October 10, 2023 at 6:30 p.m. in the Council Chambers at City Hall.  
The following members were present for roll call: 
 
Bryan Thornton 
Mike McBee 
Joshua Rendon 
Kelly Richardson 
Ryan Banister 
 
The following alternate was present for roll call: 
Barbara Fuller 
 
The following alternate was absent for roll call: 
Flint Webb  
 
City personnel present: Justin French, Community Development Director 
 
Chairman Thornton called the meeting to order at 6:30 p.m.  
 
INVOCATION 
 
PLEDGE OF ALLEGIANCE 
 
CITIZEN PARTICIPATION AND PUBLIC INPUT – None 
 
APPROVAL OF MINUTES – Commissioner McBee moved to approve the September 5, 
2023 minutes as written.  Commissioner Bannister seconded the motion.  Motion passed 
with five votes in favor and none opposed. 
 
CONSENT AGENDA – None 
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NEW BUSINESS 
 
Chairman Thornton opened the public hearing at 6:33 pm. for consideration and action 
on application of Chris Bruckner on behalf of the E. R. Russell Estate for approval of a 
zoning change from Agricultural (A) District to General Commercial (C-2) District on 
26.995 acres known as a portion of Tract 9 of the J. Mullican Survey, A-584, addressed 
at 6624 CR 604.  Mr. French presented a brief overview of the request.  The applicant’s 
representative, Drew Terrell, was present to answer any questions.  Being no one further 
to speak upon the request, Chairman Thornton closed the public hearing at 6:39 pm, and 
Commissioner Banister moved to recommend approval to City Council.  Commissioner 
McBee seconded the motion.  Motion passed with five votes in favor and none opposed. 
 
ADJOURNMENT 
 
Chairman Thornton adjourned the regular meeting at 6:58 p.m. 
 
Passed and approved this ________ day of ____________, 2023. 
 
 
________________________ 
Bryan Thornton, Chairman 
 
 
Attest: 
 
________________________ 
Justin French, Community Development Director 
 



 Planning and Zoning Commission Meeting Management Report 
Meeting Date:  November 14, 2023 
Contact:  Justin French, Community Development Director 
 
 

AGENDA ITEM: 
Public hearing, consideration and action on the application of Winston Parks with Palm Development 
Partners on behalf of the David and Mary Glenn Irrevocable Trust for approval of the Henderson Integrity 
Addition preliminary plat on 2.298 acres known as Tract 29 in the J. Dixon Survey, Abstract 214, 
approximately addressed in the 700 and 800 blocks of E. Hwy 67. 
 
BACKGROUND & FINDINGS: 
The preliminary plat application was submitted and deemed administratively complete on October 27, 
2023.  Per Section 34-34.c of the Alvarado subdivision ordinance, the Planning and Zoning Commission 
shall: 
  (1) Act within 30 days after the filing of preliminary plat, 
  (2) Submit one of the following recommendations to the City Council. 

a. Approve. 
b. Approve with conditions. 
c. Disapprove. 

 
The Future Land Use (FLU) map within the Alvarado Comprehensive Plan designates the subject site for 
Local Business, which generally includes small businesses and retail uses, coffee shops, restaurant, and 
small professional office buildings.  This type of development is best suited along Highway 67 and is 
intended to serve the needs of residents.  The City’s Development Review Committee (DRC) finds the 
preliminary plat to comply with the minimum standards of the Alvarado subdivision ordinance and all 
other ordinances.  The subject site is zoned General Commercial (C-2) District and anticipated 
development is consistent with the Comprehensive Plan.   
 
FINANCIAL IMPACT: 
None.  
 
RECOMMENDATION: 
Staff suggests the Commission recommend approval to Council.  
 
MANAGEMENT REVIEW: 
Paul DeBuff, City Manager 
 
ATTACHMENTS: 
Application 
Location Map 
Draft Recommendation of Approval Letter 
Preliminary Plat 





Winston Parks
8-07-2023





 

 

Member Texas Municipal League 

 
City of Alvarado 

104 W. College  Alvarado, TX 76009 

817-790-3351 Fax 817-783-7925 www.cityofalvarado.org 

 

 

November 14, 2023 

 

Palm Development Partners 

Attn: Winston Parks 

798 Berry Road 

Nashville, TN  37204 

615.674.2130 

wparks@winstonwarren.com  

 

Re: Lots 1-3, Block 1 of the Henderson Integrity Addition Preliminary Plat 

 

Dear Mr. Parks, 

 

This letter is to inform you that on November 14, 2023, the Alvarado City Planning and Zoning 

Commission recommended approval of the Henderson Integrity Addition preliminary plat.  The 

Alvarado City Council will consider this preliminary plat on November 20, 2023. 

 

Sincerely, 

 
Justin French, AICP 

Community Development Director  

City of Alvarado 

104 W. College Ave. | Alvarado, TX  76009 

817.790.3351 | 817.240.9585 mobile 

frenchj@cityofalvarado.org  

 

 

http://www.cityofalvarado.org/
mailto:wparks@winstonwarren.com
mailto:frenchj@cityofalvarado.org




 Planning and Zoning Commission Meeting Management Report 
Meeting Date:  November 14, 2023 
Contact:  Justin French, Community Development Director 

AGENDA ITEM: 
Public hearing, consideration and action on the application of Agave Trail Development LLC represented 
by John Heilman for approval of a zoning change from Planned Development (PD) District and Agricultural 
(A) District to Planned Development (PD) District on approximately 113.09 acres known as portions of 
Tracts 6 and 22 of the J. M. Ross Survey, A-737, approximately addressed at 1000, 1220, and 1300 N. 
Cummings Drive, with development plan approval.

