
 The Regular Meeting of the Town of Westlake Planning & Zoning Commission will begin immediately following the 
conclusion of the Planning & Zoning Commission Work Session but not prior to the posted start time. 
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TOWN OF WESTLAKE, TEXAS 
PLANNING AND ZONING COMMISSION  

 
MEETING AGENDA 

 
December 1, 2015 

 
 

WESTLAKE TOWN HALL 
3 VILLAGE CIRCLE, 2ND FLOOR 

COUNCIL CHAMBERS 
WESTLAKE, TEXAS 76262 

 
Work Session 5:00 p.m. 

Regular Session 6:00 p.m. 
 
 
 
Work Session 
 
1. CALL TO ORDER 

 
2. PRESENTATION AND DISCUSSION REGARDING THE STATUS OF DEVELOPING 

A PROPOSED TRANSFER OF DEVELOPMENT RIGHTS ORDINANCE.  
 

3. DISCUSSION REGARDING ITEMS LISTED ON THE REGULAR MEETING 
AGENDA. 
 

4. DISCUSSION OF ITEMS TO BE PLACED ON FUTURE AGENDAS AND UPDATES 
ON DEVELOPMENT TRENDS, PROGRESS AND TOWN COUNCIL ACTIONS ON 
PAST AGENDA ITEMS. 
 

5. ADJOURNMENT 
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Regular Session 
 
1. CALL TO ORDER 

 
2. REVIEW AND APPROVE MINUTES FROM THE MEETINGS HELD ON NOVEMBER 

9, 2015.  
 

3. CONSIDERATION OF A RECOMMENDATION FOR APPROVAL OF A MASTER 
LANDSCAPE PLAN, PAVING PLAN, AND LIGHTING PLAN FOR THE 
DEVELOPMENT KNOW AS ENTRADA (PD1-2) LOCATED AT STATE HIGHWAY 
114 AND FARM TO MARKET 1938. 
 

4. CONTINUE A PUBLIC HEARING AND CONSIDER A RECOMMENDATION 
REGARDING A ZONING CHANGE AMENDING THE PD 1-2 ZONING DISTRICT 
REGULATIONS CONTAINED IN ORDINANCE 720 TO INCLUDE DETAILED 
DESIGN GUIDELINES FOR THE DEVELOPMENT KNOWN AS ENTRADA LOCATED 
AT STATE HIGHWAY 114 AND FARM TO MARKET 1938/DAVIS BOULEVARD. 
 

5. CONDUCT A PUBLIC HEARING AND CONSIDER A RECOMMENDATION 
REGARDING AN APPLICATION FOR APPROVAL OF A FINAL PLAT OF THE PD 1-
2 PLANNING AREA, SHOWN AS BLOCK A, LOTS 1-3X, BLOCK B, LOT 1, BLOCK 
M, LOTS 1-3, BLOCK N, LOTS 1-6X, AND BLOCK O, LOTS 1-3X, BEING A TOTAL 
OF 85.910 ACRES IN THE C.M. THROOP SURVEY, ABSTRACT NO. 1510, W. 
MEDLIN SURVEY, ABSTRACT NO. 1958, JOSEPH HENRY SURVEY, ABSTRACT 
NO. 742, AND WILLIAM H. PEA SURVEY, ABSTRACT NO. 1246, TOWN OF 
WESTLAKE, TARRANT COUNTY, TEXAS. 
 

6. CONTINUE A PUBLIC HEARING AND CONSIDER A RECOMMENDATION 
REGARDING AN APPLICATION FOR A PD SITE PLAN, INCLUDING BUILDING 
ELEVATIONS FOR A CVS PHARMACY, FOR A PORTION OF THE PD 1-2 
PLANNING AREA, SHOWN AS AREA N, LOT 3 OF BLOCK N, GENERALLY 
LOCATED ON THE SOUTHWEST CORNER OF THE ENTRADA DEVELOPMENT) ON 
THE FINAL PLAT. 
 

7. CONDUCT A PUBLIC HEARING AND CONSIDER A RECOMMENDATION 
REGARDING AN APPLICATION FOR A PD SITE PLAN, INCLUDING BUILDING 
ELEVATIONS FOR A PRIMROSE SCHOOL, FOR A PORTION OF THE PD 1-2 
PLANNING AREA, SHOWN AS BLOCK M, LOT 2 OF BLOCK M, GENERALLY 
LOCATED ON THE SOUTHWEST CORNER OF THE ENTRADA DEVELOPMENT ON 
THE FINAL PLAT. 
 

8. CONDUCT A PUBLIC HEARING AND CONSIDERATION OF A 
RECOMMENDATION REGARDING A ZONING CHANGE REQUEST TO AMEND 
THE PD 3-5 ZONING DISTRICT LOCATED AT STATE HIGHWAY 170 AND STATE 
HIGHWAY 114 ON A TRACT THAT IS A PORTION OF WHAT IS GENERALLY 
KNOWN AS THE CIRCLE T RANCH, BY DIVIDING SAID DISTRICT INTO TWO 
(2) SEPARATE PLANNING AREAS, TO BE IDENTIFIED AS PD3-5A AND PD3-5B, 
AND ADDING 186,000 SQUARE FEET OF OFFICE CAMPUS USE IN THE NEW 
PD3-5B PLANNING AREA. 
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9. CONDUCT A PUBLIC HEARING AND CONSIDERATION OF A 

RECOMMENDATION REGARDING A ZONING CHANGE REQUEST TO AMEND 
THE PD 3-3 ZONING DISTRICT LOCATED ALONG DOVE AND OTTINGER 
ROADS ON A TRACT THAT IS A PORTION OF WHAT IS GENERALLY KNOWN AS 
THE CIRCLE T RANCH, BY TRANSFERRING 186,000 SQUARE FEET OF OFFICE 
CAMPUS USE FROM PD3-3 TO THE NEW PD3-5B PLANNING AREA.   
 

10. ADJOURNMENT 
 
 
 
 
 

 

CERTIFICATION 
 
I certify that the above notice was posted at the Town Hall of the Town of Westlake, 3 Village Circle, Suite 202, 
Westlake, Texas, 76262, on November 25, 2015, by 5:00 p.m. under the Open Meetings Act, Chapter 551 of the 
Texas Government Code.  
 
 
_____________________________________ 
Kelly Edwards, TRMC, Town Secretary  
 
If you plan to attend this public meeting and have a disability that requires special needs, please advise the Town 
Secretary 48 hours in advance at 817-490-5710 and reasonable accommodations will be made to assist you. 



   estlake Town Council      

TYPE OF ACTION         
Workshop- Discussion 

Westlake Planning and Zoning Commission 
Tuesday, December 1, 2015  

 
TOPIC:     Presentation and Discussion Regarding Status of Developing a Transfer of 
   Development Rights Ordinance 
 
 
STAFF CONTACT: Tom Brymer, Town Manager 
   Eddie Edwards, Director of Development Services 
 

Strategic Alignment   

Vision, Value, Mission Perspective Strategic Theme & Results Outcome 
Objective 

Informed & Engaged 
Citizens / Sense of 

Community 

Municipal & 
Academic Operations 

High Quality Planning, Design & 
Development - We are a desirable 

well planned, high-quality 
community that is distinguished by 

exemplary design standards. 

Increase 
Transparency, 

Accessibility & 
Communications 

Strategic Initiative 

Educate Stakeholders about our Development and Environmental Goals 

 
Time Line - Start Date:  July 2015 proposed  Completion Date: 1st Qtr FY15-16   
                estimated   
 

Funding Amount:  $90,000 Status -   Funded Source - General Fund 

EXECUTIVE SUMMARY (INCLUDING APPLICABLE ORGANIZATIONAL HISTORY) 

During the process of developing an updated Comprehensive Plan (Comp Plan) from 2013-14, it 
was pointed out to the Comp Plan Steering Committee, P&Z, and the Town Council, that to 
implement many of the Comp Plan’s recommendations,  some new ordinances and/or changes to 
our existing ordinances would be required.  To achieve this end, the Town Council approved a 
contract with MESA Planning on June 15, 2015 to use their professional planning consultancy 
services for this effort (as the Town staff does not have adequate time and resources to perform 
this work in a timely manner and still provide daily delivery of Town services).  This proposed 
engagement to develop these ordinances and/or ordinance amendments is proposed to be done in 



four (4) phases of work.  It was proposed to use MESA Planning since they are very familiar 
with the work that needs to be done on the Town’s ordinances to fit with our newly adopted 
Comp Plan, since they worked on developing our new Comp Plan. 
 
While all four phases of the consultant’s work are outlined in the proposed contract, the 
approved contract is only for the first phase of the consultant’s work which is to:  a.) 
develop the transfer of development square foot (TDSF) mechanism and b.) incorporate it, 
along with the Comp Plan’s policies, into the Town’s development ordinances known as 
Chapter 102.   
 
Cost of this first phase of consultant work is $90,000.  Phases 2-4, which again, would require a 
separate contract approval by the Town Council, would bring the total cost for all phases of this 
work to $179,901, including a credit for work approved on MESA’s Comp Plan engagement that 
was not performed (by mutual agreement).  In the proposed contract with MESA, Pages 6 of 17 
and 7 of 17 describe the Phase 1 scope of work as well the Phases 2-4 scope of work.  Exhibit A 
to the proposed MESA contract provides further detail on the scope of work for Phase 1. 
 
There will be other costs associated with this project.  These costs include review of any new or 
revised ordinances by the Town Attorney and cost to codify any new or revised (amended) 
ordinances. 

RECOMMENDATION 
Recommend hearing a presentation from MESA Planning on the status of their work on this first 
phase of ordinance drafting work related to transfer of development rights (TDR) and asking 
questions and providing input pertaining to this presentation. 
 
ATTACHMENTS: 
 

1.  Excerpt from new Comprehensive Plan pertaining to transfer of development rights as a 
tool to implement the Plan’s recommendations on land use and view corridor 
preservation. 
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It is important that Westlake realize most 
of the non-residential development 
square footage shown in Figure 102 
(an approximation of what is permitted 
by current Planned Development 
Ordinances) in order to sustain a 
comparatively lower rate of single-
family taxation. The implications of 
establishing the approximate current level 
of commercial entitlement as a cap on 
further commercial entitlement (subject 
to final application of PD standards to 
final permitted parcels) is that future 
modification of the Planned Development 
Ordinances will limited movement of 
permitted non-residential square footage 
around, within and among the Planned 
Developments themselves while not 
adding square footage to the total 
that already exists. This can be better 
described as the transfer of non-residential 
square footage between various Planned 

Attachment 1: Transfer of development rights as discussed in 
Westlake Comprehensive Plan (approved March 2, 2015)
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Building Area (Sq. Ft.) Units Rooms
PD1‐1

Hotel 150,000 250
Retail 349,483

Office/Education 659,648
Residential 207

PD1‐2 (Entrada)
Residential 322

Non‐Residential 1,500:1 ratio = 483,000
PD1‐3 (Granada)

Residential 84
PD‐2 

Office 5,217,752
PD‐3

PD 3‐1
Office  58,806

Residential 513
PD 3‐3

Office  1,200,000
Hotel 500,000 833

PD 3‐4
Office  558,355
Hotel 750,000 1250
Retail 360,940
Mall 1,630,000

PD 3‐5
Office  884,505

Mixed‐Use 1,305,060
Residential 275

PD 3‐6
Office  1,207,486
Retail 110,650

Residential 40
PD 3‐7

Office Campus 2,940,300 60
PD 3‐8

Office   1,048,707
Office Campus 775,436

Office/Industrial 1,099,019
Retail 131,769

PD 3‐9
Office  27,443
Retail 978,793

Mixed‐Use 660,587
Residential (MF) 330

PD 3‐10
Retail 133,633

PD 3‐11
Retail 141,487

Westlake’s Current Entitlements by Land Use

Building Area (Sq. Ft.) Units Rooms
PD 3‐12

Conference, Education, Data, 
and 1200 room Hotel 

1,250,000 1200

PD‐4 (Tierra Bella)
Single Family  28

Area Outside PDs
Office (FAR .25:1) 1,100,347

R‐1 (Min. Lot Size 43,560 sf) 488

R‐2 (Min. Lot Size 87,120 sf) 68

R‐5 (Min. Lot Size 217,800 sf) 35

R‐A (Min. Lot Size 43,560 sf) 48

Totals Building Area (Sq. Ft.) Units Rooms

Residential (SF) 2,168

Residential (MF) 330

Hotel 1,400,000 2,333

Office/ Office Industrial/ 
Campus Office

16,730,804

Education/ Conference/ Hotel 1,250,000 1,200

Mixed‐Use 2,448,647

Retail (Inc. Mall) 3,836,755

Westlake’s Current Entitlements by Land Use

Figure 102: Westlake’s Current Entitlements by Land Use
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Development Districts. However, additional 
square footage (and the additional Ad 
Valorem revenue associated with it) could 
be approved IF the request for approval 
included accomplishment of significant 
public Goals that mitigate the additional 
impact (traffic mitigation, need for open 
space, etc.). Therefore, a case can be 
made for both:

1. The Transfer of non-residential 
square footage from one Planned 
Development Planning Area to 
another; and

2. Adjustments to the rate of transfer, 
IF certain public objectives are 
accomplished through such transfer. 
Therefore, accomplishment of certain 
significant public objectives may 
support a rate of transfer greater than 
1:1, constituting a resulting increase in 
overall non-residential entitlement.

The following text establishes the terms of 
numbers 1 and 2 above by exploration 
of where non-residential square footage 
should be transferred to and from and 
what settings influence the rate of such 
transfer. 

Land Use Relationship to View 
Conditions: The View Analysis discussed 
in the Framework Plan section of this 
Comprehensive Plan identifies five view 
conditions as follows:

1. Vista Points Zone (yellow): Sectors of 
Westlake from which the recognizable 
views, generally considered typical 
of the Town, are attained. These are 
typically northerly views from areas 
along, and south of, Dove Road. 
These elevations are generally higher 
than elevations along SH 114. Views 
identified by Planning Workshop 
participants as characteristic of 
Westlake’s pastoral, picturesque, and 
rural identity are mostly seen from this 

zone and the view is toward the north.

2. Vista Termini Zone (red): Areas of 
Westlake, generally north of Dove 
Road, where land elevations equal 
to or exceed elevation 690 to 700 
ft. above sea level and create 
promontory landforms that define the 
end point of any vista that includes 
them. In many cases, these are the 
land related objects.

3. Vista Shade Zone (blue): Areas of 
Westlake, generally along SH 114 and 
north of the vista termini (discussed 
above) that contain land elevations 
lower than 690 – 700 ft. above sea 
level and are largely obscured from 
view by these higher elevations in the 
foreground of any vista toward them.

4. View Shed Zone (purple): Areas of 
Westlake that are not visually screened 
or obscured by foreground land 
elevations and, consequently, lie within 
the vista attained from the Vista Point 
Zone.

5. View Corridor Zone (green): Lineal 
views, usually along creekways as they 
descend in a northerly direction that 
are attained from the Vista Point Zone. 
These views host the water bodies and 
wooded areas that are important visual 
assets of the Town.

The geographic distribution of these view 
conditions is illustrated in Figure 103. Note 
that the Vista Points are in the south and 
the various views head toward the north. 
This reflects input gathered at the Planning 
Workshops where the Citizen participants 
described views as generally seen from 
points south of, and along, Dove Road 
(the Vista Point Zone). This geographic 
distribution identifies the five zones defined 
above as they lay within the corporate 
limits of Westlake. Therefore, “Preservation 
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Figure 103: View Analysis

of Views” (picturesque, pastoral, and rural) 
means reinforcing the view conditions as 
shown in the View Analysis. 

The characteristic views of Westlake are 
sensitive to four types of encroachments as 
follows:

1. Vertical Disruption: This refers to the 
height of buildings. The taller the 
structure, the more visible it generally 
is. More visibility ultimately transforms 
a natural skyline into a more urban 
skyline. Certain View Condition Zones 
are better suited to accommodate 
greater building height than others. The 
View Condition Zone most capable 
of accommodating building height 
without disrupting or transforming 
characteristic views is the View Shade 
Zones. These areas (shown in blue in the 
above analysis) are located along SH 
114 and “behind” the Vista Terminals 
(red areas that tend to obscure ones 
view of development in the View Shade 

locations). The Vista Terminals (red) 
and View Corridors (green) are most 
sensitive to building height because 
of their importance as view defining 
landscapes. The View Shed Zones 
(purple) are somewhat sensitive to 
building height and that sensitivity tends 
to be less toward the northern limits of 
Westlake, along SH 114. 

2. Ground Plane Augmentation: This refers 
to reshaping the land profile and visually 
subdividing it with parking lots, screen 
walls, and/or artificially configured 
buffers. The more the naturally 
organic relationship of ground plane 
elements is replaced by composed 
or engineered relationships, the more 
the character of what is viewed is 
transformed. The View Condition Zone 
most capable of accommodating 
Ground Plane Augmentation without 
disrupting or transforming characteristic 
views is the View Shade Zones. These 
areas (shown in blue in the above 
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analysis) are located along SH 114 
and “behind” the Vista Terminals (red 
areas that tend to obscure ones view 
of ground plane development in 
the View Shade locations). The Vista 
Terminals (red) and View Corridors 
(green) are most sensitive to Ground 
Plane Augmentation because of 
their importance as view defining 
landscapes and view defining land 
forms. The View Shed Zones (purple) 
are also less sensitive to Ground Plane 
Augmentation toward the northern 
limits of Westlake, along SH 114.

3. Form Deviation: This refers to building 
form that deviates from a pitched 
roof structure with a more complex 
perimeter and integration of windows 
(in lieu of ribbons/walls of glass) 
reflective of residential forms within 
the Town. Given the greater amount 
of non-residential development within 
Westlake at build-out, the movement 
of commercial building design away 
from residentially responsive forms 
will significantly transform the visual 
image of Westlake to one that is more 
urban and non-residential, overall. The 
View Condition Zone most capable 
of accommodating Form Deviation 
without disrupting or transforming 
characteristic views is the View Shade 
Zones. These areas (shown in blue in the 
above analysis) are located along SH 
114 and “behind” the Vista Terminals 
(red areas that tend to obscure ones 
view of ground plane development in 
the View Shade locations). The Vista 
Terminals (red) and View Corridors 
(green) are most sensitive to Form 
Deviation because of their importance 
as view defining landscapes and view 
defining land forms. The View Shed 
Zones (purple) are also sensitive to Form 
Deviation because both residential and 
non-residential development resides 
within the same view. However, the 

northern edges of the view shed along 
SH 114 are somewhat less sensitive 
provided that the proximity of non-
residential forms is tempered with 
intervening landscape, like that of 
Solana.

4. Displacement of Natural Fabric: 
This refers to the displacement of 
vegetative communities, water 
features, and/or land forms that define 
the vista. As natural fabric is lost, the 
visual character is transformed toward 
a less natural appearance. The historic 
review of aerial photographs discussed 
in the Existing Conditions Assessment 
(Part One) illustrates how increasing 
ranch development moved the 
characteristic landscape from one that 
hosted a complex tapestry of plant and 
native grass communities to one that 
was more simplified and beame more 
of a monoculture. The View Condition 
Zone most capable of accommodating 
Displacement of Natural Fabric without 
disrupting or transforming characteristic 
views is the View Shade Zones. These 
areas (shown in blue in the above 
analysis) are located along SH 114 
and “behind” the Vista Terminals (red 
areas that tend to obscure ones view of 
ground plane development in the View 
Shade locations). The Vista Terminals 
(red) and View Corridors (green) 
are most sensitive to Displacement 
of Natural Fabric because of 
their importance as view defining 
landscapes and view defining land 
forms. The View Shed Zones (purple) 
are also sensitive to Displacement 
of Natural Fabric because it is the 
intervening natural fabric that mitigates 
the visual proximity of residential 
and non-residential development. In 
addition, entry to Westlake’s residential 
areas (from SH 114) will likely be through 
the northern and western edges of the 
View Shed Zones, making the residential 
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approach and its visual character part 
of the view sequence that defines 
Westlake. 

The above View Analysis of view 
encroachment sensitivity suggests that 
certain areas are more capable of 
hosting greater building height/ ground 
plane augmentation/ form deviation/ 
displacement of natural fabric, while other 
areas would benefit from less change of 
existing characteristics. More specifically, 
these areas can be described as: 

Sending Areas:
• Areas of significant resource
• Areas with undeveloped 

infrastructure
• Areas of significant working land 

potential
• Areas of natural sensitivity
• Areas of unusual building conditions
• Areas of visual and landmark 

significance

Receiving Areas:
• Areas with existing or realistically 

expected infrastructure
• Area with community acceptance 

of increased growth
• Area where increased development 

potential is marketable
• Area of lesser visual significance

Under the present Planned Development 
Ordinance provisions, most of the non-
residential entitlements have a uniform 
building height limit (typically 60-65 ft. 
although PD’s 1 and 2 have heights 
set by the 635 MSL) and a uniform 
FAR (typically .4-.45 FAR). Therefore, a 
ubiquitous non-residential development 
standard will prevail over Westlake 
regardless of an area’s sensitivity to view 
encroachment.  In order to transform 
this ubiquitous condition to a mosaic of 
visually responsive conditions, the Land 
Use Plan identifies “Receiving Districts” and 

“Sending Districts”. These districts are more 
specifically defined as follows:

• Primary Receiving District: When 
considering any request for transfer of 
existing entitlement square footage 
from one PD planning area to another, 
those PD planning areas and tracts 
located within the zone classified as a 
Primary Receiving District are the PD 
planning areas and tracts where such 
square footage can be deposited. 
Such deposit of additional square 
footage will generally manifest as 
increased building height, coverage 
(augmentation of the ground plane), 
increasingly commercial building form 
due to larger buildings (form deviation), 
and possible displacement of natural 
fabric. Therefore, only the area most 
capable of accommodating the 
impacts of increased non-residential 
square footage can serve as Primary 
Receiving Districts. According to the 
earlier analysis of view shed districts, the 
View Shade Zone (blue) is the Primary 
Receiving District.

• Secondary Receiving/Sending 
District: PD planning areas and tracts 
located within the zone classified 
as a Secondary Receiving/Sending 
District are the PD planning areas 
and tracts into which square footage 
can be deposited and from which 
square footage can be transferred. 
Deposition of square footage can 
only occur in portions of this District 
less sensitive to encroachment and 
built in accordance with specialized 
requirements. Additionally, square 
footage can be sent from the more 
sensitive portions of this District to the 
less sensitive portions of this District 
(in accordance with specialized 
requirements) or to the Primary 
Receiving District. Therefore, only the 
areas capable of accommodating the 
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impacts of increased non-residential 
square footage, conforming to special 
requirements, in certain portions as 
well as possessing sensitivity to view 
encroachment in other portions can 
serve as Secondary Receiving/Sending 
District. The View Shed Zone (purple) 
is the Secondary Receiving/ Sending 
District.

• Primary Sending District: PD planning 
areas and tracts located within the 
zone classified as a Primary Sending 
District are those PD planning 
areas and tracts most sensitive to 
view encroachment or contain 
characteristic view features, such 

 

 

Primary Sending  

Secondary Receiving / Sending 

Primary Sending  

Primary Sending  

Primary Receiving 

Secondary Receiving 

Secondary Receiving 

Secondary Sending 

Secondary Sending 

Figure 104: Development Square Footage Transfer Map

as land promontories. Therefore, 
only the areas least capable of 
accommodating the impacts of 
increased non-residential square 
footage can serve as Primary Sending 
District. The Vista Point Zones (yellow), 
Vista Terminals (red), and View 
Corridors (green) are the Primary 
Sending Districts.