BACKGROUND & FINDINGS: 
On June 6, 2022, City Council approved Ordinance No. 2022-0007 establishing the Planned Development 
(PD) District zoning for the Agave Trail development then on March 20, 2023, City Council approved 
Ordinance No. 2023-0005 rezoning a portion of the Agave Trail Planned Development District to the 
Agricultural District with the Institutional Overlay District in anticipation of a land swap with Alvarado ISD. 

On May 15, 2023, the newly acquired land by Agave Trail Development LLC was annexed and assigned to 
the Agricultural (A) District.  The applicant requests rezoning of this newly acquired acreage and approval 
of the revised Agave Trail development plan.  

The Future Land Use (FLU) map within the Alvarado Comprehensive Plan designates the subject site for 
Low Density Residential, which generally includes single-family detached residence at approximately four 
dwelling units per acre.  The requested rezoning and development plan are consistent with the 
Comprehensive Plan.   

FINANCIAL IMPACT: 
None.  

RECOMMENDATION: 
Staff suggests the Commission recommend approval of the drafted Ordinance No. 2023-0032 per the 
Comprehensive Plan.  

MANAGEMENT REVIEW: 
Paul DeBuff, City Manager 

ATTACHMENTS: 
Application & Applicant's Exhibit
Location Map 
Future Land Use Map 
Zoning Map 
PD District Quick Reference 
SF-2 District Quick Reference 
Property Owner Notice List 
Notices 
Drafted Ordinance 2023-0032 
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Sec. 42-35. PD planned development district. 

(a) Purpose. The PD district is intended to permit flexibility and encourage a more creative, efficient, and 
aesthetically desirable design and placement of buildings, open spaces and circulation patterns, and to best 
utilize special site features such as topography, size and shape. It is intended that the flexibility permitted by 
this zoning category extends to discretionary approval, in conjunction with development plan review, not 
limited to, but including such requirements as those relating to parking, building setbacks, square footage of 
buildings and structures, protective screening, sign placement, and other specifications in order to achieve 
the purposes and objectives stated in conformance with good planning practices. The PD district allows for 
combining and mixing of uses allowed in various zoning districts with appropriate regulations to govern the 
development of specific sites. The PD district may be a prefix to other zoning districts or a separate zoning 
district approved for a particular development.  

(b) Permitted uses. The city council may approve any use or combination of uses in a PD district that are 
proposed to be developed under development controlled conditions designed to assure quality development 
and meet the purposes and requirements of this section. The uses may be for an entire of class of uses such 
as general retail or for specific types of uses such as restaurants. In reviewing an application for a PD district, 
the planning and zoning commission shall consider the nature and described performance of the proposed 
use and shall transmit its findings and recommendations to the city council.  

(c) Development standards. 

(1) Development standards for each separate PD district shall be set forth in the ordinance granting the PD 
district and may include but shall not be limited to uses, density, lot area, lot width, lot depth, yard 
depths and widths, building height, building elevations, coverage, floor area ratio, parking, access, 
screening, landscaping, accessory buildings, signs, lighting, management associations, and other 
requirements as the city council may deem appropriate.  

(2) When a PD district is approved as a prefix to another zoning district, the particular district to which 
uses specified in the PD are most similar shall be stated in the granting ordinance. All PD applications 
shall list all requested variances from the standard requirements set forth throughout this chapter.  

(3) The ordinance granting a PD district shall include a statement as to the purpose and intent of the PD 
granted therein. A specific list is required of variances in each district and a general statement citing 
the reason for the PD request.  

(4) The PD district shall conform to all other sections of this chapter, unless specifically exempted in the 
granting ordinance.  

(d) Conceptual and development plans. In establishing a PD district, the city council shall approve as part of the 
granting ordinance appropriate plans and standards for each PD district. During the review and public 
hearing process, the city council shall require a conceptual plan and a development plan (or detailed site 
plan).  

(1) Conceptual plan. This plan shall be submitted by the applicant. The plan shall show the applicant's 
intent for the use of the land within the proposed planned development district in a graphic manner 
and shall be supported by written documentation of proposals and standards for development.  

a. A conceptual plan for residential land use shall show general use, streets, and preliminary 
plotting arrangements. For residential development which does not propose platted lots, the 
conceptual plan shall set forth the size, type, and location of buildings and building sites, access, 
density, building height, fire lanes, screening, parking areas, landscaped areas, and other 
pertinent development data.  
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b. A conceptual plan for uses other than residential uses shall set forth the land use proposals in a 
manner to adequately illustrate the type and nature of the proposed development. Data which 
may be submitted by the applicant, or required by the city council, may include but is not limited 
to the types of use, topography, and boundary of the PD area, physical features of the site, 
existing streets, alleys, and easements, location of future public facilities, building heights and 
locations, parking ratios, and other information to adequately describe the proposed 
development and to provide data for approval which is to be used in drafting the final 
development plan.  

c. After approval of a conceptual plan by the city council, changes of detail which do not alter the 
basic relationship of the proposed development to adjacent property and which do not alter the 
uses permitted or increase the density, building height, or coverage of the site and which do not 
decrease the off-street parking ratio, reduce the yards provided at the boundary of the site, or 
significantly alter the landscape plans as indicated on the approved conceptual plan may be 
authorized by the zoning administrator. If an agreement cannot be reached regarding whether or 
not a detail site plan conforms to the original concept plan, the city council shall determine the 
conformity.  

(2) Development plan or detailed site plan. This plan shall set forth the final plans for development of the 
planned development district and shall conform to the data presented and approved on the conceptual 
plan. Approval of the development plan shall be the basis for issuance of a building permit. The 
development plan may be submitted for the total area of the PD or for any section or part as approved 
on the conceptual plan. The development plan must be approved by the city council after a 
recommendation of the planning and zoning commission. A public hearing on approval of the 
development plan shall be required at the council level, unless such a hearing is waived pursuant to 
section 42-56 at the time of conceptual plan approval in the original granting ordinance. The 
development plan shall include:  

a. A site inventory analysis including a scale drawing showing existing vegetation, natural 
watercourses, creeks or bodies of water, and an analysis of planned changes in such natural 
features as a result of the development. This should include a delineation of any flood prone 
areas.  

b. A scale drawing showing any proposed public or private streets and alleys; building sites or lots; 
and areas reserved as parks, parkways, playgrounds, utility easements, school sites, street 
widening and street changes; the points of ingress and egress from existing streets; general 
location and description of existing and proposed utility services, including size of water and 
sewer mains; the location and width for all curb cuts and the land area of all abutting sites and 
the zoning classification thereof on an accurate survey of the tract with the topographical 
contour interval of not more than five feet.  

c. A site plan for proposed building complexes showing the location of separate buildings, and 
between buildings and property lines, street lines, and alley lines. Also to be included on the site 
plan is a plan showing the arrangement and provision of off-street parking.  

d. A landscape plan showing screening walls, ornamental planting, wooded areas, and trees to be 
planted.  

e. An architectural plan showing elevations and signage style to be used throughout the 
development in all districts except single-family and two-family may be required by the city 
council if deemed appropriate. Any or all of the required information may be incorporated on a 
single drawing if such drawing is clear and can be evaluated by the building official or his 
designated representative.  
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(3) Procedure for establishment. The procedure for establishing a PD district shall follow the procedure for 
zoning amendments as set forth in section 42-96. This procedure is expanded as follows for approval of 
conceptual and development plans.  

a. An application for a PD district shall be made to the planning and zoning commission in the same 
manner as an application for a zoning change. The application shall include and be accompanied 
by a conceptual plan.  

b. Separate public hearings shall be held by the planning and zoning commission and city council for 
the approval of the conceptual plan and the development plan, or any section of the 
development plan, unless such requirement is waived by the city council upon a determination 
that a single public hearing is adequate. A single public hearing is adequate when:  

1. The applicant submits adequate data with the request for the PD district to fulfill the 
requirements for both plans; or  

2. Information on the concept plan is sufficient to determine the appropriate use of the land 
and the detail site plan will not deviate substantially from it; and  

3. The requirement is waived at the time the granting ordinance is approved. If the 
requirement is waived, the conditions shall be specifically stated in the granting ordinance.  

c. The ordinance establishing the planned development district shall not be approved until the 
conceptual plan is approved. The conceptual plan shall become a part of the granting ordinance.  

d. The development plan may be approved in sections. When the plan is approved in sections, the 
separate approvals by the planning and zoning commission and city council for the initial and 
subsequent sections will be required.  

e. An initial development plan shall be submitted for approval within six months from the approval 
of the PD ordinance. If the development plan is not submitted within six months, the conceptual 
plan is subject to reapproval by the city council. If the entire project is not completed within two 
years, the city council may review the original conceptual plan to ensure its continued validity.  

e. Regardless of whether the public hearing is waived for the development plan, approval by the 
city council is still required.  

(e) Written report may be required. When a PD is being considered, a written report may be requested of the 
applicant discussing the impact on planning, engineering, water utilities, electric, sanitation, building 
inspection, tax, police, fire, and traffic. Written comments from the applicable public school district and from 
private utilities may be submitted to the city council.  

(f) Planned developments to be recorded. All PD districts approved in accordance with the provisions of this 
chapter shall be referenced on the zoning map, and a list of such PD districts, together with the category of 
uses permitted therein, shall be maintained in an appendix attached to the zoning ordinance from which this 
division is derived.  

( Ord. No. 2015-005, § 1, 4-20-2015 ) 
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Sec. 42-22. SF-2 single-family residential district. 

(a) Purpose. The SF-2 district is not as restrictive as the "SF-1" district. This district is to be applied in areas where 
smaller residential lots are appropriate and in areas of transition between nonresidential uses and the SF-1 
single-family residential district. This district also functions as a buffer or transition between major streets 
and the SF-1 district.  