The above diagram (Figure 104) recast 
the earlier View Analysis map as a 
Development Square Footage Transfer 
Map, which is in accordance with 
the previously described sending and 
receiving areas.
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To further illustrate how these districts 
relate to existing Planned Developments 
and zoned areas, the above diagram 
superimposes the Development Square 
Footage Transfer Map on the Current 
Zoning Map. Note that there are particular 
Planned Developments (such as PD-3) 
which lay across multiple Districts, opening 
the door to transfer of development 
square footage from one PD planning area 
to another. In some cases a Development 
Square Footage Transfer District lays across 
multiple Planned Developments, opening 
the door to consideration of moving 
square footage between zone areas. This 
is a significantly more complicated process 
which is discussed later in this Land Use 
section. 

The Land Use districts, explained later in 
this section, will incorporate these areas of 
differing development sensitivity as means 
of establishing their receptivity to change.

 

 

Secondary Receiving 

Secondary Receiving 

Secondary Sending 

Secondary Sending 
Primary Sending 

Primary Receiving 

Figure 105: Development Square Footage Transfer Map and Current Zoning Map

LAND USE RELATIONSHIP TO COMMUNITY 
TYPE

The Framework Plan discussed in Part Two 
of this Comprehensive Plan identifies six 
Community Types as follows:

1. Pastoral Community: An area of 
Westlake, south of and along Dove 
Road and Roanoke Road, which is 
predominantly developed and/or 
zoned as single- family residential use. 
This area hosts the characteristic views 
and vistas that identify the residential 
areas of Westlake. These views are 
vistas of picturesque, pastoral, and 
otherwise rural-like settings as well 
as landmark land promontories. The 
Pastoral Community is primarily served 
by Pastoral Streets (as specified in the 
Framework Plan and Thoroughfare Plan 
to follow). The Pastoral Community 
will experience most of the Town’s 
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future single-family residential growth. 
Therefore, it is important that future 
residential development perpetuates 
a compatibility with, the continuity of, 
and the quality of current residential 
construction/neighborhoods. Housing 
units per acre, relationship to the street, 
project definition, streetscape, and 
home value are important dimensions 
of maintaining the above specified 
relationships. This area is shown in dark 
blue in Figure 107. 

2. View Shed Community (hereinafter 
called the Commercial Community): 
An area of Westlake generally north 
of Dove Road, reaching east toward 
Solana and west toward SH 170. The 
View Shed/Commercial Community is 
mostly undeveloped, containing a few 
projects such as Solana and Fidelity 
Investments, but is completely zoned. 
The eastern and western reaches 
of this area are the primary entry to 
the Westlake Pastoral Community. 
Therefore, what is seen from the 
street sets a visual reference for visual 
experiences to follow. Such cognitive 
significance means that the normally 
commercial-like quality of the street 
experience should be replaced by a 
visually dominant natural-like quality 
(much like what Solana has done in 
the vicinity of Solana Boulevard and 
Sam School Road). The Commercial 
Community will experience most of 
Westlake’s campus office growth as 
well as some limited hospitality and 
residential use. Therefore, it is important 
that future non-residential development 
maintains a balanced relationship 
with, and provides a transition to, the 
Pastoral Community. This Community 
area is shown as purple in Figure 107. 
Key to establishing this relationship and 
transition are:
a. Open Space and Ground Coverage: 

The amount of building plate 

coverage to ground openness is 
essential to maintaining a campus 
identity. In the campus setting, a 
naturalized ground plane dominates 
and structures are placed within it 
as opposed to a built context where 
the landscape is an ornament for 
the built fabric. This relationship of 
building to land is the same basic 
relationship of house to lot where 
the lot is sufficiently large (relative to 
the house plate) to give the home 
a sense of natural setting. Much of 
the non-residential entitlement in 
Westlake has a .4-.45 FAR maximum, 
meaning that the building square 
footage can be almost half of 
the land area. At the same time, 
the building height is limited to 4 
+/- stories. As an example of how 
this equates to building coverage, 
consider that a one story building 
with a 20,000 sf plate. At .45:1 FAR, 
this building could sit on 44,444 sf. of 
land. Parking for the structure would 
likely be surface parking at 350 sf/ 
space and require another 21,000 
sf of land for 60 vehicles. Circulation 
typically requires 10% of the land 
area total or 4,000 sf. Therefore, the 
sum of coverage is 20,000 + 21,000 
+ 4,000 = 45,000 sf or approximately 
100% coverage. As the building 
gets taller, the ratio of coverage to 
open land improves with about 72% 
coverage by the time the structure 
reaches three stories. Clearly, 
attaining a true “campus” quality 
requires a lower FAR. At present, 
Westlake sites which are viewed as 
exemplary campus projects achieve 
an FAR less than .3 (some at a .1). 
Therefore, the campus-like qualities 
of non-residential development in 
the eastern and western reaches of 
the Commercial Community requires 
lower FAR.

b. Building Height: Because this area 
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comprises the distant view as seen 
from Vista Points in the Pastoral Zone, 
building height above a certain level 
becomes very apparent. Therefore, 
building height in the Commercial 
Community is an essential 
consideration in development 
design. However, relatively high 
FAR’s (as discussed above) will tend 
to push building to the maximum 
permitted height. It would be to the 
advantage of Westlake to see more 
varied height in the View Shed/ 
Commercial Community so that 
it does not impose a skyline over 
the view at build-out. Generally, 
tree varieties will reach a height 
of 40 - 45 ft. at maturity and an 
average overall building height of 
40-45 ft. would allow some buildings 
to be taller and others lower, 
making a sufficiently variegated 
distribution of height to prevent 
over development of the skyline.  In 
order to achieve this distribution of 
height and still use the development 
rights currently in place, an ability 
to shift square footage entitlement 
not used in attaining the build-out 
described above to other Planned 
Development planning areas 
capable of accommodating the 
impacts (as described in the previous 
section) should be considered.

c. Building Form:  Pitched roof building 
form and complex perimeters that 
visually break up the potential 
massiveness of a commercial 
wall plane would attain greater 
compatibility with the residential 
characteristics of the Pastoral 
Community. Also, pitched roof 
forms are more typical of a campus 
setting. Typically roof pitches greater 
than 4/12 are more residential in 
character.

d. Natural System Continuity: As stated 
in the Assessment portion of this 

Comprehensive Plan Update, the 
waterways of Westlake run south 
(upstream) to north (downstream). 
Because the waterways run south to 
north, continuity of natural features 
associated with the waterways also 
run south to north. Therefore, portions 
of the Commercial Community 
are downstream continuations 
of natural features (corridors and 
vegetative communities) that are 
well established up stream. This 
relationship reinforces the View 
Shed/ Commercial Community’s 
importance as an entrance 
to the Pastoral Communities. 
Where possible, natural system 
elements that are continuations 
of those flowing from some level 
of establishment in the Pastoral 
Community should be preserved/
restored. This is difficult when site 
coverage (building + parking + 
circulation) approaches nearly 100%. 
This further supports the notion of 
relocating development rights out 
of the Commercial Community to 
more appropriate areas, provided 
that certain important relationships 
with the Pastoral Community are 
accomplished as a result of such 
transfer. 

e. Canopy Restoration:  The presence 
of a robust tree canopy mitigates 
most sensations of urban-like qualities 
and promotes an umbrageous visual 
environment more associated with 
the visual character of Westlake. 
Therefore, canopy restoration and 
creation becomes an important 
aspect of development within the 
Commercial Community.

f. Streetscape Identity:  The 
Commercial Community is 
positioned within Westlake as part 
of its Town identity. Therefore, streets 
serving the Commercial Community, 
that are not directly associated 
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with SH 114 or SH 170, should have 
streetscape characteristics visually 
associated with the Town Streets (as 
identified in the Thoroughfare Plan 
to follow). The Town Street identity 
in this Community transitions from 
the ubiquitous regional qualities of 
SH 114 and SH 170 to the more rural 
character of streets in the Pastoral 
Community.

3. Regional Community: An area of 
Westlake generally lying along SH 114 
from Roanoke Road to the east side 
of Westlake Parkway. The Regional 
Community is currently undeveloped 
but completely zoned. This area will 
host Westlake future growth of retail, 
office, and higher density forms of 
residential land use. The Regional 
Community is largely obscured from 
views as seen when looking north from 
the Pastoral Community because it lies 
north of Vista Terminals identified in the 
View Analysis. These high elevations 
in the foreground of such views 
generally hide the Regional Community 
area. Also, land within the Regional 
Community is lower and flatter than 
most of Westlake. Consequently, the 
Regional Community is capable of 
absorbing square footage transferred 
out of other Community areas without 
detracting from the visual character 
objectives of the Town. Therefore, 

 
 

 

600 ft. MSL 

125 ft. 

Greater than 700 ft.  MSL  

Figure 106: Height LImit Section Drawing

the Regional Community can 
accommodate:
a. Greater Building Height:  The view 

section diagram above (Figure 106) 
establishes a view angle that would 
define a height limit for structures in 
this area.

b. Greater Ground Coverage: 
The intense use of this area by 
populations from outside the Town of 
Westlake makes natural preservation 
difficult. However, detention needs 
will provide opportunity for natural 
amenity, which can likely be 
developed for more intense use in 
this context. 

c. Greater Regional Associations and 
Identity:  Building forms, landscaping, 
and streetscape will likely have a 
regional quality. Building design 
may be more contemporary and/
or innovative. Landscaping may 
be more ornamental and set up for 
more intensive use. Streetscapes 
will have a more landmark status 
associated with visibility from and 
connection with SH 114.

Increased height, coverage and 
FAR could support the potential for 
permitting mixed use parking credits, 
thereby reducing the total amount 
of parking apron that more intensive 
development may require.
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Like other Planned Development 
planning areas, current limitations 
on FAR and building height make 
it difficult to capture the regional 
potentials of this Community. 
Therefore, the Regional Community 
becomes a good destination 
for the transfer of development 
square footage from other Planned 
Development planning areas. The 
Regional Community is shown in 
grey-blue in Figure 107. 

4. Town Community:  An area of Westlake 
generally north of Dove Road and south 
of Lake Turner. The Town Community is 
mostly undeveloped, containing a few 
projects such as Deloitte (attains an FAR 
less than .2) and Westlake Academy. 
This area is completely zoned and will 
host most of Westlake’s future resort 
and hospitality development as well 
as some level of office and specialty 
retail. The association of land uses in this 
area with entertainment and specialty 
shopping make it important as it 
supports the residential neighborhoods 
of the Pastoral Community. Deloitte and 
Westlake Academy set an appropriate 
benchmark for development that 
serves the above described support 
function. Similarly, resort development 
will likely have abundant amenity open 
space(s), thereby reinforcing an overall 
visual character in which the sense of 
open space-to-development favors 
open space. Many of the important 
considerations that define appropriate 
development for this region are similar 
to those discussed in the Commercial 
Community. Transitions to residential 
are necessary, which means that open 
space creates a residential buffer 
through which more trail connections 
flow.

The Town Community is served by Town 
Streets (as shown in the Thoroughfare 

Plan to follow), which have a distinctive 
Westlake Streetscape visually different 
than the regional circulation system 
(SH 114 and SH 170 and the associated 
service roads) but is more visually 
associated with the Pastoral System 
(roads of the Pastoral Community). The 
Town Community is shown as a russet 
color in Figure 107. 

5. Town Common:  An area of Westlake 
located at the interface of the Regional 
Community, the Town Community, and 
Open Space, which is served by the 
Town Road System (as illustrated in the 
Thoroughfare Plan to follow) and serves 
as a trail hub for the Town. This area is 
an organic nucleus for the Town that 
makes the relationship between other 
Community elements (described herein) 
meaningful and “town-like”. Without a 
Town Common or other hub feature, 
Westlake is missing the key attribute 
of “town-ness” and is subsequently 
inorganically divided into two separate 
settings: one is Commercial and the 
other is residential. Without such a hub 
to reconcile connection of these land 
use areas, the commercial component 
attaches to SH 114 and the residential 
component attaches to surrounding 
cities, like Southlake and Keller. As a 
result, an unresolved area of partially 
developed/partially undeveloped 
space will exist between the two land 
use areas. A town hub, a specific goal 
emerging from the Westlake Public 
Workshops (#1 and #2), reconciles this 
potential bifurcation of the Town. 

6. Open Space: An area of Westlake 
generally north of Dove Road and 
extending in an east to west direction 
from the View Shed/ Commercial  
Community abutting SH 170 to the 
View Shed Community abutting SH 
114 at Solana Boulevard. This area 
encompasses the major Vista Terminals 
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and establishes a central open space 
corridor lying between the Regional 
Community and Pastoral Community 
while engaging the Town Community 
and Town Common. This area functions 
as a:
a. A hub for trail connections between 

Westlake’s neighborhoods and 
important destinations within the 
Town.

b. A conservation zone for key 
natural features, like water 
bodies, waterways, and landmark 
landforms. 

c. An edge for Westlake that 
defines the boundary between 
Regional Community and Pastoral 
Community (with the Town 
Community and Town Common 
being associated with the open 
space network).

d. A publically accessible amenity, 
whether visually or physically, that 
enhances residential value.

e. An appropriate setting for the 
educational assets of the Town.

f. Recreational asset for the 
community and a location for public 
parks (as defined in the Open Space 
Plan to follow).

g. A micro-setting that defines the 
streetscape seen from the primary 
Town Streets, thereby preserving 
the pastoral street qualities that 
Westlake residents seek to preserve. 

All of the above functions are potentially 
negatively impacted by development. 
Therefore, it is desirable that the Open 
Space Community is largely undeveloped 
to remain open and natural. However, 
existing entitlements do not make provision 
for such disposition of this property and 
incentives will be necessary to incentivize 
the transfer of square footage currently 
permitted for this area to another Planned 
Development planning area. 

Figure 107 is the Framework Plan that 
was reviewed at Public Workshop #2, 
and Figure 108 is the Communities Map, 
referenced above, which is a result of the 
revision of the Framework Plan based on 
input received at that Workshop, input 
from the Planning Steering Committee, 
and reconciliation of the Community Types 
with the Entitlements currently in place. 
Note that the distribution of Community 
Types is substantially the same in each 
map.
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Figure 107: Framework Plan – (base of Communities Map) presented at Workshop #2
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 Figure 108: Communities Map – Result of Public Inputs and Existing Entitlements

Figure 109: Receiving/Sending Zones in Relation to View Analysis
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Figure 110: Receiving/Sending Zones in Relation to Community Types

 

Figure 109 applies the idea of sending 
and receiving development square 
footage to the appropriate areas 
identified in the View Analysis. Figure 110 
takes a step further by illustrating the 
relationship between Communities and 
the Sending/Receiving Zones derived 
from the View Analysis. Note that the 
Communities described as most capable 
of accommodating the importation of 
square footage are also located in the 
view areas that are less visible or farther 
away from the Vista Point Zones. These are 
also identified as the Receiving Zones.

Using this Framework evolution as a base, 
the Land Use Plan addresses the following:

1. Public Implementations: The objectives 
to be achieved through movement of 
development square footage between 
sending districts and receiving district 
for various community types.

2. Development: The recommended 
development height and coverage 
within the Community.

3. Land Use: The recommended land 

uses for each district that reinforce the 
character and intent of the community 
type engaged (refer to Part One: Policy 
Tabulations of the Implementation 
Plan).

4. Rates: The rates of transfer between 
exporting communities and importing 
communities (refer to Part One: Policy 
Tabulations of the Implementation 
Plan).

THE LAND USE PLAN

The Land Use Plan has three elements 
that collectively speak to the issue of use 
within the particular setting of Westlake. As 
stated earlier, that setting is one in which 
all vacant land within the Town is zoned 
by either categorical zoning or Planned 
Development Ordinance. Therefore, 
land use, in its most fundamental sense, 
is legally prescribed by legal instruments 
that already exist. However, many of 
these designations are over 20 years old 
and market conditions have changed 
since the original requests, making it 
potentially desirable for land owners to 
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seek adjustment of that earlier zoning. 
In addition, this Comprehensive Plan 
Update asserts that Westlake’s favorable 
Ad Valorem comparison (at build out) 
with other financially stable cities (such as 
Highland Park, Texas) tends to make it less 
important for Westlake to seek additional 
commercial square footage for financial 
sustainability reasons. Therefore, it can 
be viewed that the use of a reasonable 
portion of the present level of commercial 
entitlement should be sufficient and 
that the additional Ad Valorem revenue 
attained from commercial square footage 
expansion (through entitlement increase) 
may not be sufficient to resolve the 
traffic problems that it will impose on the 
Town.  Although additional entitlement 
square footage may not be necessary 
for Westlake (unless a significant public 
purpose is served), it may be desirable 
for the existing distribution of entitlement 
density (building height and coverage) to 
be relocated within the tapestry of zoning 
designations (Planned Development 
planning areas), thereby allowing certain 
planning areas to increase in response to 
market conditions and others decrease in 
response to adjacency issues and other 
market considerations without financial loss 
of the entitlement originally granted.

The Land Use Plan (Figure 111) shows 
16 Land Use Districts derived from eight 
basic character districts (tying back to 
the Community Types presented above 
and derived from the Framework Plan and 
community input from Public Workshop 
#2). Each of the basic eight districts are 
divided by one of four Land Use suffixes 
depicting the import/export setting in 
which it resides, resulting in 16 Land Use 
Districts. The four suffix types reflect the 
view setting in which the district resides 
and, thereby, its suitability for import or 
export of commercial square footage and 
general sensitivity to development. The 
eight basic Land Use Districts and the four 

applicable suffix types (resulting in the 16 
Land Use Districts) are:

1. Open Space Dominant
a. District Type: Open Space (OP). The 

area encompassing the major Vista 
Terminals and other natural assets 
and provides the general transition 
space between what is residential 
and what is commercial within the 
Town. It is desirable that the Open 
Space area be undeveloped, 
although a certain level of 
educational development may be 
compatible. 

b. Suffix Variations: There are no suffix 
variations for Open Space.

2. Residential Dominant:
a. District Type: Pastoral Community 

(PC). This area that will experience 
most of the Town’s future 
single-family residential growth.  
Compatibility with existing high-end 
residential development is important.

b. Suffix variations:
i. PC-A: Indicates location within 

the View Shed Zone
ii. PC-B: Indicates location within 

the View Corridor Zone

3. Low to Mid-Density Office Dominant:
a. District Type: Commercial 

Community 1 (CC1). The areas lying 
close to SH 114 yet still part of the 
visual fabric as seen from higher 
elevations of the Town. In the future, 
this area will host larger campus 
office/mixed use projects (much like 
today’s Solana).

b. Suffix variations:
i. CC1-A: Indicates location 

within the View Shed Zone and, 
therefore, visually present in the 
views and vistas of Westlake.

ii. CC1-B: Indicates location within 
the View Corridor Zone and, 
therefore, visually present in 
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many views and vistas as well as 
associated with existing creek-
ways. Development in this area 
should be responsive to the visual 
and hydrologic sensitivities of this 
zone.

4. Campus Office Dominant:
a. District Type: Commercial 

Community 2 (CC2). This area, 
generally lying south of SH 114 and 
east of SH 170, will experience most 
of the Town’s future office campus 
development.

b. Suffix Variations:
i. CC2-A: Indicates location 

within the View Shed Zone and, 
therefore, visually associated 
with the pastoral area, justifying 
considerations regarding 
compatibility.

ii. CC2-B: Indicates location within 
the View Corridor Zone and, 
therefore, visually present in 
many views and vistas as well as 
associated with existing creek-
ways. Development in this area 
should be responsive to the visual 
and hydrologic sensitivities of this 
zone.

iii. CC2-C: Indicates location within 
the Vista Terminal Zone and 
is, therefore, visually sensitive. 
Commercial development in 
this area has the greatest visual 
impact on the residential fabric.

iv. CC2-D: Indicates location within 
the View Shade Zone andis 
visually obscured from most views 
and vistas, thereby allowing 
greater commercial association.

5. Campus Office/ Residential Hybrid 
Dominant:
a. District Type: Commercial 

Community 3 (CC3). This area, 
generally south of Solana Boulevard, 
will also experience future campus 

development, although it also 
contains some residential potential 
(as specified in the existing Planned 
Development Ordinance for PD 1 
and its amendments PD1-2 and PD1-
3).

b. Suffix Variations:
i. CC3-A: Indicates location 

within the View Shed Zone and, 
therefore, visually associated 
with the pastoral area, justifying 
considerations regarding 
compatibility.

6. Resort, Commercial Transition, 
Residential Mix, and Specialization 
Dominant:
a. District Type: Town Core (TC). This 

area is located in the heart of 
existing commercial entitlement 
area and is suggested as an area 
in which to locate that commercial 
development most supportive of 
functioning as a central hub for 
Westlake. This could include vertical 
mixed-use, entertainment, and/or 
specialty retail.

b. Suffix Variation:
i. TC-A: Indicates location within 

the View Shed Zone and, 
therefore, visually associated with 
the pastoral area. More campus-
like development pattern with 
generous open space (as seen 
with the development of the 
Deloitte site) is appropriate.

ii. TC-B: Indicates location within 
the View Corridor Zone and 
is, therefore, visually sensitive 
to vertical development. In 
addition, development here 
should be responsive to the 
presence of water ways and 
water bodies by allowing such 
natural features to exist in a 
more natural state. This area 
has a special sensitivity to FAR, 
coverage and building height.
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iii. TC-D: Indicates location within 
the View Shade Zone and is, 
therefore, visually obscured from 
most views and vistas, allowing 
greater design and density 
flexibility. A portion of this area is 
currently zoned as R-1 and O but 
is surrounded by office, mixed-use 
commercial, and resort use. The 
residentially zoned portions of this 
district could be exchanged with 
other commercial entitlement 
to aggregate commercial in this 
area and expand residential in 
the residentially contiguous zones.

7. Town Hub and Town Activity Center:
a. District Type: Town Common (TCO).  

This area will be flanked by future 
resort, specialty commercial, 
entertainment, mixed residential, 
and office development. Uses in 
this area are responsive to the Town 
Common and open space that 
could surround them and serve 
meaningful to both the Town and 
regional interests. 

b. No Suffix Variations:
i. TCO: Located north of 

the Westlake Academy, 
encompassing the landmark 
landform in that area as well 
as the hillside down to Lake 
Turner. The visual prominence 
and central location of this 
area makes it ideal as a place 
for expression of civic activity/
identity/community. Such 
purpose and location makes 
this area sensitive to vertical 
development, which would 
encroach upon it and, thereby 
curtail its use or preservation 
of the landmark landform it 
encompasses. 

8. Higher Density Commercial Dominant:
a. District Type: Regional Commercial 

(RC). This area will likely experience 
demand for the most intense 
commercial development due to its 
association with SH 114 and access 
capacity due to Westlake Parkway.

b. Suffix Variations:
i. RC-B: Indicates location within 

the View Corridor Zone and is, 
therefore, visually present in 
many views and vistas as well as 
associated with existing creek 
ways. Portions of this area are 
currently zoned “O” but such 
uses here would be surrounded 
by office, mixed-use commercial, 
and resort use. Commercial 
continuity in this area is deemed 
a desirable land use objective.

ii. RC-D: Indicates location within 
the View Shade Zone and is, 
therefore, visually obscured from 
most views and vistas. Buildings in 
this location can be considerably 
taller than currently permitted. 
Commercial aggregation in 
this area is deemed a Land 
Use objective, especially when 
it promotes and incentivizes 
lower density commercial (with 
a greater proportion of open 
space) in other areas. Further, 
it is likely that higher density 
development will be more 
regionally associated (attracting 
vehicular trips in and generating 
trips out from regional locations). 
Therefore, this component of 
Westlake’s fabric is logically 
located closer to the regional 
access points.
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Figure 111: Westlake Land Use Districts
DISCLAIMER:  The land use districts shown on this map in no way modify the permitted uses and/ or conditions of use (FAR, building 
height, etc.) specified in any zoning or Planned Development Ordinance approved by the Town of Westlake. These land use districts 
are intended to guide the Council in their evaluation of site plans submitted for their approval and/ or property owner requests to 
transfer commercial square footage from one land use district to another when the legal mechanism for such transfer has been 
adopted by the Town of Westlake. See Policy Section A in the Implementation Document for rates of transfer, trigger points, and other 
implementation language.

Figure 111 illustrates recommended spatial 
distribution of these Land Use Districts 
within the Town of Westlake:

Description and Visualization of the 
Character Districts:

The following section presents a 
description of each Land Use Character 
District, explaining the intent and desired 
qualities of development in each area. 
Each block also presents pictures meant to 
further explain the attributes of preferred 
development.
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District Type: Open Space (OS)

Character Statement: Westlake resides at 
the geologic break between the uplands 
(extending south into Keller) and the 
lowlands (sweeping north toward Lake 
Grapevine). Eroded landforms perched 
at the terminus of a rolling topography 
that gives way to flatter pastures is 
the identifying natural character of 
Westlake, which is also the composition of 
characteristic views and vistas cherished 
by Town residents. The Open Space 
Land Use District contains much of this 
identifying landscape and the waterways 
associated with it. The intent of the Open 
Space District is to preserve vistas and 
view corridors and, thereby, preserve the 
essence of Westlake’s pastoral setting 

as it experiences increasing amounts of 
commercial and residential development. 
The Open Space Land Use District is 
meant to be primarily undeveloped with 
the landmark landforms of the Town 
remaining in their natural condition, 
thereby preserving important views as 
well as natural and rural settings. Where 
it is not feasible to have an undeveloped 
condition, FAR’s in this area should be 
similar to those already attained at 
the Deloitte University site so that large 
portions of any development tract are 
open, undeveloped, and used for the 
creation of retention ponds and other 
natural features that enrich Westlake. 
Flood plains and waterways should be 
aggressively preserved and remaining tree 
communities/wooded areas protected. 
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District Type: Pastoral Community (PC)

Character statement:  Most of Westlake’s 
residential development to date can be 
characterized as large homes situated 
on large landscaped lots where homes 
are sited in ways responsive to features of 
the lot, instead of the street. The overall 
character is one of a dominant landscape 
and houses arrayed within it, rather 
than houses with lots (as is common to 
most suburban development). Lots are 
generally an acre or larger with homes 
set well back from the street. Homes 
are limited to two stories in these areas 
and densities are one unit or less per 

acre. However, smaller lot sizes could be 
compatible with this character if such lots 
are clustered and surrounded with open 
space so that the gross density remains 
one dwelling unit per acre. The sense of 
open land is more essential than lot size. 
The Pastoral Community is predominantly 
residential with some institutional uses and 
office campus uses where the FAR is .1:1 
or less. Informal lot landscaping replaces 
rigid street landscaping, giving more visual 
presence to the natural ground plane 
than the roadway. Preservation of current 
home values is key to future residential 
development.
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District Type: Commercial Community 3 
(CC3)

Character Statement: The Community 
Commercial 3 Land Use District is similar to 
the Community Commercial 2 Land Use 
District except that it has already permitted 
residential land uses within it. Therefore, 
residential adjacency is an important issue 
of this District. Commercial development 
of the Community Commercial 3 District 
is meant to be more “office campus”-
like development, wherein the corporate 
addresses are essentially corporate estates 
sitting on large landscaped sites in a 
manner similar to the Pastoral Community 
residential patterns. FAR’s in this District will 
be lower than the .4 to .45:1 embedded in 
most Planned Development Ordinances. 
FAR’s should be similar to levels of 
development seen at Fidelity Investments; 

however, FAR abutting residential should 
be lowered through the employment 
of added landscape buffers. Detention 
facilities as required for commercial 
development should be retention ponds 
located so as to be in the public view. A 
larger percentage of site open space, 
building heights not exceeding four 
stories, natural and drifted landscape, 
and retention ponds visible to the public 
view are characteristics of the Community 
Commercial 3 Land Use District. The 
Community Commercial 3 Land Use District 
is a building height and coverage sending 
zone. It is encouraged that exportation of 
building square footage be for the purpose 
of supporting low FAR’s with more open 
space or conversion from commercial 
to transitional residential use (as per the 
Housing Plan to follow) in areas that abut 
existing residential zoning. 
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District Type: Community Commercial 2 
(CC2)

Character Statement: The Community 
Commercial 2 District generally lies 
between the Community Commercial 
1 Districts and the Pastoral Community 
Districts. Therefore, the Community 
Commercial 2 District is meant to be a 
land use density transition from highway 
fronting commercial use to landscape 
dominated residential use. Therefore, 
building height and the amount of 
open land surrounding commercial uses 
in this area is important. Commercial 
development of the Community 
Commercial 2 District is meant to be 
more “office campus”-like development, 
wherein the corporate addresses are 
essentially corporate estates sitting on 
large landscaped sites in a manner similar 
to the Pastoral Community residential 
patterns. FAR’s in this district will be lower 
than the .4 to .45:1 embedded in most 
Planned Development ordinances. FAR’s 
should be similar to levels of development 
seen at Fidelity Investments. However, 
that small segment of the Community 

Commercial 2 District located in a View 
Shade Zone can tolerate development 
that somewhat exceeds currently 
permitted levels. Further, another portion 
of the Community Commercial 2 District 
is located in the high ground of a view 
terminal. In this case, efforts should 
be taken to preserve the landform 
by exporting development density to 
another Land Use District as identified in 
the Land Use Plan (CC-1, TC-1 TC-2, or 
RC). Detention facilities as required for 
commercial development should be 
retention ponds located so as to be in 
the public view. A larger percentage 
of site open space, building heights not 
exceeding four stories, natural and drifted 
landscape, and retention ponds visible 
to the public view are characteristics of 
the Community Commercial 2 District. This 
District is a building height and coverage 
sending zone. It is encouraged that 
exportation of building square footage be 
for the purpose of supporting low FAR’s, 
more open space or conversion from 
commercial to transitional residential use 
(as per the Housing Plan to follow) in areas 
that abut existing residential zoning.
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District Type: Community Commercial 1 
(CC1)

Character Statement:  Much of the 
Community Commercial 1 Land use 
District lies along SH 114 , generally east 
of Westlake Parkway, and along SH 170, 
generally west of Roanoke Road. This area 
is a transitional zone between the highways 
and the Community Commercial 2 and 
3 Districts. In a Community Commercial 1 
District, the value of highway frontage can 
be captured to an extent that does not 
adversely encroach upon the view sheds 
extending north east and north west from 
higher elevations southward in the Pastoral 
Community. Buildings in this location can 
be somewhat taller than building heights 
in the Community Commercial 2 and 3 
Districts, with greater coverage. Portions 
of the Community Commercial 1 District 
fall within a Corridor View Zone that 
follows one of Westlake’s existing creek-
ways. In these areas building heights 

should remain low at approximately four 
stories. However, other SH 114 and SH 170 
frontage areas within the Community 
Commercial 1 District can have taller 
structures (approximately seven stories 
or 80 feet). At these freeway frontage 
locations, FAR’s can be higher than other 
Community Commercial Districts. While 
not urban, the intent of the Community 
Commercial 1 Land Use District is to 
project a freeway identity for Westlake 
at the portals leading to its residential 
areas that is more office park-like in its 
character while still responding to the 
value potentials of the highway locations. 
Six  and seven story buildings with well-
designed native landscapes (use of water 
features in the landscape that are visible 
from the highway), parking hidden from 
freeway view, and a void to solid ratio not 
exceeding .7:1 (greater solid than void) 
characterize the  Community Commercial 
1 Land Use District.
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District Type: Town Core (TC)

Character Statement: The Town Core 
Land Use District is a context district that 
supports the Town Common District. This 
means that it serves the viability of Town 
Common through supporting hospitality, 
entertainment, and office uses. The Town 
Core District is also a transitional district, 
transitioning from the regional commercial 
scale of the Regional Commercial District 
(to the north and west of the TC area) 
to the Town Common and Community 
Commercial Districts (generally south and 
east of the TC area). Potions of this district 
are located in the View Shade Zone and, 
therefore, appropriate for the importation 
of building square footage, as building 

heights exceeding five stories can be 
accommodated here. Portions of the Town 
Core District falling within a View Shed or 
View Corridor Zone should retain lower 
building heights in the four story range. 
While not urban, the Town Core district has 
a more conventional street relationship 
than Community Commercial Districts 
have, and the associations with the street 
are active (including drives, premise signs, 
trails/sidewalks, parking, visible porte-
cocheres, and other features such as flag 
islands, etc.). More street engagement, 
more composed landscaping, transitional 
FAR’s, and void to solid ratios about .7:1 
(more solid than void) are characteristics 
of the Town Core Land Use District.
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District Type: Town Common (TCO)

Character Statement:  The civic and 
social identity of Westlake is embodied in 
this district. The Town Common Land Use 
District also expresses the pastoral identity 
of the Town. The Town Common District is 
the hub of local activities as envisioned in 
the Planning Public Workshops, converging 
upon a pedestrian friendly environment. 
This District is a place for expression of civic-
ness, a place for gathering, festive and 
ceremonial events, and family outings; all 
while being close to the Academy and 
recreation facilities of a school park. The 
Town Common contains one of Westlake’s 
most dramatic Landmark Landforms. The 
steep slopes dropping from the hill top, 
toward the Regional Community Land 
Use District are difficult for development 
but well suited for scenic purpose. The 

Town Core Districts, which flank the Town 
Common on the east and west, have 
a potential to energize use of the Town 
Common. Entertainment and higher 
density residential land uses in these 
abutting areas reinforce a sense of hub 
importance.

The urban-ness of the Regional 
Commercial Districts transitions through 
the Town Core District and Town Common 
to blend with the single-family residential 
character of the Pastoral Community. 
Public facilities located here should 
be designed in a style derived from 
agricultural references that remember 
Westlake’s heritage. Needed public 
parking should be treated in a manner that 
allows the parking area to have ecological 
significance (such as the bio-swale parking 
area at Arbor Hills Nature reserve in Plano).
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District Type: Regional Commercial (RC)

Character Statement:  The Regional 
Commercial District is the most intense 
commercial district in Westlake. It is 
viewed as the primary receiving district 
for movement of commercial square 
footage out of Community Commercial 
and Town Core Districts where more 
open space, undeveloped site area, and 
lower buildings are sought. The Regional 
Commercial Districts can accommodate 
buildings in excess of eight stories (in 
some areas). Lying along SH 114 and SH 

170, the Regional Commercial Land Use 
District is served by the regional corridor 
more than the Town Arterials. Taller 
buildings, wider streets, more intense 
parking, parking structures, formal street 
landscaping, active building to street 
relationships, connected parking aprons, 
higher light levels, and a void to solid ratio 
of 1:1 (a balance of solid and void) are 
characteristics of this site. Higher levels of 
development density and greater highway 
visibility call for establishing an overarching 
architectural continuity and other site 
design compatibilities.
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Summary of Exporting and Importing 
Districts:

The following diagram illustrates the 
relationship of the basic Land Use District 
Types and the earlier described suitability 
of export or import commercial square 
footage. Note that the Open Space and 
Community Commercial Districts are most 
suitable for exportation while Regional 
Commercial and Town Core are most 
suitable of importation.

Use Recommendations, Development 
Conditions, and Export Ratios by Land 
Use District are described in detail in the 
Implementation Document.

CONCLUSION

This Land Use Plan seeks to further the 
Goals and aspirations for the Citizens 
of Westlake as presented in the Public 
Planning Workshops. Therefore, this Land 
Use Plan builds upon the recognition that 
market conditions in 2014 are significantly 
different than market conditions in 1992 
and that such change of condition will 
likely motivate owners of undeveloped 
property to seek augmentation of their 
current zoning ordinance. Therefore, this 
Land Use Plan is meant to be a guide 
in discussions when considering such 
requests by seeking to identify pathways 
to a positive response that does not further 
burden the Town with additional traffic 
and/or facilities demand.
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DISCUSSION REGARDING ITEMS LISTED ON THE REGULAR MEETING 
AGENDA. 
 
NO ACTION WILL BE TAKEN DURING THE WORK SESSION. 

 

Planning 
and 
Zoning 

Item # 3 – 
Discussion of 
Regular Session 
Items 



 
 

 

 

 

 

 

 

 

DISCUSSION OF ITEMS TO BE PLACED ON FUTURE AGENDAS AND 
UPDATES ON DEVELOPMENT TRENDS, PROGRESS AND TOWN COUNCIL 
ACTIONS ON PAST AGENDA ITEMS. 

 

 

 

Planning 
and Zoning 

Item # 4 –  
 



 
 
 

 

 

 

 

 

 

 

 

 

 

Planning 
and Zoning 

Item # 5 – Workshop 
Adjournment 

Back up material has not 
been provided for this 
item. 
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MINUTES OF THE 
TOWN OF WESTLAKE, TEXAS 

PLANNING AND ZONING COMMISSION MEETING 
 

November 9, 2015 
 
 
 

PRESENT: Chairman Tim Brittan, Commissioners Liz Garvin, Greg Goble, Ryan Groce, and 
Michelle Lee.  Others present Alternates Ken Kraska and Sharon Sanden. 

 
ABSENT:  
 
OTHERS PRESENT: Planning and Development Director Eddie Edwards, Town 

Manager Tom Brymer, Town Secretary Kelly Edwards, Assistant 
Town Manager Amanda DeGan, Director of Public Works Jarrod 
Greenwood, Fire Chief Richard Whitten, Communications & 
Community Affairs Director Ginger Awtry, Susan McFarland, 
Communications Specialist and Management Intern Joel Enders. 

 
 
Work Session 
 
1. CALL TO ORDER 

 
Chairman Brittan called the work session to order at 5:04 p.m. 
 
 

2. PRESENTATION AND DISCUSSION BY HILLWOOD PROPERTIES REGARDING 
A PROPOSED DEVELOPMENT AND ZONING CHANGE TO PLANNED 
DEVELOPMENT DISTRICT PD 3-5. 
 
Mr. Russell Laughlin, Hillwood Properties, provided a presentation and overview of 
Project Blizzard.  A multi-year development with both horizontal and vertical 
development, more than 1 million square feet of office campus, urban living, mixed used 
retail, hotel and hospitality and the project consist of five (5) phases.  He also stated 
that the office campus would be for a Financial Services Firm.  
 
Discussion ensued regarding the proposed zoning change request, transferring 
development rights, effect of the urban living component, new job opportunities, 
structured and surface parking. 
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3. PRESENTATION AND DISCUSSION REGARDING STATUS OF PD 1-2 
DEVELOPMENT PROJECT KNOWN AS ENTRADA LOCATED AT THE CORNER OF 
HWY 114 AND FM 1938/DAVIS BLVD.  
 
Town Manager Brymer provided a presentation and overview of the project and design 
issues to be aware of as the project moves forward. 
 
Discussion ensued regarding the required master landscaping plan, developer concerns 
with the design guidelines, establishing an escrow fund to maintain the HOA/common 
properties, bell tower structure, building the residential component a block at a time, 
and pad sites surrounding the proposed CVS site. 
 
Mr. Jack Dawson, Centurion American, stated the developers concerns regarding the 
design guidelines and discussed the residential component of the project. 
 
Mr. Robin McCaffrey, Mesa Planning (town consultant) provided a presentation and 
overview of the proposed CVS building proposed on the corner of Entrada.   
 
Mr. Mike Beaty, Centurion American, provided a presentation and overview of the 
project. 
 
 

4. PRESENTATION AND DISCUSSION REGARDING THE STATUS OF DEVELOPING 
A PROPOSED TRANSFER OF DEVELOPMENT RIGHTS ORDINANCE.  
 
This item will be discussed at the December 12, 2015, meeting.   
 
 

5. DISCUSSION REGARDING PROPOSED AMENDMENTS TO STREAMLINE THE 
DEVELOPMENT REVIEW PROCESS. 
 
Town Manager Brymer provided an overview of the necessary amendments to the Code 
of Ordinances. 
 
 

6. DISCUSS AND REVIEW THE 2016 PROPOSED MEETING CALENDAR. 
 
Town Secretary Edwards presented the proposed meeting calendar. 
 
Discussion ensued regarding additional meetings in July and December. 
 
 

7. DISCUSSION OF ITEMS TO BE PLACED ON FUTURE AGENDAS AND UPDATES 
ON DEVELOPMENT TRENDS, PROGRESS AND TOWN COUNCIL ACTIONS ON 
PAST AGENDA ITEMS. 
 
Staff provided an overview of the construction occurring on the Fidelity Campus and a 
proposed amendment to the PD zoning ordinance regarding signage.  Staff also included 
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an overview of the construction on the parking garage located at 1400 Solana 
Boulevard. 
 
 

8. ADJOURNMENT 
 
Chairman Brittan adjourned the work session at 7:57 p.m. 
 

 
Regular Session 
 
1. CALL TO ORDER 

 
Chairman Brittan called the regular session to order at 7:57 p.m. 
 
 

2. REVIEW AND APPROVE MINUTES FROM THE MEETINGS HELD ON SEPTEMBER 
28, 2015.  
 

MOTION:  Commissioner Goble made a motion to approve the minutes 
amended as discussed.  Commissioner Garvin seconded the 
motion.  The motion carried by a vote of 5-0. 

 
 

3. CONDUCT A PUBLIC HEARING AND CONSIDER A RECOMMENDATION 
REGARDING A ZONING CHANGE AMENDING THE PD 1-2 ZONING DISTRICT 
REGULATIONS FOR THE DEVELOPMENT KNOWN AS ENTRADA LOCATED AT 
HWY 114 AND FM 1938/DAVIS BLVD.   
 
Director Edwards and Town Manager Brymer provided an overview of the item.   
 
Discussion ensued regarding utility service to the property. 
 
Chairman Brittan opened the public hearing. 
 
No one addressed the commission. 
 

MOTION:  Commissioner Garvin made a motion to continue the Public 
Hearing until December 1, 2015.  Commissioner Goble seconded 
the motion.  The motion carried by a vote of 5-0. 

 
 

4. CONDUCT A PUBLIC HEARING AND CONSIDER A RECOMMENDATION 
REGARDING AN APPLICATION FOR A PD SITE PLAN FOR A PORTION OF THE 
PD 1-2 PLANNING AREA, SHOWN AS AREA N (CVS LOT ON THE SOUTHWEST 
CORNER OF THE ENTRADA DEVELOPMENT) ON THE PRELIMINARY PLAT. 
 
Director Edwards and Town Manager Brymer provided an overview of the item.   
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Chairman Brittan opened the public hearing. 
 
No one addressed the commission. 
 

MOTION:  Commissioner Lee made a motion to continue the Public Hearing 
until December 1, 2015.  Commissioner Groce seconded the 
motion.  The motion carried by a vote of 5-0. 

 
 

5. CONDUCT A PUBLIC HEARING AND CONSIDER A RECOMMENDATION 
REGARDING AN APPLICATION FOR APPROVAL OF A FINAL PLAT OF A 
PORTION OF THE PD 1-2 PLANNING AREA, SHOWN AS AREA N (SOUTHWEST 
CORNER OF THE ENTRADA DEVELOPMENT) ON THE PRELIMINARY PLAT. 
 
Director Edwards and Town Manager Brymer provided an overview of the item.   
 
Chairman Brittan opened the public hearing. 
 
No one addressed the commission. 
 
Chairman Brittan closed the public hearing. 
 
No action was taken based on the applicants request to withdraw. 
 
 

6. ADJOURNMENT 
 
There being no further business to come before the Commissioners, Chairman Brittan 
asked for a motion to adjourn. 

 
MOTION:  Commissioner Lee made a motion to adjourn the meeting.  

Commissioner Goble seconded the motion.  The motion carried by 
a vote of 5-0. 

 
Chairman Brittan adjourned the meeting at 8:02 p.m. 
 

 
APPROVED BY THE PLANNING AND ZONING COMMISSION ON DECEMBER 1, 2015. 

 
 
 

________________________________ 
ATTEST:      Chairman, Tim Brittan 
 
______________________________ 
Kelly Edwards, Town Secretary 
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   estlake Town Council      

TYPE OF ACTION         
Regular Meeting - Action Item 

 
Westlake Planning and Zoning Commission 

Tuesday, December 1, 2015 
 

TOPIC: Consideration of a Recommendation for Approval of a Master Landscape 
Plan, Paving Plan, and Lighting Plan for the Development Know as 
Entrada (PD1-2) Located at SH114 and FM1938.  

 
STAFF CONTACT: Tom Brymer, Town Manager 
   Eddie Edwards, Director of Planning and Development  
 
 

Strategic Alignment   

Vision, Value, Mission Perspective Strategic Theme & Results Outcome 
Objective 

Planned / Responsible 
Development  

Citizen, Student & 
Stakeholder 

High Quality Planning, Design & 
Development - We are a desirable 

well planned, high-quality 
community that is distinguished by 

exemplary design standards. 

Preserve Desirability 
& Quality of Life 

Strategic Initiative 

Outside the Scope of Identified Strategic Initiatives  

 
Time Line - Start Date: December 1, 2015  Completion Date: December 14, 2015   
 

Funding Amount: Status -   Not Funded Source - N/A 

EXECUTIVE SUMMARY (INCLUDING APPLICABLE ORGANIZATIONAL HISTORY) 

Entrada is a mixed use planned development that will blend a wide range of various uses 
(offices, governmental, retail, restaurants, business services, medical services, entertainment 
establishments, conference center type meeting space, single family residential detached homes 
and villas or town homes). The development will utilize a design for a European style village 
with a Texas–Spanish architectural theme (Spanish), named Westlake Entrada.   

 
Background 

On October 28, 2013 the Town Council adopted Ordinance 720 which approved a Development 
Plan (as required by Town Ordinance) for the entire 85 acre Entrada development tract.  
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A Development Plan is a master site plan for an entire development.  That means that 
individual site plans within the larger Entrada development (known as PD site plans) for an 
individual lot or group of lots in Entrada should largely conform to the use and layout on the 
approved Development Plan.  While it should be noted that some deviation can be made from the 
Development Plan at the time of PD site plan submittal, but only if the Developer presents 
cogent arguments that are approved by the Town as to why changes should be made in the 
execution of the development from that which was originally shown on the approved 
Development Plan, and if said changes do not negatively impact the goal and character of the 
development.   
 
The Development Plan for Entrada that was adopted by the Council has several conditions 
attached to that approval in Ordinance 720, as recommended by the Planning & Zoning 
Commission.  These additional conditions for approval of Entrada’s Development Plan are: 
 
1.  The Development Plan must have architectural engagement of all buildings to the water 
feature in a way that accommodates public use of the trail (palisade) on the water’s edge. 
 
2.  All structures adjacent to the water, including those involving fee simple ownership, must be 
handled dimensionally to maximize an aesthetically pleasing adjacency and interaction with the 
water.  
 
3.  Location of the plaza in Phase 1 in relationship to the water feature must allow for a high 
degree of public access to the water feature from this plaza.  This should be done in a manner 
that forces any and all vehicular access into the plaza space via a separate conduit.  This can be 
done in European village fashion with bollards defining the vehicular path across the plaza 
ground plane, while separating cars from pedestrians (note:  the Arts District in Dallas has a 
street where this pedestrian and vehicular traffic are separated with bollards as recommended 
here).  This plaza should be extended to or as near as possible to the water feature. 
 
4.  Attention must be paid to the architectural and spatial relationship of the storage building that 
will surround the gas well pad site with the residential uses across the street from the storage 
building.  This includes some type of architectural feature at the corners of the storage building 
to create architectural interest. 
 