(b) Permitted uses and parking regulations. In the SF-2 single-family residential district, no building or land shall 
be used and no building shall be hereafter erected, placed, reconstructed, altered or enlarged, unless 
otherwise provided in this chapter, except for the following uses:  

USE  PARKING REGULATIONS  

Accessory building to main use  0 spaces  

Carport  0 spaces  

Concrete, asphalt batching plant (temporary)  1 space for each 2 employees on the maximum 
working shift, plus space to accommodate all vehicles 
used in connection therewith, but not less than 1 
space for each 1,000 square feet of gross floor area, 
whichever is greater  

Electrical transmission line  0 spaces  

Greenhouse or plant nursery, noncommercial  1 space per employee  

Home occupation  0 spaces  

Local utility distribution lines  0 spaces  

Park, playground or recreation center (public or 
private)  

1 space per acre plus additional parking per facility 
constructed as herein provided  

Private open space as a part of a planned residential 
development  

0 spaces required  

Railroad track and right-of-way  1 space per employee  

Retirement housing  1 space for each 6 beds per unit  

Sewage pumping station  0 spaces  

Single-family dwelling, detached  2 enclosed spaces per unit, must be attached to the 
main structure  

Swimming pool, private  1 space for each 100 square feet of gross water 
surface and deck area  

Telephone line  0 spaces  

Transit station or turnaround  1 space per intended user  

Water pumping station or well  0 spaces  

 

(c) Development requirements. 

Minimum lot area:  6,000 square feet1  

Minimum lot width:  50 linear feet  

Minimum lot depth:  120 linear feet  

Minimum front yard:  25/35 linear feet2  

Minimum side yard:  8/10/15 linear feet3  

Minimum rear yard:  25 linear feet4  

Maximum ground coverage:  45/555  

Maximum density per acre:  6.00 DU  
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Height:  35 linear feet  

 

1  A lot of less than 6,000 square feet may be used for a single family residence if it was an official lot of 
record at the time of adoption of this chapter. No lot existing at the time of passage of this chapter 
shall be reduced in area below the minimum requirements set forth in this district.  

2  The first number in the column is the required setback for a front yard abutting a residential street; the 
second number in the column is the required setback for a front yard abutting a collector or major 
street.  

3  The first number in the column is the required setback for a side yard not abutting a street; the second 
number is the required setback for a side yard abutting a residential street; the third number is the 
required setback for a side yard abutting a collector or major street.  

4  A one-story wing or extension may be built to within 15 feet of the rear lot line.  

5  The first number in the column refers to coverage by primary buildings; the second number refers to 
coverage by all buildings.  

(d) Specific uses. The following specific uses are allowed in the SF-2 district when authorized under the 
provisions of section 42-45:  

USE  PARKING REGULATIONS  

Assisted living facility  1 space per employee, plus 1 space for each 6 beds  

Boarding home facility  1 space per employee, plus 1 space for each 6 beds  

Cemetery or mausoleum  1 space per employee plus 1 space for every 1,000 
square feet of gross floor area  

Child care center  1 space per ten pupils/clients (design capacity)  

Church, rectory, place of worship  1 space for every 4 seats in the main auditorium  

College or university  1 space for each 2 students, plus 1 space for each 
classroom, laboratory or instruction area  

Community center, public or private  10 spaces plus 1 additional space for each 300 square 
feet of gross floor area in excess of 2,000 square feet. 
If an auditorium is included as a part of the building, 
its floor area shall be deducted from the total and 
additional parking provided on the basis of 1 space for 
each 4 seats that it contains  

Community home  1 space per employee, plus 1 space for each 6 beds  

Country club (private)  1 space for each 250 square feet of gross floor area or 
for every 5 members, whichever is greater  

Electrical substation  1 space per employee  

Farm, ranch, or orchard  1 space per employee  

Gas metering station  1 space per employee  

Golf course  Minimum of 30 spaces  

Guest house  1 space per unit  

Hospital (chronic care); long term heath care facility  1 space for each 2 beds  

Library  10 spaces plus 1 additional space for each 300 square 
feet of gross floor area in excess of 2,000 square feet. 
If an auditorium is included as a part of the building, 
its floor area shall be deducted from the total and 
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additional parking provided on the basis of 1 space for 
each 4 seats that it contains  

Nursery school, kindergarten  1 space per 10 pupils/clients (design capacity)  

Public or private franchised utility, excluding office 
buildings, garages, shops, railroad yards, loading 
yards, and warehouses  

1 space per employee  

Radio, TV or microwave operation, amateur. (See 
further regulations in section 42-55(i))  

1 space per employee  

Registered family home  1 space per employee  

School, private (primary and/or secondary)  1 space for each four seats in the main auditorium or 1 
space for each classroom plus 1 space for each 2 
students, whichever is greater  

School, public (primary and/or secondary)  1 space for each four seats in the main auditorium or 1 
space for each classroom plus 1 space for each 2 
students, whichever is greater  

Servant's, caretaker's or guard's residence  1 space per unit  

Service yards of government agency  1 space per employee  

Water storage, elevated or ground  0 spaces  

Water treatment plant  1 space per employee  

Zero lot line house  2 enclosed spaces per unit  

 

(e) Special construction requirements. 

(1) Developments of ten or more lots. All outside walls of the ground floor of every residential structure 
shall be constructed of 100 percent masonry and/or glass. It is provided, however, that up to, but not 
exceeding, 20 percent of the outside walls may be covered or constructed of other materials for 
decorative, architectural or other design purposes. Such other material shall be impervious material 
that is required for outside walls by the residential building code mandated by the state and the 
ordinances of the city.  