5.  The entire residential area in the southwest quadrant of the tract must have a view corridor 
established where all streets and lots are terraced in a manner whereby residences on the street 
above another residence are viewing a roof top and horizontal vista, not looking downward into a 
backyard. 
 
6.  The location of the proposed Town Hall building should be set to maximize and create a 
public gathering area near the water, as well as interact well in terms of the Town Hall’s site’s 
adjacency to the trail system that goes along the edge of the water feature.  This may mean 
moving it further away from the round-about in front of the building. 
 
7.  Pedestrian bridge should be point of strong architectural interest creating a “Ponte Vecchio” 
visual impact type bridge.   The other bridge, which will carry vehicular, bike and pedestrian 
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traffic, should be a significant design feature of this development as well.  Both bridges should 
be located to link well with public plaza areas. 
 
8.  A publicly accessible trail system must be located around the entire the perimeter of the water 
feature with the exception of the villas’ section.  Locations for fountains, benches, tables, public 
art, and other public gathering areas must be shown along the trail system on the Development 
Plan.  This trail shall have a point of inter-connection with the trail system in Solana on the tract 
adjoining to the east. 
 
9.  Engineering standards for this development must be approved with the preliminary plat and 
must assist in carrying out the Staff’s recommendations for the Development Plan contained in 
this report as well as meet the intent of the design standards and guidelines contained in 
Ordinance No. 703. 
 
10.  When the tract is site planned, both the southeast corner of FM 1938 (Davis) and Solana 
Boulevard and the northeast corner of FM 1938 (Davis) and SH114 must, include strong design 
public design elements that tie those corners to the intent of the design standards and guidelines 
for this tract.  Site plans for these corners shall minimize surface parking from being the main 
visual feature at these hard corners (note:  requiring some berming when these locations are site 
planned may help with this).  This includes incorporating design features from the Town’s FM 
1938 Streetscape plan on the side of the subject tract that abuts FM 1938.  Also, a 3-4 foot stone 
wall that fits with the site’s design standards and guidelines shall be required around the 
perimeter of the site on Solana Boulevard and FM 1938. 
 
11.  Show on the Development Plan the type of Town Edge landscaping that will be utilized 
along the SH114 side of the tract.  Also show where along this Town Edge landscape zone the 
landscaping will consist of trees and when other treatments such as vineyards, as proposed by the 
developer, will be used. 
 
12.  Approve use of Italian Cypress trees on the tract as the predominant tree of choice for the 
landscaping. 
 
13.  All recommendations made by Staff in the Staff Report presented at the time of zoning 
approval on April 22, 2013 continue in place (discussed above in Section I of this report). 
 
14.  All site plans submitted subsequent to approval of this Development Plan shall comport to 
all the design standards and guidelines as set out Ordinance No. 703. 
 
15.  A lighting plan must be submitted for this Development Plan that meets the requirements of 
the Section 14 of the zoning ordinance for this site (Ordinance No. 703) as well as Chapter 102 
of the Town’s Code of Ordinances.   This plan should emphasize use of bollard lights along 
trails, plazas, and gathering areas.  It should also emphasize shielded low intensity down lighting 
for parking lots and intersections. 
 
16.  A Master Landscape Plan for all common areas, right-of-ways, public and private open 
spaces, and Town Edge Landscape zones must be submitted along with the next Site Plan and 
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before any buildings permits are issued, other than the Site Plan and building permit for the Sales 
Office. 
 

 
Master Landscape Plan 

As can be seen, a master landscape plan is required as a condition of Development Plan 
approval.  Additionally, at the time of approval of the Development Plan, a condition of 
approval was that no building permits other than for the Sales Office would be issued until 
a Master Landscape Plan was submitted and approved. The Master Landscape is attached.  
The Master Landscape Plan is for all common areas, right-of-ways, public and private open 
spaces, and Town Edge Landscape zones.  The Master Landscape Plan also has a proto-type 
drawn for the areas shown on the Development Plan with the notation PA (public art area) and 
PAG (public art and gathering area). 
 

 
Lighting Plan and Light Fixtures 

A lighting plan is as required as part of the Development Plan for Entrada.  This lighting plan is 
attached.  Note that streets in Entrada are publicly owned (as they are paid for by Public 
Improvement Bonds through an assessment on Entrada property) and due to the type of 
development Entrada will be (i.e. mixed use, pedestrian oriented), the Developer has asked that 
certain roadway intersections and public areas be lighted.  The Developer has developed a 
prototype light fixture for lighting Entrada street intersections and a bollard type light fixture for 
public gathering areas and walkways in Entrada (see attached). 
 

Paving Plan Using Brick Pavers  
The paving for Entrada is an infrastructure element that has major impact on the development’s 
visual impact, look, sense of place, and design.  The Developer is proposing utilizing brick type 
pavers of various types throughout Entrada.  These will vary depending on the location, i.e. 
residential streets, intersections, major intersections, etc. 

 

RECOMMENDATION 
The Staff recommends the Entrada Master Landscape Plan, Lighting Plan, and Paving 
Plan as submitted (see attachments), with the following conditions: 
 

• Master Landscape Plan   
1. the landscape configuration, both hardscape and plantings, at the corner of Solana Blvd. 

and Davis Blvd shall comport to the Town’s consulting architect’s recommendations (see 
attached).  

2. an installation schedule for the Master Landscape Plan acceptable to the Staff shall be 
furnished by the Developer upon approval of construction plans. 
 

• Lighting Plan 
1. Street light intervals shall not be closer than 200 feet without Staff approval, with said 

approval to be considered at the time of construction plan submission. 
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2. All lighting fixtures shall be approved by the Town Staff prior to installation. The 
lighting fixture poles shown in the Lighting Plan are not yet approved by Staff and for 
informational purposes only.  Staff requests authority to approve the lighting fixture pole 
not later than when construction drawings are submitted. 

3. All lighting fixtures must be dimmable 
 
Further, it should be noted that these 3 plans were not received by Staff until late Monday, 
November 23, 2015.  As such, Staff has had only a short time to review them prior to 
sending out agenda packets to the Commission.  Staff will further review these 3 plans 
between now and the Commission’s December 1, 2015 meeting to make sure they contain 
all Staff review comments.  If these 3 plans do not address all Staff review comments for 
revision, Staff will bring additional recommendations forward at the meeting requesting 
they be added to the conditions for approval. 
 
ATTACHMENTS: 
 

1.  Development Plan for Entrada as Approved by Ord. 720 on Oct. 28, 2013. 
2.  Master Landscape Plan for Entrada. 
3. Recommended landscape configuration drawing of northeast intersection of Solana 

Blvd and FM 1938/Davis Blvd as drawn by Town’s consulting architect. 
4.  Lighting Plan for Entrada. 
5.  Brick Paver Paving Plan for Entrada. 
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   estlake Town Council      

TYPE OF ACTION         
Regular Meeting - Action Item 

 

Westlake Planning and Zoning Commission 
Tuesday, December 1, 2015 

 
TOPIC: Continue a Public Hearing and Consider a Recommendation Regarding a 

Zoning Change Amending the PD 1-2 Zoning District Regulations 
Contained in Ordinance 720 to Include Detailed Design Guidelines for the 
Development Known as Entrada Located at Hwy 114 and FM 1938/Davis 
Blvd.   

 
STAFF CONTACT: Eddie Edwards, Director of Planning and Development  
   Tom Brymer, Town Manager 
 

 

Strategic Alignment   

Vision, Value, Mission Perspective Strategic Theme & Results Outcome 
Objective 

Planned / Responsible 
Development  

Citizen, Student & 
Stakeholder 

High Quality Planning, Design & 
Development - We are a desirable 

well planned, high-quality 
community that is distinguished by 

exemplary design standards. 

Preserve Desirability 
& Quality of Life 

Strategic Initiative 

Outside the Scope of Identified Strategic Initiatives  
 
 
Time Line - Start Date: November 9, 2015  Completion Date: December 14, 2015   
 

Funding Amount: Status -   Not Funded Source - N/A 

EXECUTIVE SUMMARY (INCLUDING APPLICABLE ORGANIZATIONAL HISTORY) 

The public hearing on this item was continued to this date from the Commission’s November 9, 
2015 meeting.  Ordinance 703, adopted by the Town Council on April 22, 2013, established the 
zoning regulations for PD1-2, the zoning district which contains the entire 85 acre Entrada 
development.  The intent of these zoning regulations in Ordinance 703 is to create a mixed use 
planned development that will blend a wide range of various uses including offices, 
governmental uses, retail, restaurants, business services, medical services, entertainment 
establishments, single family residences, villas, condos, and town homes.  Per the approved 
zoning’s requirements, this development will utilize a European village style village archetype 



Page 2 of 3 

modeled after a Spanish village.  The current Entrada zoning regulations contain some design 
guidelines in Exhibit 4 of the Ordinance 703; however, they are, by necessity, broad in their 
wording.  The current design guidelines in Exhibit 4 to the Entrada zoning Ordinance 703 
contemplated even more detailed design guidelines being written for Entrada once the selected 
sub-region of Spain was identified.  These more detailed design guidelines are being brought 
forward at this time to ensure continuity and execution of the development’s archetype since the 
Developer wishes to start building construction after the first of the calendar year. 
 
In 2014 the Developer’s team identified the Catalonian region of Spain (i.e. northeast Spain) as 
the region of Spain that Entrada’s architecture would emulate.  The Town sent Staff to Catalonia 
to tour, inspect, and learn about Catalonian architecture.  Based on that field inspection, Staff 
agreed with the Developer that the Catalonian region was appropriate to use as Entrada’s 
archetype.  One of the chief reasons Catalonia was selected as the region of Spain that would be 
the archetype for Entrada buildings was the heavy usage of stone as a chief building material in 
Catalonian architecture.  This fits with the strong emphasis on stone currently used in Westlake 
commercial and residential architecture.    
 
The proposed detailed design guidelines (attached) are specific, quantifiable, and provide 
predictability for both the regulator (Town) and the regulated (developer).  These design 
guidelines are the most powerful tool that the Town has to insure that the Entrada’s development 
is built to the high standards discussed as well as represented and agreed to by the Developer 
during the zoning process. These detailed design guidelines also help ensure continuity and 
quality of design for all Entrada buildings, as well as to give Entrada the organic “feel” of a 
Catalonian village, over the course of Entrada’s multi-year build-out.   
 
These proposed detailed design guidelines have gone through multiple iterations in discussions 
involving a “point-counter point process” with the Developer and his architect.  The Staff has 
utilized the consulting services of an architect to ensure that the Town receives the quality and 
type of architecture consistent with the zoning, as well as the Developer’s representations as to 
what he would deliver quality-wise when zoning was being considered by the P&Z and Town 
Council in 2013.  Staff strongly advises reading the attached memorandum from the Town’s 
consulting architect which explains the importance and benefits of strong, high quality design 
guidelines for Entrada.  It is also important to point out that these detailed design guidelines will 
not only be used by the Developer of Entrada, but by the architects of builders to whom the 
Developer sells lots to in Entrada. 

RECOMMENDATION 
Staff recommends opening the public hearing for public comment that was continued at 
the Commission’s November 9, 2015 meeting.  Staff recommends these design guidelines 
subject to the following conditions and changes to the: 
 

• Page 52: Wording to be added as first bullet point under "Articulation"..."it is the 
intent of this guideline to maintain the appearance of load bearing masonry 
construction by minimizing a traditional "masonry pocket" common to masonry 
veneer construction. The diagrammatic cornice/ eave detail on page 53 illustrates 
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this intent.  Traditional masonry pocket detail is prohibited and use of a detail 
consistent with the diagram in page 53 is encouraged. 

 
• Page 78:  the words "and wrought iron fence with living hedge" under #2 should be 

changed to "and wrought Iron fence with living hedge, if it does not (in combination 
with other gates) exceed 30% of the side yard wall." 

 
• Transformer and compactor enclosures shall be addressed in the design guidelines as 

screening elements (i.e. the current design guidelines only address dumpster 
enclosures) utilizing the same design as dumpster screening enclosures (see page 69 
of design guidelines). 

 
• Design guidelines shall specify that interior and exterior sides of screening 

enclosures must be finished out with full stone, however, interior enclosure walls may 
use thin-set stone cladding. 

 
Note:  This latest version of detailed Entrada Design Guidelines were received from the 
Developer late Monday, November 23, 2015.  If the Staff identifies other areas in this document 
that need to be revised, they will be identified and presented at the meeting as part of the 
recommended conditions for approval. 
 
ATTACHMENTS: 
 

1.  Memorandum dated 11-13-15 from the Town’s consulting planner and architect, Mr. 
Robin McCaffrey of MESA Planning regarding the importance of these detailed 
design guidelines. 
 

2. Proposed Entrada Detailed Design Guidelines as an addition to Exhibit 4 of 
Ordinance 720 as recommended by Staff to include the following revised language 
referenced above in the Staff recommendation section of this agenda memo. 
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MEMO: 

TO:  Tom Brymer, Eddie Edwards 

FROM: Robin H. McCaffrey 

DATE:  November 13, 2015 

SUBJECT: Entrada Design Guidelines 

 

To date we have gone through an extensive guideline formulation process with the Entrada 
Development Team.  This process includes: 

Step 1: Nov. 2014, Town produces a “Guideline Format and content” template document for 
consideration and use by the Entrada Development Team.  
Step 2: May 2015, Entrada Development produces a draft of proposed Development Guidelines, using 
the Town format and content template. This nearly completed draft (85%) is the culmination of 5 
months of discussion on various issues addressed by the document.  
Step3: June 2015, After internal shifts within the Entrada Development Team, and in the interest of 
maintaining progress toward meeting deadlines put forward by the Entrada Development Team, Town 
completes the May 2015 Draft primarily by adding language regarding stone patterns/ stone 
construction, single family lot occupancy,  and flags/ banners. 
Step 4: August 2015, The Entrada Development Team produces a revised set of guidelines using a 
different format and different content than produced in the previous months. 
Step 5: September 2015, The Entrada Development Team revises their August submittal with a 
document conforming to the previously used format and content template. 
Step 6: October 2015, Town makes comments on the September document and conducts subsequent 
meetings with the Entrada Development Team to workout language acceptable to both parties. 
Step7: October/November 2015, Entrada Development Team submits a document generally reflecting 
the outcome of previous meetings and the Town provides comment, identifying places where language 
clarification is still needed. Entrada Development Team raises some new concerns regarding Fireplaces 
and Wrought Iron that the Town is working through. 
Step 8: November 2015, Final document to be submitted prior to Plat Approval. 
 
This long process has produced a guideline document which can give the Entrada Development Team 
some opportunities to be market/cost responsive while the Town is still assured that the essentials of 
value remain in place.  To better explain this, the following text addresses three key aspects of 
Guidelines for Entrada and Westlake: 
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Why do we need Guidelines for Entrada: 
 
Reason 1: Entrada is primarily a Land Development.  This is an important distinction as it sheds light on 
the fact that much of Entrada will be built by others (hereinafter, “third parties”) who have not, to date, 
been a participant in the vision upon which Entrada is built. Therefore, these third parties need 
clarification of what aspects of the vision must be manifest in their particular project.  In addition, 
individual development within a parcel/tract/lot fronting a street normally carries little to no 
responsibility for the “street image” as that is part of the “development” which precedes and is 
independent of the parcel/tract/lot development.  However, the archetype supported by Entrada’s 
Catalonian Vision is one where the street is totally defined by, enhanced by, and otherwise given its 
distinctive character through the private development which fronts it.  Therefore, guidance is needed to 
take the categorical references to Catalonia/ Spanish Architecture/European Village mentioned in 
Entrada’s Planned Development Ordinance and explain how the parcel/tract/lot development  (private 
space) relates to, and works with, the overall land development (public space).   
 
Reason2: Within the Entrada Planned Development Ordinance, there are many “general” references to 
standards of quality and stylistic continuity which need specific clarification as to what constitutes 
satisfactory implementation of such references.  Without an agreed upon statement of meaning; the 
interpretation of these references can lead to disagreement and conflict, placing the Town in an ever 
increasing position of adjudicating “meaning’ on a case-by-case basis. This will potentially fragment the 
desired continuity of vision implementation as such adjudication extends over future council and staff.  
Therefore, uniform enforcement of the ordinance (a reasonable expectation of the applicant), must be 
facilitated by clear standards upon which development/design proposals can be evaluated in a more 
ministerial way.  
 
Reason 3: Westlake enjoys the distinction of high quality and thereby high value which sets Westlake 
apart from other sub-markets along the 114 Corridor. As presented in Westlake’s 2015 Comprehensive 
Plan, sub-markets are spatially determined and as Westlake’s remoteness is encroached upon by 
neighboring submarkets, Westlake must take measures to assure that its sub-market distinction is 
protected.  Key among the submarket distinctions is “distinctive design and quality of construction”.  
Therefore, Westlake must be vigilant to make sure that lesser construction and design standards do not 
weaken the singular distinction the Town now enjoys.  While, Entrada’s Planned Development 
Ordinance seeks to promote this vigilance, it is not specific as to how this intent translates into everyday 
aspects of construction and design.  Therefore, the guidelines provide the assurance, mandated by the 
Planned Development ordinance, that quality of construction and design will prevail by more specifically 
explaining how such quality is manifest in materials, workmanship, and layout. 
 
 In light of these three considerations, the guideline document now being completed by the Entrada 
Development Team, in conjunction with the Town, is critically important to assurance that the Entrada 
Project will fulfill the vision, support the continued context of value in Westlake, and accomplish this in a 
manner that avoids future conflict and disagreement. Therefore, these guidelines, once completed, 
MUST be placed within the legal instrument of the Planned Development Ordinance. 
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How will the Guidelines be employed going forward: 
 
When completed, the Guideline Document, now forthcoming from the most recent exchanges between 
the Town and the Entrada Development Team, constitutes a review checklist against which plan and 
construction documents will be evaluated.  The guideline text provides opportunities for deviations from 
the standards IF the design submitted is more effective in implementation of the vision but this is 
subject to Town approval, thereby allowing course correction without undermining the baseline of 
implementation and value protection contained in the document.   
 
The continued use of the Guideline Document as a basis for evaluation will assure consistency in 
application of the PD Ordinance among all present and future builders within the Entrada project.  
 
Where the guidelines are silent, the Town will continue to evaluate based on its understanding of the 
charge laid down by the Planned Development Ordinance…but…the guideline document will do a lot to 
keep such broader evaluation to a minimum. 
 
The status of the current Guideline Document: 
 
At present, The Entrada Development Team is looking over the Town Comments sent to them last 
Tuesday. In addition, I am working on some language regarding Fire Places (an issued raised by the 
Entrada Development Team at last Tuesday’s meeting).  I will forward this language to you over the 
weekend. 
 
Conclusion: 
The guideline document has come a long way from the outset, almost a year ago, and will add a 
dimension of clarity to the Planned Development Ordinance which I think will be appreciated by all who 
develop and build here as well as give the Town assurance that the vision of the ordinance will be more 
faithfully executed. Once established, these guidelines run with the land and will be commitments that 
flow to any future property owner. 
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Introduction:

The following document presents those design and construction quality guidelines 
applicable to PD 1-2 (the Entrada Development). PD1-2 has both a residential and non-
residential component.  Those guidelines applicable exclusively to residential or non-
residential uses are called out by land use.  Those guidelines not specified as residential or 
non-residential are applicable to both land uses. 
There are two primary purposes accomplished through this document. These purposes 
are:

1. Construction Quality: Modern construction technology is most adept at allowing 
/ facilitating the delivery of traditional and historic architectural details and themes 
through cost effective and fast building methods/ systems. An industry of preformed 
shapes, plasticized material, faux materials, attachment systems, material unitization, etc. 
has arisen around replication of traditional and historic architectural details. However, 
visual replication often fails to also deliver the essence of craftsmanship that is so much 
a part of the traditions that the market reveres.  The Town of Westlake seeks to preserve, 
in the creation of a Catalonian/European Village look, the evidence of artisanship 
and craftsmanship that is so essential to that look.  Therefore, these guidelines establish 
material, dimension, and workmanship standards aimed at use of materials that can be 
crafted and engagement of construction techniques.

2. Capturing Essential Visual Qualities of the Catalonian/European Archetype: 
Overall planning and building arrangement should create a compact pedestrian-scaled 
environment mimicking the scale and livability of a small, Catalonian/European Village 
that has evolved organically over hundreds, if not thousands of years. Individual buildings 
should be designed to reinforce the pedestrian-orientation of the village, with an 
extreme focus on attention to detail and the inclusion of four-sided building design within 
the framework of the small Catalonian/European Village upon which this community 
is based. The delivery system will be built around construction details, methods, and 
systems based on modern veneer construction.  Closure, edge/corner, portal, and base 
details associated with veneer construction will be designed to emulate the construction 
method of the medieval Catalonian/European Village.  The present day architect, 
builder, and tradesman is faced with a need to translate the essence of the style through 
creative construction details that yield the similar appearance of Catalonian/European 
construction and detailing.

The following Guidelines are intended to address these two important outcomes and 
in so doing promote a project for Westlake that is truly unique in the Metroplex and an 
achievement for both the developer and the Town.

The term “APPROVAL” used herein means approval of the PD Site Plan as submitted 
in accordance with the governing PD1-2 ordinance and any other written approvals 
received from the Town Manager and/or their designee for any deviation from these 
Design Guidelines. Opportunities to appeal to the Town of Westlake Planning and Zoning 
Commission and Town Council are in place if approval is not provided by Town staff. 
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Exterior Paving is defined as the surface treatment of roadways, walkways, parking areas, and 
plazas.

Material: 
• Public Roadways and Public Parking Areas: Integrally colored concrete pavers. The 
roadway and parking paving color for Entrada will be determined based on field samples and 
one sample will be selected as the color standard against which the use of color throughout 
the project will be compared for consistency. Refer to the approved Master Paving Plan for 
locations and pattern coordination with horizontal street alignment.
• Public Sidewalks and Trails: Cast in place concrete. The sidewalk and trail paving color  
and texture for Entrada will be determined based on field samples and one sample will be 
selected as the color standard against which the use of color throughout the project will be 
compared for consistency. Refer to the approved Master Paving Plan for locations.
• Private Roadway and Parking Areas: Integrally colored concrete pavers. The roadway 
and parking paving color for Entrada will be determined based on field samples and one 
sample will be selected as the color standard against which the use of color throughout the 
project will be compared for consistency. Refer to the approved Master Paving Plan for 
locations.
• Private Sidewalks: Cast in place concrete. The private sidewalk paving color and texture 
for Entrada will be determined based on field samples and one sample will be selected as the 
color standard against which the use of color throughout the project will be compared for 
consistency. Refer to the approved Master Paving Plan for locations.
• Accent Material within above Referenced Pavement Areas: Integrally colored concrete 
pavers in coordinating color or integrally colored cast in place concrete with coordinating 
color and texture. Refer to the approved Master Paving Plan for locations.

Dimensions: 
• Joints in Public Roadways: Maximum joint in public roadways will not exceed minimum 
manufacturer’s specification unless such wider joint is indicated on the approved paving plan. 
Joints as specified by the Civil Engineer of Record in the public roadway will be uniform within a 
small range of deviation normal to handwork.
• Concrete Joints in Sidewalks: If concrete is utilized, stamped concrete joints to be v 
shaped, 1/4 in. wide minimum and 1/4 in. deep minimum.
• Concrete Joints in Private Roadways and Parking Areas: If concrete is utilized, concrete 
joints to be v shaped, 1/4 in. wide minimum and 1/4 in. deep minimum.
• Private Sidewalks: Concrete thickness shall be determined by the recommendations of a 
geotechnical engineer.
• Joints in Private Sidewalks: If concrete is utilized, concrete joints to be v shaped, 1/4 in. 
wide minimum and 1/4 in. deep minimum.
• Pavement Accent Materials: Integrally colored concrete pavers in a coordinating 
color, exposed aggregate concrete, or integrally colored concrete in a coordinating color as 
specified in the Master Paving Plan.