(2) Developments of one to nine lots. All outside walls of the ground floor of every residential structure 
shall be constructed of 100 percent masonry, masonry-type products and/or glass, or may be of a log 
cabin-type material and design. It is provided; however, that up to, but not exceeding, 20 percent of 
the outside walls may be covered or constructed of other materials for decorative, architectural or 
other design purposes. Such other material shall be impervious material that is required for outside 
walls by the residential building code mandated by the state and the ordinances of the city.  

(3) Applicability of regulations. These construction requirements shall apply to all the following:  

a. Newly constructed houses.  

b. Houses moved into or within the city from a previous location.  

(4) Attic space. All residential structures must have at least six feet of attic space from the attic floor to the 
highest point of the attic framing.  

(5) Living space. All residential structures must have at least 1,200 square feet of living space.  

( Ord. No. 2015-005, § 1, 4-20-2015 ) 

 



 Alvarado Address Owner within 200 Feet Mailing Address City State Zip Code PID

7832 CR 607 Alvarado 429 Partners LLC & 2121 Midway Rd Ste 155 Carrolton TX 75006 126.0625.00840

1000 N. Cummings Dr Alvarado ISD PO Box 387 Alvarado TX 76009 126.0737.01050

1500 N. Cummings Dr. Alvarado ISD PO Box 387 Alvarado TX 76009 126.0516.00381

1220 N. Cummings Dr. Alvarado ISD PO Box 387 Alvarado TX 76009 Unknown

1220 N. Cummings Dr. Agave Trail Development LLC 400 S. Oak St. Apt. 1413 Roanoke TX 76262 126.0737.00290

1301 N. Cummings Dr. Agave Trail Development LLC 400 S. Oak St. Apt. 1413 Roanoke TX 76262 Unknown

1500 Central Park Dr. Villa Rosa Etvir Victor Castillo 1500 Central Park Dr. Alvarado TX 76009 126.2213.01360

1206 Charles Dr. George M. Barnett PO Box 133 Alvarado TX 76009 126.2380.05040

1208 Charles Dr. Michael S. Turner Etux 1208 Charles Dr. Alvarado TX 76009 126.2380.05030

1210 Charles Dr. Gayle A. Dutschmann 1210 Charles Dr. Alvarado TX 76009 126.2380.05020

1212 Charles Dr. Rudy Ponce 1212 Charles Dr. Alvarado TX 76009 126.2380.05010

1300 Charles Dr. Rodriguez Jose Luis Pena 1300 Charles Dr. Alvarado TX 76009 126.2380.00260

1302 Charles Dr. Williams Sidney R. Etux Marilyn Adriene 1302 Charles Dr. Alvarado TX 76009 126.2380.00250

1304 Charles Dr. Antonio Muniz & Joan Muniz PO Box 304 Alvarado TX 76009 126.2380.00240

1306 Charles Dr. Marlon Ray Read 1306 Charles Dr. Alvarado TX 76009 126.2380.00230

100 Stonegate Blvd. Christine B. Dennis 100 Stonegate Blvd. Alvarado TX 76009 126.2465.00010

101 Stonegate Blvd. Karen Bratcher 101 Stonegate Blvd. Alvarado TX 76009 126.2465.00570

102 Stonegate Blvd. Richardson Lisa Gaye Etvir Kelly 102 Stonegate Blvd. Alvarado TX 76009 126.2465.00020

103 Stonegate Blvd. Vonda Rea Cummings 103 Stonegate Blvd. Alvarado TX 76009 126.2465.00580

1465 N. Cummings Dr. Parks of Alvarado POA Inc. 3045 Lackland Rd. Fort Worth TX 76116 126.2213.01435

Owner, Applicant, ISD Mailing Address City State Zip Code

1301 N. Cummings Dr. Agave Trail Development LLC 400 S. Oak St. Apt. 1413 Roanoke TX 76262 126.0737.00300

Alvarado ISD PO Box 387 Alvarado TX 76009



Member Texas Municipal League 

City of Alvarado 

104 W. College Ave. Alvarado, TX  76009 

817-790-3351     www.cityofalvarado.org 

October 27, 2023 

Dear Property Owner, 

The City of Alvarado has received the request made by Agave Trail Development LLC represented 

by John Heilman for approval of a zoning change from Planned Development (PD) District with 

the base zoning of Single Family Residential (SF-2) District and Agricultural (A) District to 

Planned Development District (PD) District with the base zoning of Single Family Residential 

(SF-2) District on 113.09 acres known as portions of Tracts 6 and 22 of the J. M. Ross Survey, A-

737, approximately addressed at 1000, 1220, and 1300 N. Cummings Drive, with development 

plan approval. 

NOTICE OF HEARING BEFORE PLANNING AND ZONING COMMISSION 

Notice is hereby given that a public hearing will be held before the Planning and Zoning 

Commission of the City of Alvarado on Tuesday, the 14th day of November 2023, in the Council 

Chambers, 104 W. College Avenue, at 6:30p.m. regarding this request.  The Planning and Zoning 

Commission will forward a recommendation to the City Council. 

NOTICE OF HEARING BEFORE CITY COUNCIL 

Notice is hereby given that a public hearing will be held by the City Council of the City of Alvarado 

on Monday, the 20th day of November 2023, in the Council Chambers, 104 W. College Avenue, 

at 6:30 p.m., regarding this request. 