04



       
       
      *This diagram is only an example of what the paving    
      could be. Refer to the approved Master Paving Plan for   
      actual paving material and locations.

Fire Lane: 
• Design: Continuous unit pavers with “Fire Lane” marked at code compliant intervals.
• Color: Allowable coloration as approved by the Westlake Fire Marshal.
• Prohibitions: Painted fire lane striping
• Final locations and details will be presented and approved during the Town’s PD Site 
Plan submittal process.
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• Application of Detail: The use of curbing should be kept to a minimum and typically 
only employed along public roadways. Curbs will be utilized anywhere concrete pavers 
are used.
• Integration of Curb: When employed, curbs are rollover in profile. The curb paving 
color and texture for Entrada will be determined based on field samples and one sample will 
be selected as the color standard against which the use of color throughout the project will 
be compared for consistency. Refer to approved Master Paving Plan for locations. Texturing 
of the curb must finish with a crafted detail at the curb edge. Slurring or distorting the 
stamped imprints, if utilized, at the beginning of the curb rake is prohibited.
• Back of Curb: If exposed, the vertical backside of the curb must be finished.
• All curb will conform to approved paving samples or as approved by the Town to 
accommodate future design revisions.

Parking Lots:
• Design: Integrally colored concrete pavers. The parking lot paving color for Entrada 
will be determined based on field samples. 
• Color: Shall match or complement the adjacent roadway or parking drive aisle
•   Final locations and details will be presented and approved during the Town’s PD Site 
Plan submittal process.

Parking Striping:
• Detaining: Continuous unit pavers.
• Color: Allowable color paver is one that will appropriately contrast with but 
compliment the paving color as determined by on site mock-up.
• Prohibition: Painted parking striping
•   Final locations and details will be presented and approved during the Town’s PD Site 
Plan submittal process.
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Bollards, Wheel Stops, and Control/Expansion Joints:
• Iron bollards: Decorative iron bollards must have a minimum diameter of 8 in. The 
style of the bollard will be approved by the Town of Westlake. A field trial of the bollard 
shall be provided for consideration.
• Wheel stops, if used, shall be integrally colored concrete to generally match 
paving.

Articulation:
• Control and Expansion Joints: If required, control and expansion joints should strive 
to be visually seamless with the surrounding paving pattern and horizontal pavement 
geometry.
• Prohibitions: Control and expansion joints should not cross over the paving pattern.  
Where possible, control and expansion joints should be placed perpendicular to the curb. 
• Relationship to Building Grade Elevation: Exterior paving fields should embrace 
architectural and landscape elements with a minimum grade change or curbing.
• Manholes: Manholes and other access points located in public streets or public 
sidewalks are required, if possible, to accept a finish material that matches adjacent 
paving or be metal featuring the logo of Entrada.

07
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construction that retaining walls within the Entrada project should have. The on-going 
additive system of village development over time is replaced by design which seeks 
to define key visual features that the one-time project construction must embody.  This 
guideline addresses features related to the construction of retaining walls.

Aspects of Wall Appearance:
 The appearance of retaining and foundation walls in Catalonia/Europe is a result of 2 
conditions which influence construction.  The first is construction technology, meaning 
that a lack of heavy equipment, concrete block, and concrete systems resulted in a wall 
that was not simply a veneer but a true structural section. Also, the total dependence 
on human labor to place and transport the stones set a range of feasible sizes that 
could be used for construction. The second is material which means that most stone was 
gathered close to the ground surface, giving the rock a mottled matrix of color. The fact 
that poured in place concrete was not generally employed means that the foundations 
were stone, making the entire wall a gravity wall.  The larger foundation stones rose up 
from the ground, making the base course of the wall construction. The highly irregular 
nature of gathered stones (varying size and shape) meant that constant course leveling 
was necessary to maintain structural integrity.  The level continuity of courses is essential to 
structural strength.  More specifically, these aspects of wall appearance are:

• Coursing Patterns: Proper coursing is achieved with highly irregular stones.  The 
constant use of smaller stones in between larger ones is helpful to maintain course 
leveling.  The stones should be laid in a manner that sets the stone on its broader/ flatter 
face.  Stones should not set vertically or at odd angles but lay within the wall just as they 
would lie on the ground.  This gives the wall section a basic stability.  Therefore the course 
pattern must be structural.  A structural course pattern has the following qualities:
 i. Larger stones are laid within the wall just as they would lay on the ground.
 ii. Placement of a larger stone on another larger stone employs the use of 
smaller stones to level irregularities in the larger stone form, thereby creating a relatively 
level resting place for the larger stone being set.

• Straightness: 
Vertical Straightness: 
The constant course leveling and the capacity of the wall to somewhat move with the 
movement of the earth, means that the vertical wall was highly irregular in most instances.  
However, this irregularity was not a product of poor workmanship but the varied use of 
stone.  The face of a larger stone would slightly project or recede because the face is not 
flat or square.  Therefore, the wall can be reasonably plumb but not flat straight. This level 
of vertical irregularity will have to be imposed by the mason where stone is a veneer over 
concrete block or cast in place concrete. This can be done by varying the thickness of 
mortar between the structural wall and the veneer and having a larger masonry ledge.

Horizontal Straightness: 
Lacking heavy equipment and having to rely upon the wall to do most of the grade 
accommodation work instead of people, retaining walls often had slight irregularities in 
horizontal alignment. The job of the retaining wall was to level the ground for the building 
construction.  Therefore, the wall appears to rise up from an undulating ground line to 
create a level top course at the building. In a contemporary development condition 
where the project seeks to use all land within the legal property lines, retaining walls tend 08
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to become a reflection of those property lines.  Thereby, the wall ceases to support the 
building and now supports the site.  While property line articulation is unavoidable, the 
horizontal alignment should take every opportunity to be determined by grade condition. 
The extent to which natural grade informs wall alignment, the more it will reflect the spirit 
of the village setting.  

• Texture: Retaining walls exhibit a great deal of texture because the mortar is deep 
set, giving the wall open voids between stones and courses which amplify the visual 
texture of the large stones and small leveling stones. These voids should not be filled with 
mortar although deep set mortar may be used.

• Corners: Corners tell whether a wall is truly structural or simply a veneer over 
a structural substrate. The following picture illustrates a structural corner. Note the 
interlocking of the coursed stones, called toothing.  Note that the stone laid in the wall as 
it would lay on the ground allows the length of the stone to “lock” the corner. This makes 
the corner structural. 

• Cap: The wall cap is an important statement of the mason’s craft.  Many of the 
wall samples provided do not have a cap detail.  It is important that a cap detail be 
employed. It is possible that the wall can have a layer of earth over its top.  However, 
concrete poured over the top of the wall should be avoided. A cast stone cap is allowed 
for more formal applications.

• Dimensions: The sense that the retaining wall is related to the earth, i.e. tectonic 
connection, is influenced by its massiveness and dimension. When the thickness of a 
retaining wall can be perceived, such as at the cap detail, the depth from front to back 
should be no less than 1 ft. 
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Aspects of Wall Construction: As discussed above, the lack of modern construction 
technology and dependence on human labor gave birth to the construction techniques 
by which retaining and foundation walls in Catalonia/Europe were built. Instead of 
concrete, medieval wall builders used a lime mortar. The hardening of this material 
was dependent upon the reaction of the lime with atmospheric carbon dioxide, 
forming calcium carbonate.  The drying process in combination with low strength 
allows a building constructed with lime mortar to shift and move slowly over time and 
thereby accommodates differential movements and distortions within the structure. 
This contributes to the organic and picturesque quality of building walls and edges.  
Present day use of higher strength, hydraulic mortars and concrete necessitates that 
the wall or building be built so as not to move or shift. Even though mortar was used, the 
structural integrity of the wall section was a result of coursing.  Therefore, the appearance 
of a Catalonian/European wall is largely a function of executing structurally sound 
coursing with highly varied and uneven stone material. This portion of the retaining and 
foundation wall guideline addresses aspects of construction necessary to maintain the 
visual character resulting from the execution of coursing and use of lime mortar.  More 
specifically these qualities of construction are:

• Veneer over structural substrate: When the stone of a retaining wall is actually a 
veneer over concrete block or poured in place concrete, filling a variable cavity space 
between structure and veneer should be used to give the wall a more handmade 
appearance. In addition, the masonry ledge must be wide enough to accommodate 
larger stones laid in the wall as these stones would normally lay on the ground.

• Lift Wall:  Where possible, lift wall construction should be used as it will naturally yield 
a more handcrafted look.  The cavity space between courses should be large enough 
to allow large stones to lay in the wall in the same manner that they would lay on the 
ground.

10
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11Approved Mock-up Wall
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Courtyards and patios are defined as an unroofed area mostly enclosed by building walls 
in combination with freestanding walls which provide privacy or simply define the edge of 
the activity area.

History:
• Spanish: Spanish courtyards are designed like an outdoor room to create a restful, 
relaxing atmosphere.
• Influences: The Roman and Moorish civilizations were significant influences in the 
development of the Spanish courtyard garden in the first through the twelve centuries.
• Atrium as a Precedent: The Roman atrium was the model for the Spanish patio 
which became the central feature of Spanish Courtyard Gardens.
• Medieval Use and variations: The medieval cloister gardens of the Middle Ages 
continued the courtyard tradition in cathedral and monasteries where monks often grew 
medicinal herbs and flowers.

Location: 
• Enclosure: A courtyard or patio is either fully or partially closed by building walls in 
combination with free standing walls. This differs from the courtyard and/or patio from 
a typical yard space which sits to the front, rear, or side of the primary structure and is 
almost completely enclosed by wall or fence. 
• Affected Courtyards and/or Patios: Courtyards visible from the street are required 
to meet all the requirements of these guidelines. These include Entry Courtyards, Motor 
Courtyards and Patio Terraces.
• Entry Courtyards: Courtyards transition between public and private space and 
are typically located on the front side of the architecture.  At least 2 sides of an entry 
courtyard are defined by building walls.
• Motor Courtyards: An expanded area for maneuvering a vehicle, located behind 
an entry portal and fully enclosed by garage wall and free standing wall. A 16’-0” wide 
gate is allowed at shared drives and motor courts for more than five garages. A maximum 
12’-0” wide gate shall be used in locations with four or less garages.
• Terrace Patios: Terrace patios are defined on one or more sides by building walls 
and the remainder is defined by low perimeter boundary walls.  Patio terraces are often 
slightly elevated above the ground plane.
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Elements:
• Visual Effect: Courtyards are an important part of the streetscape and provide a 
great visual enhancement to both the street and the architecture hidden behind their 
walls.
• Enclosure: Stone walls or building facades create a sense of enclosure. At least 2 
sides of the courtyard or patio terrace must be defined by building walls.
• Gates: Gates (conforming to the Gate Guideline) provide a visual connection into 
semi-private transition space.  This is a community relationship more than a defensive 
relationship between building and street.
• Paving: 
 • Muse: Lateral expansion of street pavers 
 • Motor Court: Lateral expansion of street pavers or decorative paving with   
 threshold
 • Small Motor Court: Allowed to be saw cut concrete pattern
 • Entry Courts Visible to Street: Enhanced landscaping, paving, art or    
combination thereof
• Artistic Features: Fountain, bird bath, sculpture, or simple basin of water may be 
included
• Decorative Planting: Containers and raised beds containing ornamental plants.   
Bed areas often limited requiring careful selection of plants for the limited planting area.
• Secondary Structures: Loggias, trellises, awnings and roofed arcades provide shade 
and a sense of enclosure.
• Fire Place or Fire Pit: Exterior fireplaces emphasize the idea of an outdoor room.

13
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Material: 
• Stone: Full width natural quarried stone, selected from the approved stone material 
for Entrada. All freestanding walls must be stone unless approved by Town for desired 
variety. Stone veneer backed with CMU or concrete is acceptable. Wall accents are 
acceptable.
• Stucco: Limited to 40% of street visible courtyard wall area
• Brick Accents
• Prohibitions: The use of thin-set stone veneer, the use of scored stucco meant to 
look like stone, exposed CMU.

Articulation: 
• Wall Section, Lift Wall: Two wythe natural quarried stone veneer laid in a coursed 
pattern with grout infill. Stones laid in a course pattern are lain into the wall as they 
would otherwise lay on the ground. The frequent use of smaller leveling stones (chinking 
material) is permitted and encouraged.
• Wall Section, Veneer Wall: Single wythe natural quarried stone or brick veneer with 
concrete masonry unit (CMU) inner wall, natural quarried stone or stucco must cover CMU 
at all faces. The stone veneer must maintain the irregular surface pattern of a lift wall.
• Streetscape Contribution: Where employed, walls must make a strong edge with 
the streetscape. Walls along the front or rear property lines must lay within the Build-To-
Zone as specified in the Fee Simple Residential Guideline.
• Wall Surface: Planar, flat with visual expression of natural quarried or cut stone, cast 
stone, or brick surrounds at openings.  Stones employed in the wall construction must be 
varied in width, height, and form.  The frequent use of smaller leveling stones (chinking) is 
encouraged.
• Prohibitions: The use of thin-set stone veneer products and stone laid in a pattern 
that is not a load bearing coursed pattern (such as mosaic stone patterns)

Dimensions: 
• Thickness:  8 in. minimum (except for the use of leveling stones where needed to 
maintain level coursing). 
• Height:  6 ft. minimum, measured from the base of the wall at the intersection of the 
ground plane; First 6 ft. of walls shall be solid exclusive of allowable opacity listed on the 
following page.
• Prohibitions: The use of a uniform size or cut of stone.  

14



C
O

URTYA
RD

 W
A

LLS
Wall Cap: 
• Material:  Full width natural quarried stone. Random width natural quarried stone. 
Cut or dressed, full width natural quarried stone. Cut or dressed, random width natural 
quarried stone. Clay, half-round roof tile. A thin natural slate. Cast stone
• Articulation: The wall cap must be laid in a manner that engages the full width of 
the wall
• Prohibitions: The use of thin-set stone veneer products or concrete 

Stone Patterns and Coursing:  
•  Wall Face: Refer to “Retaining Wall Guideline” for approved coursing patterns. 
All stones laid in a course must be laid in the wall as they would lay on the ground.  The 
frequent use of leveling stones (chinking) is encouraged.
• Wall Corner: Wall corner must be laid so that the vertical courses interlock 
(Toothing), thereby showing the full dimension of the stones used.  See Retaining Wall 
Guideline for a more detailed explanation of corners.  Corners are required to reflect the 
full depth of the stone and give the appearance of load bearing masonry. 
• Prohibitions: Stacked mortar joints at any inside or outside corner or at the surround 
of an opening

Opacity: 
• Void to solid ratio: No more than 40% of the wall area may be an opening. This 
percentage may be modified for special conditions pursuant to design review.

Wall Openings: 
• Definition: Openings are defined as Pedestrian, allowing for walking traffic, 
Automotive, allowing for garage access and Decorative, which do not allow the passage 
of man or car but provide visual relief on the wall run.
• Width of Opening: The maximum width of a Pedestrian opening is 6 ft. The 
maximum width of an automotive opening is 16 ft. if opening serves five or more garages. 
If opening serves four or less garages, the opening is limited to 12 ft. wide. Pedestrian and 
automotive openings may be gated with a wood or iron gate. However, when a garage 
is within the Build-To-Zone (see residential development guideline) the wall opening may 
be the width of the driveway serving the garage door opening. All other motor entries 
shall be to a motor court which serves the garage.

Articulation:
• All wall openings shall have full natural quarried or cut stone, cast stone, or brick 
returns at openings.
• The incorporation of decorative natural stone shelves, niches and carvings into the 
wall facade is highly encouraged. 
• All walls designed taller than 4 ft. in height are required to be approved and 
stamped by an engineer. All gravity walls must be designed or specified by a registered 
engineer.

15
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Arches are defined as openings with headers.  Arches may be a full round arch, 
segmented arch, elliptical arch, or a flat arch.  An arch is composed of interlocking 
masonry units which structurally hold the arch shape in a compression assembly.  Arches 
in Catalonia/Europe are generally not supported by a shaped metal angle unless the 
arch is of such a width that the public safety is served by inclusion of steel support.  The 
Town may require steel support.

Material: 
• Material General: All components that make up an arch shaped opening, 
including supporting walls or abutments, decorative columns, ring stones and keystones, 
can be natural quarried stone, cast stone, brick, timber, or iron.
• Prohibitions: The use of EIFS, wood siding, Hardiboard siding, concrete masonry 
units, marble, granite, fiberglass and metal panels. 

Dimensions: 
• Thickness: 6 in. minimum as viewed from the underside of the arch.
• Height: Height may vary with the use of natural stone.  However, chopped stones 
are permitted and the use of such stones would generally lead to bigger stones at the 
spring point and the key. Joints between uncut masonry units used in the construction of 
an arch must be reasonably uniform. Wedge shaped joints are discouraged.

Coursing and Patterning:  
• Below the Arch Spring: Cut, level, horizontally coursed stone, cast stone, or brick is 
required at all wall openings below arch spring lines and must continue the entire depth 
of the visible arch assembly.
• The Arch: Cut/ chopped, appropriately visually scaled, structural ring stones or, in 
flat arches, brick are required to make arched openings and must continue the entire 
depth of the visible arch assembly.

Articulation:
• Shape: Acceptable arch shapes are true or half round, segmental, flat and 
elliptical.
• Structural Integrity: Where employed, arches and arched openings, are required 
to be capable of supporting a structural load unless the Town requires steel support or 
the project engineer determines that a true structural arch is a threat to public safety in a 
particular design or use.
• Arch Ring: The arch ring may be segmented or carved from a single piece of stone.
• Masonry Units: For rounded arches made of unit masonry, individual stones can be 
site selected for natural wedge shape or be cut to wedge shape.
• Scale Compatibility: The actual scale of the arched supporting stones should be 
visually in tune with the perceived weight the actual arch is supporting and embody the 
character of the Catalonian/European archetype.
• Returns: All arched openings shall have full natural quarried stone, cut stone, cast 
stone, or brick returns at openings.
• Archway Decorations: The incorporation of decorative niches and carvings into the 
arch assembly is highly encouraged. 
• Corners: Archway corners should be laid so that the courses interlock with wall 
coursing (Toothing), thereby showing the full dimension of the stones used.  See Retaining 16
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Wall Guideline for a more detailed explanation of corners. Corners are required to reflect 
the full depth of the stone and give the appearance of load bearing masonry. 
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Ornamental Metalwork

Ornamental metal is defined as metal stock used for the construction of gates, grills, 
handrails, guardrails, finials, roof ornamentation, shutter or door restraint, or other purposes 
where the workmanship of the metal is visible to the street.  

Material:
• Material general: Rustic, wrought iron appearance 
• Material:  Frames, grates, pickets, and structural components must appear to be 
Solid Bar Ferrous Metal (square, round, or other section). Structural tubular steel greater 
than 1/2” in diameter is allowed in areas visible to the street above the ground level.
• Panels: Panels must be metal plate.
• Finish: All metalwork finishes will be shop-applied oil rubbed, dark bronze, black iron, 
approved powder coating, or will give the appearance of another natural patina finish.
• Prohibitions: Brass or bronze unless approved prior to installation; polished brass and 
stainless steel finishes. 

Dimensions
• Dimensions of all metalwork shall be appropriately scaled.
• Frames: Flat bar plate with 1/4 in thickness minimum 
• Infill bars/ pickets:  1/2 in. minimum
• Panels: 1/4 in. min thickness 

Articulation:
• Jointing: Welded or forged joints only. All welded joints are to be ground smooth. 
• Other Decorative Treatment of Bar Stock: Twists or other manipulation of the bar 
stock, rosettes, circles, and other shapes which are employed to strengthen the metal 
fabrication are permitted.
• Mechanical fasteners are discouraged. Welded connections are preferred. 
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Gates are defined as opaque or see through passage doors at portal entries to activity or 
motor courts where such entry separates the court from a public way.

Wood Gates

Material: 
• Approved Woods: Western Red Cedar, Spanish Cedar, Cypress, Alder or 
Mahogany
• Panels: All panels are milled lumber
• Trim: All trim is milled lumber or rough cut cedar. 
• Prohibitions: The use of sheet lumber (such as plywood, composite board or 
Masonite) for gate construction 

Dimensions:
• Frame Material Thickness:  1 1/2  in. minimum (includes all structural members and 
facing/ planking except where a panel design is used)
• Panel Material Thickness: 3/4 in. minimum set in with an authentic sticking detail 
(no applied panels with offset applied trim).  Panels can be butted boards set in a wood 
channel.

Hardware:
• Handles: Rustic, wrought iron in appearance with or without embellishment
• Hinges: Exposed strap hinges or pin hinges with oil rubbed or black iron finish.
• Finish: Oil rubbed or black iron finish
• Prohibitions: Hidden leaf hinges, bright brass or bronze finishes. 

Articulation:
• Edges: All edges are routed, carved, or rough sawn. No use of applied molding to 
create edge details.
• Surface Construction: Planar, flat with visual expression of composing lumber units 
(such as butted vertical boards).
• Jointing: Clear indication of connection such as visual expression of mortise and 
tendon and or mechanical/ wrought fastener/ rivet.
• Visual Expression of Structure: Clear visual expression of gate leaf and the structure 
supporting it (such as cross bucks or frame).

Metal Gates 

Material:
• Frame and Structure: Solid Bar (square or round section), Iron or Ferris Wrought Iron, 
or structural tubular steel.
• Panels:  Metal plate.
• Prohibitions: Aluminum, vinyl, or polymer
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Dimensions:
• Frames: 1/4 in. thickness minimum flat plate or structural tubular steel with a 
minimum dimension of 1-1/2 in.
• Infill bars/ pickets:  1/2 in. minimum.
• Panels: 1/4 in. minimum.

Hardware:
• Handles: Rustic wrought iron with or without embellishment
• Hinges: Rustic, wrought iron exposed strap hinges or pin hinges. Integral welded 
hinges constructed as part of gate construction (such as tubular sleeves and pins) is also 
permitted.
• Finishes:  Oil rubbed bronze or black iron finish. 
• Prohibitions: Hidden leaf hinges, bright brass, bright bronze, or aluminum.

Articulation:
• Jointing: Welded or forged joints only.
• Finials:  Finials from solid stock and welded to solid or tube material
• Finish: Oil finished iron or black painted iron (painted over a durable primer)
• Weld Joints: All welded joints are to be ground smooth.

21



Landscape:
• The approved Master Concept Landscape Plan and these guidelines should be 
used in developing all landscape design. It is preferred the landscape design uses drifted 
plant clusters instead of ornamental beds and/or agricultural forms such as orchards or 
vineyards.
• Trees: Mission Olive, Live Oak, Lacebark Elm, Chinquapin Oak, Red Oak, Vitex, 
Redbud, Possumhaw Holly, Desert Willow, Texas Sabal Palm, Windmill Palms, Italian 
Cypress, Yaupon Holly, Eastern Red Cedar, Caddo, Big Tooth Maples, and Eastern Red 
Cedar Burkii, Brodie, and Taylor in confined areas. 
• Shrubs and Lower Plants: Dwarf Sabal Palm, Bottle Brush, Dwarf Wax Myrtle, 
Dwarf Yaupon Holly, Compact Texas Sage, Salvia greggi, Cephalotaxus, Podocarpus, 
Coralberry 
• Xeric Plant Material: Red Yucca, Sotol, Softleaf Yucca, Color Guard Yucca, Agaves, 
Mexican Feathergrass, Pink Muhlygrass.
• Tropical Perennials for Pots: Brugmansia, Hibiscus, Bougainvillea, Geraniums, 
Esperanza, Plumeria, Datura
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Trialing Rosemary Confederate Jasmine Rudbeckia

Oregano

Penstemon

Salvia Species

Fig IvyTrailing Lantana

Crossvine

Dwarf Katy Ruellia

Pigeonberry

Pink Skullcap

Sedum

Trumpet Vine Blackfoot Daisy

PavoniaEvergreen WisteriaThyme

Thunder Turf

Bermuda Grass

Veronica

Buffalo Grass

Turk’s Cap

Lantana

• Creeping Filler Plants: Sedums, Pink Skullcap, Pigeonberry, Trailing Rosemary, 
Oregano, Thyme, Trailing Lantana, Dwarf Katy Ruellia
• Vines: Crossvine, Confederate Jasmine, Evergreen Wisteria, Fig Ivy
• Perennials: Salvia species, Penstemon, Rudbeckia, Veronica, Blackfoot Daisy, 
Pavonia, Lantana, Turk’s Cap
• Turf Grass: Buffalo grass, Thunder Turf, Bermuda grass, Lindheimer muhly grass, Little 
Bluestem, Sideoats Grama, and Indian grass
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Materials:
• Materials General: Rustic, wrought iron appearance 
• Materials: Ferrous metal (square or round section) or structural tubular steel for all 
structural frames where a structural frame is required.  Otherwise the approved materials 
are: steel, copper or brass, zinc in structural sections or sheet forms as necessary to craft 
the light fixture. Pole type light standards may be cast or wrought iron. All light standards 
and fixtures placed in association with (or visible from) a public way must be approved by 
the Town. Wall or ceiling mounted lighting must be mounted with a wrought iron 
attachment.
•  Styling: Spanish and Arts and Crafts are appropriate design styles.
• Prohibitions: Polished brass and stainless steel finishes.

Mounting:
• Exterior Lighting: Exterior lighting may be pole mounted, column mounted, wall 
mounted, ceiling mounted, hanging, or bollards.

Location:
• Facades: All building entry facades and connecting side facade at corner 
conditions must have a minimum of one dark sky compliant exterior lighting fixture.

Dimensions:
• Residential: Pole mounted, column mounted, wall mounted and hanging residential 
lighting fixtures are required to have a minimum of height of 16 in. and a minimum width of 8 in. 
excluding the ornamental top, bottom extension and mounting device.
• Residential Surface: Ceiling surface mounted residential lighting fixtures are required to 
have a minimum height of 12 in. and width of 8 in. excluding ornamental top and 
bottom extension and mounting device.
• Commercial: Pole mounted, column mounted, wall mounted and hanging commercial 
lighting fixtures are required to have a minimum height of 24 in. and a minimum width of 12 in. 
excluding the ornamental top, bottom extension and mounting device.
• Commercial Surface: Ceiling surface mounted commercial lighting fixtures are required 
to have a minimum height of 12 in. and a minimum width of 8 in. excluding the ornamental top, 
bottom extension, and mounting device.24
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Articulation:
• Light Source: Exterior lighting may be electrified or gas fueled. Gas fueled lights are 
normally required to be larger than electrified lighting.  The above referenced dimensions 
are for electrified lighting.  Therefore, gas lights will have to be larger in each residential 
and commercial condition unless otherwise UL certified for gas use.
• Entries: Residential and commercial exterior doors are required to be illuminated.
• Brackets: The use of decorative metal brackets for wall hung fixtures in a 
compatible design style and finish is encouraged at entrances. The use of decorative side 
scrolls is encouraged for wall mounted light fixtures.
• Dark-Sky: All exterior lighting must comply with local dark-sky policy requirements 
with the exception of tower or water feature illumination which are approved on a case 
by case basis.
• Glazing: Approved glass options are Clear or Seedy.  Frosted glass is prohibited.  
However, street lighting may have frosted glazing to obscure energy efficient light source.
•  Electric Light Source: Visible electric source must be decorative. Mini -fluorescent 
light sources that are visible from the public way are prohibited.
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Public Art:

The Public Art For Entrada and other areas of Westlake should apply a consistent set of 
criteria in evaluating works of public art—whether sited permanently or temporarily—that 
are offered to the town, as well as works that the Town or its units proactively seek to add 
to the public environment. Essential to these criteria are the following:

•  Relevance of the piece to the building or city, its values, culture, and people
• The aesthetic significance of an individual work of public art. Aesthetic significance 
refers to the extent to which the proposed piece manifests the distinctive qualities of 
historical, emerging, or developing trends in the media/ venue represented.
• The significance of the artist or artists.
• The relative uniqueness of the work of art, including factors of originality and 
authenticity.
• The ethical position occupied by the work of art, including consideration of 
provenance.
• The contribution an individual work of art can be expected to make to Town’s 
developing collection of public art.
• Appropriateness to site, including (for outdoor sites) appropriateness to the 
site’s adjacent architecture, hardscaping, and landscaping. Public art in the public 
domain should interpret the Public space by making its scale and form a more tangible 
experience.
• Appear to have influenced the architecture that defines public space, or possess 
sufficient presence to influence the defining infill development.
• The appropriate use of public resources, including funding, staffing, etc.
• The Town’s ability to assure the proper long-term care of the individual work of 
public art, including security, conservation, and maintenance.
• The safety of the work of public art, as well as the safety of users interacting with it.
• Where works of art come as donations, the Town’s ability to manage effectively the 
long-term stewardship of donor relationships.
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Exterior Walls: 
Exterior walls are defined as exterior building walls, courtyard walls, retaining walls, 
decorative and screening walls throughout Entrada.

Material: 
• Material General: All building facade vertical walls are required to be natural, 
quarried stone, three-coat stucco, cast stone, or brick in limited quantities. Use of 
stucco in the building elevation is limited to 40% of the street visible elevations within any 
commercial project, any residential block where homes have a common wall, or any 
detached residence. A residential block is a cluster of five lots or block of contiguous 
residential units.
• Prohibitions: The use of EIFS, fiberglass, and/or metal panels 
• Conditional Material Variances: The use of plaster, wood siding, Hardiboard siding, 
textured concrete masonry units, marble, granite, and/ or tile may be considered on a 
case by base basis.

Dimensions: 
• Refer to Retaining Walls: See guideline for Retaining Walls to address this issue.

Coursing and Patterning:  
• Refer to Retaining Walls: Refer to Retaining Wall Guideline for approved 
coursing patterns. All stones laid in a course must be laid in the wall as they would lay on 
the ground.  All stone should be coursed with chinking material used as course leveling 
where required.
• Patterning: Stone patterns shall vary to a certain extent to mimic the generational 
mason changes that would naturally occur in a village.
• Prohibitions:  River rock rubble and overly regulated ashlar patterns as well as 
mosaic patterns 

Opacity: 
• Void to solid ratio: 
 • Residential: 40% void
 • Commercial (upper stories and non-retail first floor): 50% void
 • Mixed-use above the first floor: 40% void
 • Retail first floor: 65% void

Articulation:
• Relation to the Street: Where employed, walls must make a strong edge with the 
street scape. Building Walls along the front or rear property lines must lay within the Build-
To-Zone as specified in the Residential Development Guideline.
• Surface: Planar, flat with visual expression of natural quarried stone, cast stone, 
brick, or cut stone surrounds at openings.28
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• Openings: All wall openings shall have full natural quarried stone, cast stone, brick, 
or cut stone returns at openings. In stucco walls, stucco returns are acceptable.
• Decorative Applications: The incorporation of decorative natural stone shelves, 
niches and carvings into the wall facade is highly encouraged. 
• Corners: When using stone, wall corners must be laid so that the vertical courses 
interlock (Toothing), thereby showing the full dimension of the stones used.  
• Prohibitions: Stacked joints at inside corners, outside corners, and intersection with 
wall openings
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Library Pewter SW 0038

Avid Apricot SW 6639

Basil SW 6194

Enduring Bronze SW 7055

Sierra Redwood SW 7598

Svelte Sage SW 6164

Restrained Gold SW 6129
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Towers

Location:
• Architectural Engagement: Towers or other vertical architectural elements are 
recommended to be engaged with another structure.

Material: 
• Tower Walls: All tower facade vertical walls can be natural quarried stone, cast 
stone, or cut stone. Other materials may be allowed above the second story upon review 
and approval of proposed design. Wood may be used as accents on the tower walls.
• Prohibitions: The use of wood siding, Hardiboard siding, visible concrete masonry 
units, marble, granite, fiberglass and metal panels 
• Tower Roof: Genuine, natural clay, color fast, 2-piece Mission barrel tile
• Allowable color blends: See Roof Guideline
• Maximum roof slope: unlimited
• Roof Form: Roof shapes may be hipped, domed or flat.
• Prohibitions: The use of dormers and metal roofing panels. 

Dimensions: 
• Thickness: 4 in. minimum for stone veneer. Other thicknesses may be allowed 
above the second story upon review and approval of proposed design.  See Stone Wall 
Guidelines.

Wall Coursing and Patterning:  
• Cut Stone Coursing Patterns: Cut, level, horizontally coursed stone, cast stone, 
or brick is required at all wall openings, door surrounds, window surrounds and building 
corners. In stucco walls, stucco returns may be allowed upon review and approval of 
proposed design.
• Natural Stone Coursing Pattern: See Stone Wall Guidelines.
• Corners: See Stone Wall Guidelines. 
• Prohibition: Mosaic stone patterns or other non-load bearing masonry patterns

Opacity: 
• Void to solid ratio: No more than 40% of one face of wall area may be void.

Articulation:
• Landmark Status: The Tower(s) at Entrada are landmarks for the Town of Westlake 
as well as the development.  As such, an attenuated proportion and decorative 
conclusion at the top is essential. The profile of the Tower, as well as its close up elevation, 
should be recognizable. Tower walls should emphasize a vertical composition.
• Surface: Planar, flat with visual expression of natural quarried stone, cut stone, cast 
stone, or brick surrounds at openings. In stucco walls, stucco returns may be allowed upon 
review and approval of proposed design.
• Openings: All wall openings shall have full natural quarried stone, cut stone,  cast 
stone, or brick returns at openings. In stucco walls, stucco returns are acceptable.
• Decoration: The incorporation of decorative natural stone shelves, niches and 
carvings into the wall facade is highly encouraged. The incorporation of statuary is 
encouraged.
• Corners: Corners of the first two stories of the tower are required to reflect the full 
depth of the stone and give the appearance of load bearing masonry. Cut stone corners 31



TO
W

ER
S must be toothed into (coursed with) natural stone masonry in a manner that makes a 

structural and decorative edge.
• Bells: Bells may be placed in all towers but the use of amplified speaker systems is 
prohibited.
• Finials: Decorative metal finials are allowed at all tower roof peaks and, if used, are 
required to meet the requirements outlined in the Ornamental Ironwork.
• Hip Ridges: Hip ridges are required to have a mortar build up, of sufficient height, 
to allow field tile to butt into the mortar yet allowing ridge tiles to be vertically separated 
from the field tiles. Ends of hip ridges are required to use layers of tiles to match mortar 
build up.
• Screening: Mechanical equipment is required to be screened and must not be 
visible from public right of ways.
• Roof penetrations: Plumbing roof penetrations should be limited.  All plumbing vent 
piping must be painted to match roof color and have a low profile.
• Prohibitions: Visible cell phone relays 
• Concealment of cell phone relays must not create additional architectural forms or 
devices that are not normally part of a tower design that did not require such screening.
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Door Surrounds

Door surrounds are defined as the decorative articulation of a door opening.  The door 
surrounds are the decorative frame which define the portal and presents the door or 
gate.

Materials: 
• Lentil Material: Door lintels must be structural and are required to be single piece 
full width natural quarried stone, single piece full width heavy timber, cast stone, or brick 
that appears to be structural. Brick is allowed only when used in arches. Arches, including 
segmented arches and flat or jack arches, are allowed over openings. In stucco walls, 
expressed lentils may not be required upon review and approval of proposed design.
• Lentil Prohibitions: The use of natural thin set stone veneer products and man-made 
thin set stone, plaster, EIFS, wood siding, Hardiboard siding, concrete masonry units, 
marble, granite, fiberglass and metal panels.  The use of exposed steel angle lintels is 
prohibited unless required by the project engineer for life safety purposes and approved 
by the Town.
• Jamb Material: All door surround jambs are required to be natural, quarried stone, 
cast stone, or brick. In stucco walls, stucco jambs may be acceptable upon review and 
approval of proposed design.
• Jamb Prohibitions: The use of natural thin set stone veneer products, man-made 
thin set stone, stucco, plaster, EIFS, brick, wood siding, Hardiboard siding, concrete 
masonry units, marble, granite, fiberglass and metal panels 

Dimensions:
• Primary Entrance Recess: Door must be recessed a minimum of 8 inches from face 
of door to face of door surround.  A minimum of one Primary Entrance is required per 
building.
• Stone Lentil Dimension: Stone lintels are required to be 8 in. tall minimum.
• Wood Lentil Dimension: Wood lintels are required to be 8 in. tall minimum.
• Stone Lentil Bearing Support: Stone lintels are required to overlap the supporting 
jamb by a minimum of 6 in.
• Wood Lentil Bearing Support: Wood lintels are required to overlap the supporting 
jamb by a minimum of 6 in.
• Brick Lentil Bearing Support: Brick lintels are required to overlap the supporting jamb 
by a minimum of 6 in.

Coursing and Patterning: 
• Stone: Stone lintels may be cut square or be more free form in their shape.
• Wood: Wood lintels are required to be level and interlocked with horizontally 
coursed stone or brick.
• Jamb: Cut, level, horizontally coursed natural stone or brick is required at all door 
jamb openings. In stucco walls, stucco jambs are acceptable upon review and approval 
of the proposed design.

Articulation:
• Styling: Door surround designs should be compatible with the design of the building 
the entrance serves.
• Relation to Structural Purpose: Door lintels are required to be capable of supporting 
a structural load. 33
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• Arched Lentils: Arched door lintels may be segmented or carved from a single 
piece of stone. 
• Scale of the Surround: The actual scale of the door surround should be visually 
in tune with the perceived weight the actual surround is supporting. There should be a 
clear visual sense that the weight of masonry over the opening and can be structurally 
supported by the surround.
• Decoration: The incorporation of decorative niches and carvings into the door 
surround is highly encouraged. 
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Window Surrounds 

Materials:
• Window Lentil: Window lintels may be single piece full width natural quarried stone, 
single piece full width heavy timber, cast stone, terra cotta, or brick that appears to be 
structural. Brick is allowed only when used in arches. Arches, including segmented arches 
and flat or jack arches, are allowed over openings. In stucco walls, expressed lentils may 
not be required upon review and approval of proposed design.
• Lentil Prohibitions: The use of natural thin set stone veneer products and man-made 
thin set stone, EIFS, wood siding, Hardiboard siding, concrete masonry units, marble, 
granite, fiberglass and metal panels; the use of exposed steel angle lintels unless required 
by the project engineer for life safety purposes and approved by the Town.
• Window Jambs: All window surround jambs, are required to be natural, quarried 
stone, cast stone, or brick. In stucco walls, stucco jambs may be acceptable upon review 
and approval of proposed design.
• Jamb Prohibitions: The use of natural thin set stone veneer products, man-made 
thin set stone, EIFS, wood siding, Hardiboard siding, and fiberglass
• Window Sills: All window sills are required to be natural quarried stone, cast stone,  
terra cotta, or brick.
• Sill Prohibitions: The use of natural thin set stone veneer products and man-made 
thin set stone, EIFS, wood siding, Hardiboard siding, concrete masonry units, marble, 
granite, fiberglass and metal panels

Dimensions:
• Window Recess: Windows must be recessed a minimum of 6 in. from face of 
window sash to face of exterior surround.
• Stone Lentil: Stone lintels are required to be 8 in. tall minimum.
• Wood Lentil: Wood lintels are required to be 8 in. tall minimum. 
• Brick Lentil: Brick lintels are required to be 8 in. tall minimum. 
• Cast stone Lentil: Cast stone lintels are required to be 8 in. tall minimum. 

Coursing and Patterning: 
• Stone Lentils: Stone lintels may be cut square or be more free form in their shape.
• Wood Lentils: Wood lintels are required to be level and interlocked with horizontally 
coursed stone 

Jambs: 
Cut, level, horizontally coursed stone, carved natural stone, cast stone, stucco, or brick 
is required at all window jamb openings. Full window surrounds are encouraged but not 
required based upon review and approval of proposed design.
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Articulation:
• Surrounds: Window surround designs should be compatible with the design of the 
building the window serves.
• Wood Lentils: Window lintels are required to appear to be capable of supporting a 
structural load.
• Arched Lentils: Arched window lintels may be segmented or carved from a single 
piece of stone or be made of cast stone. 
• Scale: The actual scale of the window surround should be visually in tune with the 
perceived weight the actual surround is supporting.
• Decoration: The incorporation of decorative niches and carvings into a window 
surround is highly encouraged. 
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Exterior Doors

Exterior Doors are defined as passage between the exterior and interior of any residential 
or non-residential space (conditioned or unconditioned).  
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Material: 
• General: All primary, exterior entrance doors and frames are required to be wood, 
iron, or pre-finished black or dark bronze aluminum.  All aluminum storefront frames are 
required to have a stepped profile trim. Commercial exterior entrances are allowed to be 
frameless glass upon review and approval of proposed design.
• Wood: Approved woods are Oak, Alder, Poplar, Cypress, Clear Pine, Clear Cedar, 
Cherry, Teak or Walnut.
• Wood Production: All units are milled or rough cut lumber
• Wood Trim: All trim is milled lumber or aluminum clad milled lumber.
• Prohibitions: Plywood, composite board, vinyl, stamped or formed metal, or 
fiberglass. 
• Iron: Rustic, wrought iron appearance 
• Iron Production: Frames constructed with structural tubular steel. All panels must be 
iron plate. All ironwork finishes will be oil rubbed bronze, dark bronze, or black iron. 
• Iron Prohibitions: Polished brass and stainless steel finishes and stamped or formed 
steel/ iron. 

Dimensions:
• Wood Door Thickness:  1 3/4 in. minimum.
• Wood Panels: 3/4 in. minimum set in with an authentic sticking detail.  Panels can 
be butted boards set in a wood channel.
• Wood Stiles: 4 1/2 in. minimum 
• Wood Top Rail:  4 1/2 in. minimum. 
• Wood Bottom Rail:  7 1/2 in. minimum.
• Iron Frames: Flat bar plate with 1/4 in thickness minimum or structural tubular steel
• Iron Infill bars/ pickets:  3/8 in. minimum
• Iron Panels: 3/16 in. min thickness

Opacity
• Void to solid ratio: None specified
• Glazing: Glazing is preferred to be 1/2 and 3/4 light panel styles.

Articulation
• Wood Edges: All edges are routed, carved, or rough cut.
• Frames: Frames and doors are required to be recessed a minimum of 8 in., from 
face of frame to face of door surround in primary entrances only.
• Surface: Planar, flat with visual expression of composing lumber units (such as 
butted vertical boards).
• Jointing: Clear indication of connection such as visual expression of mortise and 
tendon and or mechanical/ wrought fastener/ rivet.
• Glazing: Glazed areas must have divided lites. Divided lites may be achieved by 
surface applied muntins at least 1/2” deep and 1” wide at both the interior and exterior. 
Glazed openings in the door are not required to have an approved decorative iron grille. 
Glazing is limited to clear or seeded finish.
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Material: 
• General: Exterior, service and back-of-house doors and frames, are defined as 
Commercial Exterior Service Doors.
• Material for Qualifying Doors: Exterior, service and back-of-house doors may be 
hollow metal, heavy gauge aluminum or steel, or wood. Other materials may be allowed 
on a case by case basis.
• Frames: Frames for service doors may be dark bronze or black metal.

Dimensions:
• Door Thickness:  1 3/4 in. minimum.
• Frame Thickness:  2 in. minimum.
• Gauge: 20 ga.
• Door Height:  8 ft. maximum.
• Door Width:  10 ft. maximum per opening.

Opacity:
• Void to solid ratio: Glazing is prohibited in exterior service doors, except where used 
as a security window.

Articulation:
• Surface: All exterior service and back-of-house doors that are not visible to the 
street may be flush front doors with welded connections. Doors visible to the street must 
have an articulation that is similar to other doors that are visible to the street (panel, etc.) 
per photos on the following page.
• Mechanical Grilles: Mechanical grilles mounted within the door are allowed but 
must be painted to match door finish. Mechanical grille sizes are limited to 40% of the 
surface area of each door.
• Prohibitions: Wrap-around frames on exterior walls. 
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Exterior Door Hardware is defined as passage sets, lock sets, locks, kick plates, pull 
handles, emergency exit bars, hinges, and sills associated with residential or commercial 
entrances as well as garage doors and commercial exterior service doors.

Materials:
• General: Ferrous metal (square or round section) or heavy gauge formed steel with 
welded joints
• Surface: Rustic wrought iron appearance
• Styling: Spanish and Arts and Crafts are appropriate design styles.
• Finish: All hardware finishes will be oil rubbed, dark bronze or black iron or other 
natural patina finish.
• Thresholds:  Thresholds are milled timber, natural stone, cast stone, or dark bronze or 
black anodized metal.
• Prohibitions: Brass or bronze material; polished brass and stainless steel finishes 

Door Entry Sets:
• Handle: Doors must have a lever or large handle pull operating system.  
• Back Plates: Minimum 8” high back plates are required with the operating system of 
choice.
• Prohibitions: Round knobs

Hinges:
• Hinge Type: The use of H-shaped hinges, butt hinges with decorative finials, or strap 
hinges is required if seen on the exterior. 
• Prohibitions: If visible from the exterior, the use of butt hinges without decorative 
finials
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Accessories:
• Metal Strapping: The use of decorative wrought iron strapping in a compatible 
design style and finish is encouraged at the primary commercial entrance.
• Decorative Elements: Decorative studs, antique nails and door buttons in a 
compatible design style and finish are appropriate and permitted.
• Kick Plates: Wrought iron or plate steel kick plates in a compatible design style and 
finish are permitted.
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Exterior Windows are defined as the frame, casement, sash, sill, jamb, head, and glazed 
lites of glazed openings in an exterior wall separating in interior space from the exterior.

Residential and Commercial (commercial windows are any glazed opening in 
commercial structure that is not designated as “store front”) 

Material:
• General Material: All residential window frames are required to be wood or  
prefinished aluminum clad wood units. Commercial windows are allowed to be dark 
bronze or black anodized aluminum with an edge dimension similar to residential 
windows.
• Wood Material: Approved woods are Alder, Oak, Poplar, Cypress, Clear Pine, Clear 
Cedar, Cherry, or Walnut.
• Prohibitions: Plywood, composite board, vinyl and fiberglass 

Glazing: 
• Divided Lites: Glazed areas must have divided lites. Divided lites may be achieved 
by surface applied muntins at least 1/2” deep and 1” wide at both the interior and 
exterior. 
• Finish: Glazing is limited to a clear or seeded finish.

Articulation
• Edges:  All edges are routed or carved, or applied prefinished aluminum trim with 
stepped profile.
• Divided Lites: Glazed areas must have divided lites. Divided lites may be achieved 
by surface applied muntins at least 1/2” deep and 1” wide at both the interior and 
exterior. 
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Retail Storefronts are defined as the glazed retail display windows associated with retail 
establishments.