According to City and County Tax Records, you are the owner of property which is located within 

two hundred (200) feet of the area of the requested zoning change. This is notice of the public 

hearings, at which any interested persons will be given an opportunity to be heard.  In hearing this 

matter, the Planning and Zoning Commission and City Council may approve the request as 

submitted, may approve an amended request, or may deny the request.  For more information on 

the Comprehensive Plan, its land use classifications and its role in the planning and zoning process, 

you may contact the Community Development Director at 817.240.9585, or at 

frenchj@cityofalvarado.org. 

Sincerely, 

Justin French, AICP 

Community Development Director 

City of Alvarado 

frenchj@cityofalvarado.org  

http://www.cityofalvarado.org/
mailto:frenchj@cityofalvarado.org
mailto:frenchj@cityofalvarado.org


 

Member Texas Municipal League 

 
City of Alvarado 

104 W. College Ave. Alvarado, TX  76009 

817-790-3351     www.cityofalvarado.org 

 

October 27, 2023 

 

Dear Dr. Kenneth Estes, 

 

The City of Alvarado has received the request made by Agave Trail Development LLC represented 

by John Heilman for approval of a zoning change from Planned Development (PD) District with 

the base zoning of Single Family Residential (SF-2) District and Agricultural (A) District to 

Planned Development District (PD) District with the base zoning of Single Family Residential 

(SF-2) District on 113.09 acres known as portions of Tracts 6 and 22 of the J. M. Ross Survey, A-

737, approximately addressed at 1000, 1220, and 1300 N. Cummings Drive, with development 

plan approval. 

 

NOTICE OF HEARING BEFORE PLANNING AND ZONING COMMISSION 

 

Notice is hereby given that a public hearing will be held before the Planning and Zoning 

Commission of the City of Alvarado on Tuesday, the 14th day of November 2023, in the Council 

Chambers, 104 W. College Avenue, at 6:30p.m. regarding this request.  The Planning and Zoning 

Commission will forward a recommendation to the City Council. 

 

NOTICE OF HEARING BEFORE CITY COUNCIL 

 

Notice is hereby given that a public hearing will be held by the City Council of the City of Alvarado 

on Monday, the 20th day of November 2023, in the Council Chambers, 104 W. College Avenue, 

at 6:30 p.m., regarding this request. 

 

This notice is provided in accordance with Section 211.007(c-1) of the Texas Local Government 

Code. This is notice of the public hearings, at which any interested persons will be given an 

opportunity to be heard. In hearing this matter, the Planning and Zoning Commission and City 

Council may approve the request as submitted, may approve an amended request, or may deny the 

request.  For more information on the Comprehensive Plan, its land use classifications and its role 

in the planning and zoning process, you may contact the Community Development Director at 

817.240.9585, or at frenchj@cityofalvarado.org. 

 

Sincerely, 

 

 

Justin French, AICP 

Community Development Director 

City of Alvarado 

frenchj@cityofalvarado.org   

http://www.cityofalvarado.org/
mailto:frenchj@cityofalvarado.org
mailto:frenchj@cityofalvarado.org


 

Member Texas Municipal League 

 
City of Alvarado 

104 W. College Ave. Alvarado, TX  76009 

817-790-3351     www.cityofalvarado.org 

 

 

October 27, 2023 

 

Agave Trail Development LLC 

Attn: John Heilman 

2140 E. Southlake Boulevard, Suite L-655 

Southlake, TX  76092 

817.897.7737 

 

The City of Alvarado has received your for approval of a zoning change from Planned 

Development (PD) District with the base zoning of Single Family Residential (SF-2) District and 

Agricultural (A) District to Planned Development District (PD) District with the base zoning of 

Single Family Residential (SF-2) District on 113.09 acres known as portions of Tracts 6 and 22 of 

the J. M. Ross Survey, A-737, approximately addressed at 1000, 1220, and 1300 N. Cummings 

Drive, with development plan approval. 

 

NOTICE OF HEARING BEFORE PLANNING AND ZONING COMMISSION 

 

Notice is hereby given that a public hearing will be held before the Planning and Zoning 

Commission of the City of Alvarado on Tuesday, the 14th day of November 2023, in the Council 

Chambers, 104 W. College Avenue, at 6:30p.m. regarding this request.  The Planning and Zoning 

Commission will forward a recommendation to the City Council. 

 

NOTICE OF HEARING BEFORE CITY COUNCIL 

 

Notice is hereby given that a public hearing will be held by the City Council of the City of Alvarado 

on Monday, the 20th day of November 2023, in the Council Chambers, 104 W. College Avenue, 

at 6:30 p.m., regarding this request. 

 

For more information on the Comprehensive Plan, its land use classifications and its role in the 

planning and zoning process, you may contact the Community Development Director at 

817.240.9585, or at frenchj@cityofalvarado.org. 

 

Sincerely, 

 

 

Justin French, AICP 

Community Development Director 

City of Alvarado 

frenchj@cityofalvarado.org   

http://www.cityofalvarado.org/
mailto:frenchj@cityofalvarado.org
mailto:frenchj@cityofalvarado.org


PUBLIC NOTICE 
Notice is hereby given that the Alvarado Planning and Zoning Commission will conduct a 
public hearing at their regularly scheduled meeting in the Council Chambers at Alvarado 
City Hall on Tuesday, November 14, 2023 at 6:30 P.M. to consider and act on the items 
below.   
 