Location:
• Within Building: Ground level retail storefronts or second floor balconies or 
colonnades

Material:
• Frames: All window frames are required to be wood, aluminum clad wood units or 
prefinished aluminum.
• Wood Material: Approved woods are Alder, Oak, Poplar, Cypress, Clear Pine, Clear 
Cedar, Cherry, or Walnut. 
• Wood Production: All wood units are milled lumber or aluminum covered milled 
lumber. 
• Trim Production: All trim is milled lumber, aluminum clad milled lumber or prefinished 
aluminum with stepped profile.
• Prohibitions: Plywood, composite board, vinyl, or fiberglass
• Glazing: Clear or seeded glass is allowed or tinted glass upon approval. Spandrel 
glazing is allowed in appropriate locations.

Articulation
• Edges:  All edges are routed or carved, or applied prefinished aluminum trim with 
stepped profile.
• Divided Lites: Glazed areas must have divided lites. Divided lites may be achieved 
by surface applied muntins at least 1/2” deep and 1” wide at both the interior and 
exterior. 
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Gallery and porch soffits are the closure of the underside of a flat or arched cover or 
projected overhang. The soffit includes any beaming or bracketing that supports the 
closure.

Materials: 
• General: Approved materials include natural, quarried stone, two layer stucco 
on solid masonry, three layer stucco on lath, plaster on solid masonry, plaster on lath, or 
heavy timber beams with milled tongue and groove decking.
• Wood Material: Approved woods are Alder, Western Red Cedar, Spanish Cedar, 
Cypress, or Mahogany.
• Prohibitions: The use of natural thin set stone veneer products and man-made thin 
set stone, brick, Hardiboard, concrete masonry units, marble, granite, fiberglass and metal 
panels.

Dimensions: 
• Wood Beams: 4 in. x 6 in. minimum. The 6 in. dimension listed is the width of the 
beam, not the visible depth.
• Wood Decking: 1 x 4 tongue and groove.

Articulation:
• Design: Soffit designs may be flat, arched, vaulted, groin vaulted, or combinations 
of approved designs.
• Structural Integrity: Where employed, wood beams and decking are required to be 
capable of supporting a structural load.
• Decoration: The incorporation of decorative elements, painted designs, reliefs or 
carvings in the soffit assembly is highly encouraged. 
• Coordination of Control and Expansion Joints: In assemblies that require control or 
expansion joints, care should be used to align joints with structural elements and other 
significant architectural interactions. The placement of control joints should visually reflect 
the scale of the height and width the soffit area. Control joints may be incorporated to 
create decorative patterns including diagonal or diamond shapes on the soffit plane.
• Venting: Requirements for soffit venting, where possible, should be located in 
inconspicuous areas such as reveals, coves or material intersections
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Materials:
• Material general: Genuine, natural clay, color fast, 2-piece Mission barrel tile 
• Allowable color blends: Allowable color blends shall be those which substantially 
match the sample roof assembly approved by the Town.  Deviations from the approved 
sample(s) must be approved by the Town.

Location:
• All pitched roofs.

Dimensions/ Slope:
• Maximum roof slope: 6:12, unless otherwise approved 

Roof Shapes:
• Gable: The preferred roof shape is gabled.  Hip style roofs are discouraged and 
only allowed in situations where a hip is necessary to mechanically execute the roof in an 
efficient manner.  Multi-level complex roof line profiles should be used when possible. The 
objective is to have discrete roof forms and clearly articulated, simple roof planes.
• Prohibitions: The use of dormers, unless otherwise approved; and wild pitches, 
sloping ridges, and cut off hips as a means of solving roof closure designs.

Articulation:
• Mortar Build Up: Gable and hip ridges are required to have a mortar build up of 
sufficient height to allow field tile to butt into the mortar yet allowing ridge tiles to be 
vertically separated from the field tiles.
• Ridges and Gable Ends: Ends of gable and hip ridges are required to use layers of 
tiles to match mortar build up.
• Field Tiles: Field tiles can have random mortar boosts.
• Closure: If acceptable to roof manufacturer and able to be warrantied, the closure 
of barrel tile at the eave is allowed to be mortar in lieu of matching bird stop. 
• Screening: Mechanical equipment is required to be screened and must not be 
visible from public right of ways.
• Roof Penetrations: Plumbing roof penetrations should be limited and should not be 
visible from public right of ways.  All plumbing vent piping must be painted to match roof 
color.
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Flat Roofing

Materials:
• Materials General: Flat Roofs may be a built up bituminous roof or a membrane roof 
system installed. Installation shall conform to manufacturer’s specification and qualify for 
manufacturer’s warranty. A minimum pitch, flat seam metal roof may be used where a 
flat roof is desired.

Location:
• Non-residential Structures: Flat roofs may be employed in larger non-residential 
structures where such roofs allow execution of a pitched roof elevation that is more 
typical of the Catalonian/European archetype. In such cases, the flat roof segment of the 
construction must be concealed behind pitch roof forms that act as a type of parapet. 
• Residential Structures: Flat roofs may be used on accent and subordinate 
architectural forms.

Articulation:
• Parapet: All flat roof conditions, not screened by pitched roof forms, are required to 
have parapet with a minimum height of 12 in. 
• Parapet Cap: All parapet walls are required to be capped with natural or cast 
stone and appropriate flashing and counter flashing. Mechanical equipment located on 
flat roofed areas is required to be screened and must not be visible from public right of 
ways.
• Roof Penetrations: Plumbing roof penetrations should be limited. All plumbing vent 
piping must be painted to match roof color.

51



BU
IL

D
IN

G
 C

O
RN

IC
ES Building Cornices

A building cornice is defined as a horizontal decorative molding that closes the 
connection between the vertical exterior wall and roof edge or roof edge cap.

Materials:
• Cornices without a Roof Overhang: Approved materials include natural quarried 
stone, cast stone, natural clay tile and barrel mission natural clay roof tile. This cornice is 
accomplished with minimal use of a fascia board. 
• No Roof Overhang Condition Prohibitions: The use of Hardiboard, concrete 
masonry units, marble, granite, fiberglass and metal panels and the use of enclosed or 
boxed cornices
• Cornice with a Roof Overhang: Heavy timber beams with milled tongue and 
groove decking. Approved woods are Alder, Western Red Cedar, Spanish Cedar, 
Cypress, or Mahogany.
• Roof Overhang Condition Prohibitions: The use of concrete masonry units, marble, 
granite, fiberglass and metal panels; flat soffits, visible masonry pockets.

Dimensions: 
• Wood Beams: Beams: 4 in. x 6 in. minimum.
• Wood Decking: 1 in. x 4 in. x 3/4 in. tongue and groove.

Articulation:
• Styling: Stone with minimal or no overhang.
• Projected Detail: Traditional stone cornices often featured projecting coursed 
stone, clay tile, brick, and/or clay roofing tile accents. Cast stone is also allowed.
• Wood Timbers: The use of decorative heavy timber wood rafter tails and 
corresponding milled wood decking is another design option. Wood rafters allows for 
larger overhangs. Where employed, wood rafters and decking are required to be 
capable of supporting a structural load.
• Scale of Wood Rafters: The actual scale of the wood rafters should be visually in 
tune with the perceived weight the actual assembly is supporting.
• Full stone cornices: Natural quarried stone and cast stone assemblies are required 
to be capable of supporting a structural load.
• Roof Tile Cornice: The use of roof tile in the cornice design is highly encouraged.
• Decoration: The incorporation of decorative elements, painted designs, reliefs or 
carvings in the soffit assembly is highly encouraged. 
• Coordination of Expansion and Control Joints: In assemblies that require control or 
expansion joints, care should be used to align joints with structural elements and other 
significant architectural interactions.
• Incorporation of soffit venting: Requirements for soffit venting, where possible, must 
be located in inconspicuous areas such as reveals, coves or material intersections.
• Intent: Load-bearing masonry wall appearance through construction details which 
yield a masonry closure similar in visual effect to that indicated in the images on the 
following page. Conventional masonry pocket details are prohibited.
• Roof tile closure at the soffit edge shall be mortar filled. Plastic bird stops are 
prohibited.
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A chimney is defined as any externally visible portion of the firebox and flue assembly of a 
fireplace.

Materials:
• Materials General: Fireplaces or flue containments must be full masonry 
construction or Isokern modular masonry fireplace systems. Metal inserts are allowed 
where fireplaces must be built over or above any wood-frame structural component such 
as a basement span or upper floor wood framing member. Exterior chimneys are required 
to be full masonry.

Fireplace and Chimney Locations:
• Chimney: While a fireplace is not required, each residential unit or commercial 
building is required to have a minimum of one chimney. All chimney exterior facades are 
required to be full masonry.
• Prohibitions: The use of man-made products at chimney exterior assemblies. Cast 
stone is allowed.
• Chimney Cap: Spark arrestors are required to be contained within full masonry 
construction.  All chimneys are required to have a decorative chimney cap.

Articulation:
• Variety in Appearance: Chimney design may vary from utilitarian to highly ornate.
• Use of Roof Tiles: Chimneys topped with tile roofs are encouraged.
• Chimney Pots: The use of natural clay chimney pots topping the chimney is 
allowed.
• Decorative Openings in the Cap: Clay tile framed chimney openings or decorative 
portals, both decorative and practical, are desired. Stone arched openings are 
encouraged at chimney crowns.
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Material:
• Material General: All gutters, gutter hangers, downspouts, downspout wall clips, 
scuppers and collection boxes are required to be prefinished galvanized Kynar 500 or 
Hylar 500 aluminum, minimum 20 gauge, in dark bronze or metallic copper or authentic 
copper.

Dimensions and Shape
• Gutters, if provided: 6 in. minimum half-round profile.
• Downspouts: 4 in. minimum plain round.
• Elbows and Bends: 4 in. minimum plain round.

Articulation:
• Gutter Jointing: All horizontal joints are required to be soldered, or mechanically 
fastened and concealed with similar metal straps, except for expansion joints.
• Downspout Jointing: Vertical downspout sections, elbows and bends may be slip 
jointed and/or riveted if rivets are concealed. Collection boxes are permitted in the 
vertical downspout assembly.
• Gutter End: All joints must be soldered or mechanically fastened and concealed 
with similar metal straps.
• Gutter Hangers: All gutters are required to be supported by compatible roof 
mounted strap hangers.  The use of fascia hangers is prohibited.
• Concealed Gutters: In lieu of exposed gutters and downspouts, gutters may be 
built into the eave assembly provided that the resulting eave/cornice detail is compatible 
with the Catalonian/European archetype.
• Scuppers: Thru wall parapet scuppers are required to be covered by decorative 
collection boxes.  Overflow scuppers are exempted from this requirement.
• Fasteners: All visible screws, nails or bolts used to connect downspouts or collection 
boxes to their surrounding substrate must be of compatible style, finish and appearance.
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Balconies are defined exterior platforms enclosed by a wall or balustrade which extends 
from the upper floor of a building.  Juliet balconies do not protrude from the building, but 
include a balustrade only at the front.

Assemblies: 
• Concrete Section: Concrete slab with or without stone, steel or wood support 
brackets. Exposed concrete, tile or other approved materials are acceptable as the floor 
finish
•  Steel Section: Steel grate or plate floor with stone, steel or wood support brackets.  
Steel decked balconies may also incorporate a concrete topping slab as a finished 
surface or as a supporting substrate for tile or other approved material. 
• Wood Section: Wood decking floor with stone, steel or wood support brackets.  
Wood decked balconies may also incorporate a concrete topping slab as a finished 
surface or as a supporting substrate for tile or other approved material.
• Period Structural Support:  Any balcony with a projection over 1 ft. requires a 
functional or ornamental support structure made of wood, stone, or wrought iron.

Materials and Finishes: 
• Approved Finish Floor Material: Concrete, tile, stone, or wood are approved 
balcony floor finish materials.  Naturally finished concrete, integrally colored concrete or 
acid stained concrete are acceptable concrete finishes. Approved tile includes natural 
quarried stone, terracotta, hand painted ceramics, glass mosiacs, Mexican saltillo and 
natural material inspired porcelain. 
• Use of Stone: Approved balcony stone supports and stone balustrades are required 
to be natural, quarried stone or cast stone. 
• Use of Steel: Steel grates, plate, balcony frames and supports are required to be of 
rustic, wrought iron appearance. All metal components are required to be ferrous metal 
(square or round section) or structural tubular steel. Panels must be iron plate. 
• Iron Work Finish: All ironwork finishes will be oil rubbed, dark bronze, black iron, or 
shop applied natural patina finish. 
• Use of Wood: Heavy solid timber beams with milled tongue and groove decking 
are approved. Approved woods are Alder, Western Red Cedar, Spanish Cedar, Cypress, 
or Mahogany. 
• Prohibitions: The use of Hardiboard, concrete masonry units, and  fiberglass; and 
polished brass and stainless steel finishes

Guardrails:
• Iron: Ornamental iron work as defined under the “Ornamental Ironwork”.
• Stone: Natural, quarried carved stone balustrade and railing or cast stone
• Wood: Crafted wood with heavy corner posts, a top rail and thinner vertical 
balusters. Balusters and corner posts may be carved.

Dimensions:
• Projecting balconies are required to have a minimum perimeter edge depth of 3”.
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Articulation:
• Concrete: Projecting concrete balcony edge designs may be square edged in 
combination with an enhanced decorative edge, reveal or carving.  If not carved, all 
other design must be cast in place. 
• Stone Supports: Where employed, stone balcony supports are required to be 
capable of supporting a structural load.  The actual scale of the stone balcony support 
should be visually in tune with the perceived weight the actual assembly is supporting 
and substantially consistent with the Catalonian/European Archetype.
• Iron Balcony Supports: Where employed, steel balcony supports are required to be 
capable of supporting a structural load with a 2 in. minimum thickness/depth of structural 
members. The actual scale of the steel balcony support should be visually in tune with the 
perceived weight the actual assembly is supporting and substantially consistent with the 
Catalonian/European Archetype.
• Wood Balcony Supports: Where employed, wood beams and decking, are 
required to be capable of supporting a structural load.  The actual scale of the wood 
beams should be visually in tune with the perceived weight the actual assembly is 
supporting and substantially consistent with the Catalonian/European Archetype.
• Decoration: The incorporation of decorative elements, painted designs, reliefs or 
carvings in the balcony assembly is highly encouraged. 
• Coordination of Control and Expansion Joints: In assemblies that require control 
or expansion joints, care should be used to align joints with structural elements and 
other significant architectural interactions. Control joints may be incorporated to create 
decorative patterns including diagonal or diamond shapes on the balcony floor plane.
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Material: 
• Canvas: Commercial grade, weather resistant, integral color canvas. Canvas may 
be solid colors, stripes or patterned. Supported by a wrought iron frame.  Canvas awnings 
may be retractable provided they are commercial grade and have integral enclosure 
and if approved by the Town.
• Wood: Approved woods are Alder, Western Red Cedar, Cypress, Spanish Cedar or 
Mahogany. 
• Metal: Metal awnings are permitted. Colors to be approved by the Town at Site 
Plan submittal.
• Wood Production: All components are milled lumber or rough cut cedar.
• Trim Production: All trim is milled or rough cut lumber or rough cut cedar.
• Prohibitions: Plywood, composite board, polymer fabric, and Masonite

Hardware:
• Supporting Structure: Rustic, wrought iron, tubular steel, or aluminum with or without 
welded embellishment, with oil rubbed dark bronze, black iron, or shop applied natural 
patina finish.
• Decorative Iron Wall Mounted Supports: The use of rustic, wrought iron spear 
shaped arms, in a bronze or black finish, projecting from the stone wall to the awning is 
the preferred method of support for all awnings.  Decorative rustic, wrought iron scrolls are 
an acceptable support.

Articulation:
• Valances: Awning valances may be straight, scalloped or other decorative device.
• Relationship to opening served: Awning size must be compatible with the opening 
size served by the awning.
• Signage: Awnings may include signage, advertising, logos and other informational 
graphics when in a commercial use.
• Prohibitions: Internally back lit awnings 
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Material: 
• Material:  Approved woods are Alder, Western Red Cedar, Cypress, Spanish Cedar 
or Mahogany. 
• Material Production: All components are milled or rough cut lumber
• Trim Production:  All trim is milled or rough cut lumber.
• Prohibitions: Sheet lumber, composite wood products, cementitious trim products, 
and Masonite

Dimensions:
• Frame Thickness:  1 1/2  in. minimum (includes all structural members used for 
“panel type shutters” and planks used for “board  type shutters”)
• Panels: 3/4 in. minimum set in with an authentic sticking detail (no applied panels 
with offset applied trim).  Panels can be butted boards set in a wood channel.

Hardware:
• Pull Rings: Rustic, wrought iron or cast construction with or without welded 
embellishment and oil rubbed, dark bronze or black iron finish or other shop applied 
natural patina finish; Provide one per shutter, mounted directly to shutter 
• Hinges: Rustic, wrought iron, exposed strap hinges or pin hinges, oil rubbed, dark 
bronze, black iron finish, or other shop applied natural patina finish; mounted directly to 
stone surround or window frame. Provide two per shutter minimum.
• Tie-Backs: Rustic, wrought iron with or without welded embellishment and oil 
rubbed, dark bronze, black iron finish, or shop applied natural patina finish.  Tie-backs 
options include propeller style, mounted directly to the stone wall by lag or plate; 
propeller style sill mount that are connected directly to the window sill stone or hook and 
staple, mounted from the window sill stone; and hooked at the shutter.  Provide one 
tie-back per shutter.
• Shutter Locks: Rustic, wrought iron, exposed sliding bar lock, oil rubbed, dark bronze, 
black  iron, or shop applied natural patina finish; Provide one lock per pair of shutters
mounted directly to shutters.                            
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SHUTTERS
Articulation:
• Styling: Shutter designs are limited to multi-panelled or board and batten 
assemblies. 
• Operation: Shutters are not required to be operable, but they must appear as such.
• Edges: All edges are to be routed, rough cut, or carved, or applied molding shall 
be used to create the edge detail.
• Surface: Planar, flat with visual expression of composing lumber units (such as 
butted vertical boards).
• Jointing: Clear indication of connection such as visual expression of mortise and 
tendon and or mechanical/ wrought fastener/ rivet.
• Relationship to Window Size: If shutters are used, window width openings of 18 in. 
and smaller may use only one shutter leaf to cover the window.  Window width openings 
over 18 in. are required to have a pair of shutters cover the window. Shutter size must be 
compatible with window size or opening size. 
• Prohibitions: Bermuda style shutters, louver style shutters
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Signage is defined as detached or building mounted presentation of a message which 
identifies a commercial tenant, development project, assists with wayfinding, or informs 
the reader.

Types:
• Site Signage: Site signage announcing the project and tenants located within the 
boundaries of the project.  Monument signage with a larger height than width that is 
able to be seen from surrounding roadways, including Highway 114, is allowed.  Business 
monument signage is allowed as provided in Ordinance 703, Section 12. Actual locations 
and design of site signage to be approved by the Town prior to erection of any sign.
• Street Signage: Signage identifying the streets throughout the development
• Tenant Signage: Individual retail tenant signage identifying the tenant, products 
and/or presenting a business logo.
• Building Identification Signage: Buildings with single or multiple tenants.

Materials:
• Stone: Natural quarried stone or cast stone with carved lettering, numbering and/ 
or logos.  The carving may be back painted for additional contrast.  
• Metal: Cut metal, dimensional individual letters, numbers or logos displaying hand 
crafted qualities.  Acceptable materials are brass, bronze, copper, or ferrous metal. 
Acceptable material finishes include oil rubbed dark bronze, black iron, or a shop applied 
natural patina finish. Additional colors may be allowed on a case by case basis. Metal 
signage is allowed to be back- or halo-lit.
• Letters: Channel letters, pierced or laser cut metal displaying lettering, number or 
logos. Acceptable materials are brass, bronze, copper, or ferrous metal. Plastic is allowed 
upon review and approval of proposed design. Acceptable metal finishes include oil 
rubbed, dark bronze, black iron or a shop applied natural patina finish. Internally lit or 
back lit plastic channel letters may be allowed on a case by case basis. Colors and 
design to be approved by the Town or their designee.
• Painted Signage: Hand painted lettering, numbers and/or logos on building 
facades, or hand painted lettering, numbers and/or logos on wood, metal, or fired 
ceramic tile background material.
• Window and Awning Signage: Hand painting of letters, numbers and/ or logos on 
window or storefront glazing or awnings is encouraged.

Refer to the Town of Westlake Ordinance 703, Section 12 for further information on 
signage in PD1-2.
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Material: 
• Material General:  All material must be commercial grade, weather resistant and 
integral color nylon.
• Prohibitions: Non-commercial, hand painted flags, art work or banners 

Dimensions:
• Relationship to the structure: Flag poles may not exceed the building height by 
more than 15 feet in a commercial use or 5 feet in a non-commercial use. A flag pole 
may not be taller than 45 feet. If a flag pole is mounted on a roof it may be 20 feet tall.
• Flag Size: Permitted flag sizes are as specified below determined by flag pole 
heights:
15’          3’x5’
20’          3’x5’-     4’x6’
25’          4’x6’ –   5’x8’
30’          5’x8’ –   6’x10’
35’          6’x10’ - 8’x12’
40’          6’x10’ – 10’x15’
45’          8’x12’ – 10’x15’ 
• Banner Size: Generally banners are limited to a maximum size of 3 ft. wide X 5 ft. tall 
unless a larger size is approved by the Town.  A banner may be no taller than 40% of the 
length of the pole structure upon which it is mounted unless approved by the Town.

Hardware:
• Building Mounted Vertical Poles:  Ferrous Metal, in a finish permitted for decorative 
iron work, with external halyard system, mounted on a building roof or parapet, 
attachment hardware to compliment design and provide wind tested attachment 
mechanism.
• Grade Mounted Vertical Poles: Ferrous Metal, in a finish permitted for decorative 
metal work, external halyard system, engineered foundation design, accessory hardware 
to compliment design and provide wind tested attachment mechanism.
• Wall Mounted Poles: Ferrous Metal, in a finish permitted for decorative metal work, 
projecting from the wall, with wall attachment hardware to compliment design and 
provide wind tested attachment mechanism.
• Metal Frames: Rustic, wrought iron, tubular steel or aluminum, with or without 
welded or forged embellishment, bronze or black finish.
• Prohibitions: Aluminum, spun aluminum, concrete, or fiberglass poles are prohibited 
unless approved by the Town Manager or their designee for properties that are 
compatible with the intent of this guideline.

Articulation:
• Themes: Flags and banners may represent countries, sports teams, holiday 
traditions, community celebrations, special exhibitions, or other community supported 
activities.
• Placement: Flags and banners may be displayed by traditional Ferrous Metal, 
vertical flag poles at grade, mounted to non-residential buildings, or on non-residential 
building tops.
• Display Options: Flags and banners may be displayed by wall mounted diagonal or 
horizontal flag poles attached to building facades.66
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• Attachment to Poles: Flags and banners may be displayed from fixed pole or 
lighting elements by means of metal brackets or metal frames.
• Flat Banners: Flat wall mounted flags and banners must be displayed in a 
decorative metal frame.  
• Prohibitions: Banners and flags that cover windows, doors or other wall openings. 
The display of banners and flags temporarily hung from balcony or stair rails.  Flags and 
banners nailed or screwed directly to a building facade.
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Materials:
• Materials General: Ceramic tile with painted numbers or cast stone to be approved 
on a case by case basis.
• Durability: Tiles are required to be frost proof.

Location:
• Residential Visibility: Residential properties are required to have their address 
number visible from the street.  Address tiles may be located on the structure or in the 
case of a home with a walled courtyard on the street, the address tiles may be mounted 
on the wall near the main entrance gate or on the mailbox or as directed by the fire 
marshal.
• Commercial Placement: Commercial structures address locations are at the 
discretion of the town fire marshal.