Application of Agave Trail Development LLC represented by John Heilman for approval 
of a zoning change from Planned Development (PD) District with the base zoning of 
Single Family Residential (SF-2) District and Agricultural (A) District to Planned 
Development (PD) District with the based zoning of Single Family Residential (SF-2) 
District on approximately 113.09 acres known as portions of Tracts 6 and 22 of the J. M. 
Ross Survey, A-737, approximately addressed at 1000, 1220, and 1300 N. Cummings 
Drive, with development plan approval. 
 
The Alvarado City Council will also conduct a public hearing and consider the 
recommendations of the Planning and Zoning Commission regarding the above matters on 
Monday, November 20, 2023 at 6:30 p.m. in the Council Chambers at Alvarado City Hall, 
104 W. College Avenue. 
 



 

ORDINANCE NO. 2023-0032 

 

AN ORDINANCE OF THE CITY OF ALVARADO, TEXAS, REZONING 

FROM PLANNED DEVELOPMENT (PD) DISTRICT AND 

AGRICULTURAL (A) DISTRICT TO PLANNED DEVELOPMENT (PD) 

DISTRICT, PORTIONS OF TRACTS 6 AND 22 OF THE J. M. ROSS 

SURVEY, A-737, BEING 113.09 ACRES APPROXIMATELY ADDRESSED 

AT 1000, 1220, AND 1300 N. CUMMINGS DRIVE, IN THE CITY OF 

ALVARADO, JOHNSON COUNTY, TEXAS; PROVIDING THAT THIS 

ORDINANCE SHALL BE CUMULATIVE OF ALL ORDINANCES; 

PROVIDING A SEVERABILITY CLAUSE; PROVIDING FOR 

PUBLICATION IN THE OFFICIAL NEWSPAPER; AND PROVIDING AN 

EFFECTIVE DATE. 

 

WHEREAS,  notice of a hearing before the Planning and Zoning Commission was sent to real 

property owners within 200 feet of the property herein described at least 11 days 

before such hearing; and 

 

WHEREAS, notice of a public hearing before the City Council was published in a newspaper of 

general circulation in Alvarado, Texas at least 16 days before such hearing; and 

 

WHEREAS,  public hearings to change the zoning on the property herein described were held 

before both the Planning and Zoning Commission and the City Council, and the 

Planning and Zoning Commission has heretofore made a recommendation 

concerning the zoning change; and 

 

WHEREAS, The City’s Future Land Use map in the Alvarado Comprehensive Plan designates 

the subject site to the Low-Density Residential land use category and the proposed 

zoning is consistent with this land use category; and  

 

WHEREAS, The City Council is of the opinion that the zoning change herein effectuated furthers 

the purpose of zoning as set forth in the Comprehensive Zoning Ordinance and is 

in the best interest of the citizens of the City of Alvarado;  

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 

OF ALVARADO, TEXAS: 

 

SECTION 1. That the Comprehensive Zoning Ordinance and the Zoning Map of the City of 

Alvarado are hereby amended to change the zoning designation on the hereinafter 

described property and area as shown below:  

 

Approximately 113.09 acres known as portions of Tracts 6 and 22 of the J. 

M. Ross Survey, A-737, approximately addressed at 1000, 1220, 1300 N. 

Cummings Drive, from Planned Development (PD) District and 

Agricultural (A) District to Planned Development (PD) District, in the City 

of Alvarado, Johnson County, Texas. 



 

 

SECTION 2. The Permitted Uses and Development Standards attached hereto as Exhibit “A” and 

the Development Plan attached hereto as Exhibit “B” as incorporated herein for all 

purposes allowed by law, are hereby approved as the Permitted Uses, Development 

Standards, and Development Plan for this Planned Development District. 

 

SECTION 3. This ordinance shall be cumulative of all provisions and ordinances of the Code of 

Ordinances of the City of Alvarado, Texas, as amended, except where the 

provisions of this ordinance are in direct conflict with the provisions of such 

ordinances and such code, in which event the conflicting provisions of such 

ordinances and such Code are hereby repealed. 

 

SECTION 4. It is hereby declared to be the intention of the City Council that the phrases, clauses, 

sentences, paragraphs and sections of this ordinance are severable, and if any 

phrase, clause, sentence, paragraph or section of this ordinance shall be declared 

unconstitutional by the valid judgment or decree of any court of competent 

jurisdiction, such unconstitutionality shall not affect any of the remaining phrases, 

clauses, sentences, paragraphs and section of this ordinance, since the same would 

have been enacted by the City Council without the incorporation in this ordinance 

of any such unconstitutional phrase, clause, sentence, paragraph or section. 

 

SECTION 5. Any person, firm or corporation who violates, disobeys, omits, neglects or refuses 

to comply with or who resists the enforcement of any of the provisions of this 

ordinance involving zoning, fire safety, or public health and sanitation shall be 

fined not more than Two Thousand Dollars ($2,000.00).  Each day that a violation 

is permitted to exist shall constitute a separate offense. 

 

SECTION 6. The City Secretary of the City of Alvarado is hereby directed to publish the caption, 

penalty clause, publication clause and effective date clause of this ordinance one 

time for two days in the official newspaper of the City, as authorized by Section 

52.011 of the Local Government Code. 

 

SECTION 7. This ordinance shall be in full force and effect from and after its passage and 

publication as required by law. 

 

AND SO IT IS ORDAINED. 

 

Passed on this the 14th day of November, 2023 by a vote of ____ to ____. 

 

 

ATTEST:     CITY OF ALVARADO 

 

 

 

___________________________  By: ___________________________ 

Beth A. Walls, City Secretary  Jacob Wheat, Mayor 



Exhibit “A” 

Permitted Uses and Design Standards 

1. The Agave Trail Planned Development District is applied in an area where smaller

residential lots are appropriate and in areas of transition between institutional and

commercial uses along Highway 67 and the existing single-family and multi-family

residential uses to the north.  This district also functions as a buffer or transition between

the future arterial North Cummings Drive and future residential developments to the east.

2. Permitted uses and parking regulations for the Agave Trail Planned Development District

are that allowed and required in the base zoning of SF-2.

3. The Agave Trail Planned Development District has the base zoning of SF-2 District with

deviations to minimum lot area, lot width, front yard, side yard, and rear yard and with

deviations to maximum ground coverage and density per acre.  These deviated standards

are stated below.

Minimum lot area: 4,800 square feet 

Minimum lot width: 40/30 feet (3) 

Minimum front yard: 20 linear feet 

Minimum side yard: 5/10 linear feet (1) 

Minimum rear yard: 10 linear feet 

Maximum ground coverage: 45% / 60% (2) 

Maximum density per acre: 5.75 dwelling units per acre (DUA) 
(1) The first number in the column is the required setback for a side yard not abutting a street; the second number is the required setback for 

a side yard abutting a residential street.

(2) The first number in the column refers to coverage by primary buildings; the second number refers to coverage by all buildings.

(3) 40-foot lot widths along linear road frontages; 30-foot lot widths along curvilinear road frontages.

4. All outside walls of the ground floor of every residential structure shall be constructed of

100 percent masonry, masonry-type products, and/or glass.  It is provided, however, that

up to, but not exceeding, 20 percent of the outside walls may be covered or constructed of

other materials for decorative, architectural or other design purposes.  Such other material

shall be impervious material that is required for outside walls by the residential building

code mandated by the State and the ordinances of the City.

5. At least 70% of residential structures shall be of a farmhouse style.

6. Per the Section 4.8 of the development agreement, the developer shall install enhanced

landscaping at all street entrances to the subdivision, and per Section 5.5 of the

development agreement, the all landscaped entrances to the subdivision and right-of-way

landscaping and signage, shall be maintained solely by the Agave Trail HOA.  The plan

for the enhanced landscaped entrances shall be submitted with the preliminary plat

application.



 

7. No lots within this development shall be maintained by the City.  All lots must be 

maintained by a private property owner or the Agave Trail HOA. 

8. Per Section 4.7 of the development agreement dated August 15, 2022, the developer is 

responsible for the design of all roadway facilities required to serve the development.  The 

$3.4M from the developer to the City per the development agreement is only for 

construction of improvements as warranted by a Traffic Impact Analysis (TIA).  For 

example, the TIA will determine two lanes or four lanes for CR 508, possible need for a 

round-about at the intersection with N. Cummings Drive & CR 508, and N. Cummings 

Drive improvements beyond the scope of the N. Cummings Drive Advanced Funding 

Agreement project with TxDOT.  The TIA must be submitted for City review prior to 

submission of the Agave Trail preliminary plat application. 

9. Per the development agreement’s Section and Exhibit E-1, the developer is to design, 

construct, maintain, and operate a trail along N. Cummings Drive and CR 508.  Within the 

looming roadway improvements to N. Cummings Drive and CR 508, payment into escrow 

in lieu of perimeter trail/sidewalk construction shall be provided prior final plat approvals. 

10. The Agave Trail preliminary plat must provide road, water, and sanitary sewer stub out in 

Phase 2 for adjacent properties to the north, northeast, and south. 

11. Lot-to-lot drainage and creation of new point discharges are prohibited on the submittal of 

the Agave Trail preliminary plat. 

12. The level spreader in Phase 1 shall be designed to not create adverse impacts to the adjacent 

properties. 

13. In the final drainage plan, all existing discharge locations shall be labeled with the pre and 

post discharge rates.  Refer to City of Fort Worth drainage manual for C factors.  The City 

of Alvarado has adopted the City of Fort Worth standard. 

14. The 12” water main must extend along the subject site’s entire frontage to CR 508.   

15. The offsite detention pond adjacent to Phase 2 shall not encumber the existing 20’ S.S.E. 

on the AISD property. 

16. Fire hydrant locations shall be as specified by the Alvarado Fire Marshal. 

17. Provide adequate emergency access to the pond on Open Space Lot 5 per Alvarado Police 

Department. 

18. On the Street Tree Plans, the subdivision perimeter wall must be removed from the ROW 

at subdivision entrances or relocated to follow the 45-degree angle of the property 

line/ROW lines. 

19. A solid wood fence shall provide a sound barrier around the well pad site. 

 

 

 

 



 

Exhibit “B” 

Development Plan 
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