Mounting:
• Flush Mounting: Address number tiles are to be flush mounted into the surrounding 
wall.
• Mounting heights: Mounting height can vary from a minimum of 3 ft. above grade 
to a maximum of 8 ft. above grade or as proposed and approved by the fire marshal.

Dimensions:
• Height/ Width: Address tiles are required to be a minimum width of 3 in. and a 
minimum height of 6 in. per number or letter.
• Address numbers or letters are required to be 3.5 in. minimum in height.

Articulation:
• Contrast: Address number color and tile background color must be highly 
contrasting.
• Illumination: The illumination of residential and commercial addresses is 
encouraged. Internal and/or external illumination is allowed.
• Embellish: The inclusion of decorative painted borders on the tile in a compatible 
design style and finish is encouraged.
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Dumpster Enclosures

Dumpster enclosures will vary depending on the container size and company associated 
with trash pick up. 

Materials:
• Dumpster enclosures should resemble a composition of site and/or building 
remnants.

Location: 
• Dumpster enclosures should be located to ensure proper drainage.
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Single Family Residences 

Residential expansion in the Catalonian/European Village was not a “Land 
Development” led undertaking.  Instead, it was a familial pursuit with each succeeding 
generation adding and building as necessary to house the expanding family unit.  In 
architectural terms this is called “additive construction” and is particularly characteristic 
of Spanish culture where large families were more commonplace and a vertical family
 organization the norm.  Therefore, the intricate village look with continuous residential 
structures defining a continuous frontage along narrow, winding streets is manifestation 
of a social structure and village community. Entrada, which aspires to deliver this same 
intricacy, is faced with the challenge of delivering it through a land development process 
where fee simple lots are created and sold. The Town has the authority to issue a 
permit for a design that meets standards and guidelines contained in Entrada’s zoning 
and any mutual agreements with the Land Developer.  Therefore, Residential 
Development Guidelines are created herein for the purposes of directing the residential 
delivery system toward implementation of Entrada’s “European Village” vision. More 
specifically, these guidelines are:

Single Family Residences: 
As stated above, the typical single family home in a Catalonian/European Village was 
not like the single family home one sees in Southlake or even Westlake. It was more like a 
town house but the familial structure was stronger than the lot structure.  As a result 
different houses may have shared common spaces (such as a courtyard) and thereby 
add a level of intricacy and complexity to the built fabric that containment within a fee 
simple lot will likely not give. However, viewing the individual home as part of a block and 
not simply as part of a lot provides a basis upon which to direct home design in a 
direction more compatible with the Catalonian/European archetype. Therefore, the 
guidelines of this section seek to describe the individual home in terms related to its 
contribution to the block.

General Definition and Conditions of a Single Family Land Use:
1. A single family home in Entrada may be attached, zero lot line, detached or a 
combination thereof as required to meet the Lot Occupancy and Block group 
requirements specified below. 
2. Single family homes can share yard, courtyard, entry court, motor court space, or a 
mews across a property line or property lines.

Refer to the Town of Westlake Ordinance 703 for more information on Single Family Land 
Use.
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Features of Lot Occupancy: 

In the Catalonian/European Village, the residential structure is established relative to 
the street, the necessities of drainage, or other more utilitarian considerations more than 
being established relative to legal lot lines. In fact, the land was likely owned by the 
nobility and grants for use were given (usually at a high price) forcing more verticality 
in the structure form. This system of “land rents” still exists today, even in US cities like 
Baltimore, Maryland.  Here land once owned by Lord Calvert eventually went to people 
who did not reside on the property.  Today, every mortgage pays a ground rent to 
another person. The result was density, verticality, and continuity along the street. 

This all important relation between structure and street over the relation between 
structure and lot makes it necessary to advance guidelines which promote street fabric 
and complexity.  This is called “Lot Occupancy”, meaning placement of the structure 
within the lot to establish a meaningful contribution to the street. There are three 
important street qualities to accomplish through this guideline.  These are: 
• Street Complexity: The suburban street is characterized by lot-to-lot repetition of 
dimensional zones (front yard, side yard, etc.). The result is a prevailing sameness that has 
become so characteristic of “suburban sprawl”.  Further, house design serving speculative 
market needs tends to deliver an overall sameness to the distribution and architectural 
expression of house functions (such as the repetitive garage location). The guideline must 
promote a complexity that is typical of the Catalonian/European Village-scape.
• Street Continuity: A continuous street wall is an important element of the village 
street.  
• Street Interaction: The communal nature of the village celebrates the street as a 
communal space. This is accomplished by occasional residential functions which come 
out to and/or are visible from the street.
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Street Frontage: Bringing the structure to the street (the referenced Build-to Line) will 
contribute to a more continuous street wall. Treatments of the Street Wall include:

1. Setback:  No minimum but 35% of structure frontage shall be in the Front Yard  
“Build-to-Zone” as specified in the following section.

2. Streetscape: 90% of the lot frontage must be residence (minimum 35%), or 6 ft. tall, 
minimum natural stone wall, including pedestrian and drive gate if applicable.

3. Penetrations in the Street Wall: One gated pedestrian access is allowed on the 
street lot frontage and if said access is located within a freestanding wall, the width of 
the pedestrian opening shall not exceed the height of the wall in which the opening is 
located. In addition one gated drive court entry is permitted provided that the width of 
the entrance does not exceed 16 ft.

4. Driveway Placement: Driveways must not abutt at a common property line unless 
the drive is a shared driveway and does not exceed a combined 14 feet in width. Shared 
driveways are encouraged, but where not possible, driveways should be separated by 
18”. Where shared driveways serving interior motor courts are employed, the frontage 
wall and entry gate may be eliminated for the width of the drive.

5. Automotive Access: One 20 ft. wide driveway for direct drive in garages with two 
carriage style doors, All other drives are limited to 12 feet wide from curb to entry gate. 



1. Build-to-Zone: Typical front yards are comprised of passive land that usually stands 
between the street and house for purpose of protecting the home from street intrusions.  
The suburban front yard is a buffer not a connection.  Therefore, it is desirable to bring 
the residential structure to the street.  Each lot shall have a Front Yard Build-to-Zone, 
defined as the yard adjacent to the street the building is addressed. A minimum of 35% of 
any structure frontage built on a lot (but no less than 20 frontage feet) must be located 
within the Front Yard Build-to-Zone. The Build-to-Zone begins at a distance of 7.5’ feet 
from the front property line. The distance between building frontage occupancy within 
the Front Yard Build-To Zone must not be greater than 45 feet.  If a lot is sufficiently wide 
that this distance is exceeded within the lot, the length of frontage must be increased or 
additional structural frontage within the Front Yard Build-To Zone must be provided.  

 
2. Walls in the Front Yard Build-to-Zone: 
The remainder of any lot frontage that is not occupied by residence structure within the 
Front Yard Build-to-Zone must be finished with a stone frontage wall that is at least 6 feet 
tall.  Such frontage walls may be eliminated for any portion of the residence structure 
frontage located within 3 feet of the wall.

3. Garages in the Front Yard Build-to-Zone: Any garage located within the Front Yard 
Build-to-Zone with garage doors that are not screened by the frontage wall shall have 
two carriage style doors instead of a single double door.  Double wide, single garage 
doors are prohibited in street view unless behind a wall or gate structure.  J-swing garages 
are allowed and not required to be screened as they are not visible from the street.
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3 ft.

Start of Build-to-Zone is 
located 7.5’ from property line

*All Build-to-Zones shall 
comply with the distances listed 
or as determined by utility 
easements.
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Due to grade differences, rear yards may be elevated above the street they face.  
Therefore, the retaining wall, if necessary, at the rear property line may become a 
significant street element. 
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1. Rear Yard Build-To Zone: Each lot shall have a Rear Yard Build-to-Zone and a 
minimum of 35% (But no less than 20 Rear Yard Frontage Feet) of any structure built on a 
lot must be located within the Rear Yard Build-to-Zone. The Build-to-Zone lays between 
the Rear property line and distance 5 feet from the rear property line.

2. Walls in the Rear Yard Build-to-Zone: The remainder of any lot frontage that is not 
occupied by residence structure within the Rear Yard Build-to-zone must be finished 
with a stone frontage wall or iron fence with living hedge that is at least 42 inches tall 
where there is a retaining wall separating the lot from the street or 6 feet where there is 
no retaining wall. The wall shall not be set back from the rear property line or the top of 
retaining wall more than 1.5 feet or a distance determined by utility easements. Such 
frontage walls may be eliminated for any portion of the residence structure frontage 
located within 5 feet of the wall.

3. Landscape in lieu of wall at the rear yard: Up to 30% of the rear yard may be 
screened with landscape in lieu of an opaque wall. Landscape materials shall be 
evergreen and used in combination with evergreen understory to provide an effective 
screen.

4. Pedestrian Access:  One gated pedestrian access is allowed on the rear street 
lot frontage and if said access is located within a freestanding wall, the width of the 
pedestrian opening shall not exceed the height of the wall in which the opening is 
located. 

5. Basement Garages: Rear entry garages may be built at street grade in lieu of a 
continuous rear lot line retaining wall.  If a garage is so located, it shall have two carriage 
style doors instead of a single double door.  Double wide, single garage doors are 
prohibited in street view unless provided in a J-swing configuration.
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3 ft.

*All Build-to-Zones shall 
comply with the distances listed 
or as determined by utility 
easements.
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Side Yards

1. Setback: No minimum. Subject to the block group standards.

2. Streetscape: Subject to the Block Corner standard stated below under Block 
Group, 100% of the side lot frontage must be residence in combination with a 6’ tall 
minimum, natural stone wall and/or iron fence with living hedge.

3. Corner Lot Build-To-Zone: Each lot shall have a Corner Side Yard Build-to-Zone and 
a minimum of 50% of any structure built on a lot must be located within the Corner Side 
Yard Build-to-Zone. The Build-to-Zone lays between the front property line and distance  
from the front property line determined by utility easements.

4. Side Yard Build-To Zone: Each lot shall have a Side Yard Build-To Zone at each side 
lot line and structural occupancy of this zone shall conform to the Block Group Standards 
specified below. Where side yards are directly adjacent to a neighboring structure, an 
additional wall in the Side Yard Build-to Zone is not required.

5. Automotive Access:  Garages located within a Corner Side Yard Build-to-Zone 
with garage doors that are not screened by the side yard frontage wall shall have two 
carriage style doors instead of a single double wide single garage door.  Single double 
wide garage doors are prohibited in street view unless behind a wall or gate structure. 

6. Pedestrian Access:  Any pedestrian access gate located in the corner side yard 
frontage may replace the need for such a gate in the front yard.

*All Build-to-Zones shall 
comply with the distances 
listed or as determined by 
utility easements.



Block Group Continuity:

1. Block Group Unit: A Block Group is any set of 5 residences along a residential street.  
The street may have more than one Block Group.  If the length of the street has more 
than one Block Group and the number of houses in the last group is less than 5, then 
the last homes are not governed by Block Group standards contained herein and are 
considered Villa lots.

2. Block Corner: Any lot of a Block Group located at a street corner may have a zero 
side yard at the corner and the 25% lot Front Yard occupancy standard (stated above) 
may be accomplished at the frontage corner.

3. Building Mass Continuity: At least 2 of the 6 side lot lines in a Block Group shall 
be a common wall line for attached residences or at least 3 of the 6 side lot lines in a 
Block Group shall be a zero lot line. This standard is satisfied if a minimum of 25% of the 
residence facing the side lot line shall be built to this zero or common lot line standard 
and such 25% must be located at the street frontage.

4. Side Yard Build-to-Zone: At least 45% of a residence facing any side yard, not built 
to a zero lot line or common lot line shall be built within the Side Yard Build-to-Zone.  A 
residence which already is building to the zero or common lot line standard only has to 
have 25% of the structure, facing the non-zero or non-common lot line, in conformance 
with this standard. The Side Yard Build-to-Zone lies from the side yard lot line to a distance 
2 ft., or as determined by utility easements, from the side yard lot line.
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Residential Exterior Entrances

Material: 
• General: All entrance doors and frames are required to be wood or rustic wrought 
iron.
• Wood: Approved woods are Oak, Poplar, Alder, Cypress, Clear Pine, Clear Cedar, 
Cherry, Teak or Walnut.
• Wood Production: All units are milled lumber. All trim is milled lumber.
• Wood Prohibitions: Plywood, composite board, stamped metal, vinyl, or fiberglass 
• Iron: Rustic, wrought iron appearance 
• Iron Production: Frames constructed with structural tubular steel. All panels must be 
iron plate. All ironwork finishes will be oil rubbed bronze, dark bronze, or black iron. 
• Iron Prohibitions: Polished brass and stainless steel finishes and pressed or formed 
steel doors that are meant to look like wood doors.
Dimensions
• Wood Frame Thickness:  1 3/4 in. minimum.
• Wood Panels: 3/4 in. minimum set in with an authentic sticking detail (no applied 
panels with offset applied trim).  Panels can be butted boards set in a wood channel.
• Wood Stiles: 4 1/2 in. minimum 
• Wood Top Rail:  4 1/2 in. minimum. 
• Wood Bottom Rail:  7 1/2 in. minimum.
• Iron Frames: Flat bar plate with 1/4 in thickness minimum or structural tubular steel 
• Iron Infill bars/ pickets:  1/2 in. minimum
• Iron Panels: 3/16 in. min thickness

Opacity
• Void to solid ratio: None specified

Articulation
• Wood Edges: All edges are routed or carved
• Surface: Planar, flat with visual expression of composing lumber units (such as 
butted vertical boards).
• Joints: Clear indication of connection such as visual expression of mortise and 
tendon and or mechanical/ wrought fastener/ rivet.
• Glazing: Glazing is limited to clear or seeded finish.
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Residential- Exterior Garage Doors

Material: 
• Visible Face: All visible faces of garage doors, in the closed position, are required to 
be wood.  Approved woods are Western Red Cedar, Alder, Spanish Cedar, Cypress, Teak 
or Mahogany.
• Face Production: All units are milled or rough cut lumber, not plywood, composite 
board, vinyl or fiberglass. All trim is milled or rough cut lumber.
• Prohibitions: Composite wood, plywood, fiberglass and steel doors are prohibited 
unless employed as a structural carrier for the approved woods listed above. 

Dimensions:
• Thickness:  1 3/8 in. minimum.
• Panels: 5/8 in. minimum set in with an authentic sticking detail.  Panels can be 
butted boards set in a wood channel.
• Stiles: 3 1/2 in. minimum 
• Top Rail:  3 1/2 in. minimum. 
• Bottom Rail:  3 1/2 in. minimum.
• Door Height:  8 ft. minimum. If the door is arched, it may be 9 feet to the spring line 
of the arch.
• Door Width:  10 ft. maximum when the door is parallel to the public street.

Opacity:
• Void to solid ratio: Glazing is prohibited in garage doors when parallel to the public 
street.

Articulation:
Edges: All edges are routed or carved or rough cut
Surface: Planar, flat with visual expression of composing lumber units (such as butted 
vertical boards).
• Jointing: Clear indication of connection such as visual expression of mortise and 
tendon and or mechanical/ wrought fastener/ rivet. Clear visual expression of gate leaf 
and the structure supporting it (such as cross bucks or frame).
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Residential Exterior Door Hardware

Exterior Door Hardware is defined as passage sets, lock sets, locks, kick plates, pull 
handles, emergency exit bars, hinges, and sills associated with residential or commercial 
entrances as well as garage doors and commercial exterior service doors.

Materials:
• General Material: Ferrous metal (square or round section) cut to shape or cast 
metal.
• Surface: Rustic, wrought iron appearance
• Styling: Spanish and Arts and Crafts are appropriate design styles.
• Finish: All hardware finishes will be oil rubbed, dark bronze or black iron or other 
natural patina finish.  
• Thresholds: Thresholds are milled lumber, natural stone, cast stone, or dark bronze or 
black anodized metal.
• Prohibitions: Brass or bronze material; polished brass and stainless steel finishes. 

Door Entry Sets:
• Handle: Doors must have a lever, large pulls or thumb latch operating systems.
• Back Plates: Minimum 8” high back plates are required with the operating system of 
choice.
• Prohibitions: Round knobs

Hinges:
• Hinge Type: The use of H-shaped hinges, butt hinges with decorative finials, or strap 
hinges is required if seen on the exterior.
• Prohibitions: If visible from the exterior, the use of butt hinges without decorative 
finials

Accessories:
• Door Knocker: Not required, but if installed it must be wrought iron in a compatible 
design style
• Grills: Not required, but if installed they must be a wrought iron “speakeasy“-type 
grille in a compatible design style and finish that protects the glazed opening.
• Metal Strapping: The use of decorative metal strapping, in a compatible design 
style and finish, is encouraged at the primary residential entrance.
• Decorative Elements: Decorative studs, antique nails, and door buttons in a 
compatible design style and finish are appropriate and permitted.
• Kick plates: Plates in a compatible design style and finish are permitted.
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Residential Exterior Garage Door Hardware

Materials:
• General: Ferrous metal (square or round section) cut to shape or cast metal.
• Surface: Rustic, wrought iron appearance
• Styling: Spanish and Arts and Crafts are appropriate design styles.
• Finish: All hardware finishes will be oil rubbed, dark bronze or black iron or other 
natural patina finish.
• Prohibitions: Brass or bronze material; polished brass and stainless steel finishes 

Accessories:
• Placement of Door Pulls: At a minimum, one decorative, wrought iron door pull 
in a compatible design style is required at each garage door.  If the styling of the door 
appears as two leafs, one pull for each leaf is required.  Refer to Ornamental Ironwork for 
additional information.
• Metal Strapping: Wrought iron decorative metal strapping in a compatible design 
style and finish is required at all garage doors.  At a minimum, four 18 in. straps are 
required per door.
• Decorative Elements: Decorative studs, antique nails, and door buttons in a 
compatible design style and finish are appropriate and permitted but not required.
• Kick Plates: Kick plates in a compatible design style and finish are permitted but not 
required
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   estlake Town Council      

TYPE OF ACTION         
Regular Meeting - Action Item 

 
Westlake Planning and Zoning Commission 

Tuesday, December 1, 2015 
 
 

TOPIC: Conduct a Public Hearing and Consider a Recommendation Regarding an 
Application for Approval of a Final Plat of the PD 1-2 Planning Area, 
Shown as Block A, Lots 1-3X, Block B, Lot 1, Block M, Lots 1-3, Block 
N, Lots 1-6X, and Block O, Lots 1-3X, Being a Total of 85.910 Acres in 
the C.M. Throop Survey, Abstract No. 1510, W. Medlin Survey, Abstract 
No. 1958, Joseph Henry Survey, Abstract No. 742, and William H. Pea 
Survey, Abstract No. 1246, Town of Westlake, Tarrant County, Texas. 

 
STAFF CONTACT: Tom Brymer, Town Manager 

Eddie Edwards, Director of Planning and Development  
 
 

Strategic Alignment   

Vision, Value, Mission Perspective Strategic Theme & Results Outcome 
Objective 

Planned / Responsible 
Development  

Citizen, Student & 
Stakeholder 

High Quality Planning, Design & 
Development – We are a desirable 

well planned, high-quality 
community that is distinguished by 

exemplary design standards. 

Preserve Desirability 
& Quality of Life 

Strategic Initiative 

Outside the Scope of Identified Strategic Initiatives  

 
Time Line – Start Date: November 9, 2015  Completion Date: December 14, 2015 
  
 

Funding Amount: Status -   Not Funded Source – N/A 

EXECUTIVE SUMMARY (INCLUDING APPLICABLE ORGANIZATIONAL HISTORY) 

A preliminary plat for the entire Entrada 85 acre tract was approved on October 28, 2013  
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(Resolution 13-32).  This is a request to approve a Final Plat of both a portion of the PD 1-2  
Planning Area, shown as Areas N and M (southwest corner of the Entrada development) as well 
 As the the remainder of Entrada. The Developer withdrew this plat at the Commission’s  
November 9, 2015 meeting and has brought it back for consideration subject to the Development  
Agreement needed to consider as outlined below. 
 
The primary focus of this proposed Final Plat is a section of Entrada located at the southwest 
corner of the Entrada development.  In accordance with State law, a Final Plat must be approved 
and filed with the County prior to issuing a building permit.  The Town of Westlake normally 
requires that, prior to the approval and filing of a final plat, all of the infrastructure 
improvements for the platted area must be installed and accepted by the Town. An approved and 
filed final plat is also required prior to issuance of building permits. 
 
However, the Developer, in an effort to accommodate an accelerated closing with his client, 
CVS Pharmacy and Primrose School, has requested an approved final plat at this time.  This is so 
the Developer’s client could obtain building permits for CVS and Primrose School prior to 
completion of infrastructure necessary to serve this area of Entrada.  The Town may offer, as an 
alternative to the regular development process described above whereby the infrastructure is first 
accepted by the Town prior to issuance of building permits, a Development Agreement.  This 
Development Agreement, along with any associated legal instruments guaranteeing completion 
of the infrastructure improvements, could be executed, if approved by the Town Council.  If 
such a Developer’s Agreement is negotiated to the satisfaction of the Staff (i.e. with 
conditions guaranteeing to the Town construction of and timely completion of 
infrastructure), the P&Z could recommend approval of this Final Plat to the Town 
Council.  In turn, an approved Final Plat, with conditions acceptable to the Town set out in 
a Development Agreement, could allow issuance of building permits for CVS and Primrose 
School prior to final to construction and completion of infrastructure necessary to serve 
this site. 

RECOMMENDATION 
Hold the public hearing regarding this plat.  Additionally, request Staff and the Developer to 
review with the P&Z the conditions contained in the negotiated Developer’s Agreement 
that would place the P&Z and Town Council in the position of considering recommending 
approval of this Final Plat.  See attached Staff Report for details on this recommendation. 
 
ATTACHMENTS: 
 

1. Staff report on this agenda item including Staff recommendations pertaining to this 
proposed Final Plat. 
 

2. Copy of Final Plat of a portion of the PD1-2 Planning Area as described above. 
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        TOWN OF WESTLAKE, TX 
    

  
         STAFF REPORT TO PLANNING & ZONING COMMISSION/TOWN COUNCIL 
 
FINAL PLAT FOR AREAS M, N, O, AND BLOCK B, THE REMAINDER OF ENTRADA 

 
          Date: 12-1-15 
 
Request:   Approval of a Final Plat for a portion of Entrada known as Areas M and N of 
as well as the Block B, the remainder of development known as Entrada located at 
SH114 and FM1938/Davis Blvd. 
 
Agenda Item:  Consider a Recommendation Regarding an Application for Approval of a 
Final Plat of a Portion of the PD 1-2 Planning Area, Shown as Area M and N (southwest 
corner of the Entrada development) as well as the Block B, the remainder of the 
Entrada Tract. 
  
Purpose of this Report:  To go into some detail for the reviewing bodies, the main 
components of Entrada’s zoning, its Development Plan requirements, as well as the 
Final Plat now before them with this agenda item. 
 
Previous Town Approvals Related to this Development: 

• Zoning Approved:  4-22-13, Ordinance 703 for PD1-2 
• Economic Development Agreement Approved:  4-22-13, Resolution 13-17 
• Preliminary Plat Approved:  10-28-13, Resolution 13-32 
• Development Plan Approved: 10-28-13, Ordinance 720 
• Development Agreement Approved:  10-28-13, Resolution 13-34 
• Approval of Lot 1, Blk A, Site Plan for a Visitors Center:  10-28-15, Ordinance 

721 
   

CASE INFORMATION 
 
Development Name:  Westlake Entrada 
 
Location:  The entire subject property is generally located at the northeast corner of FM 
1938 and Solana Boulevard.  Subject site is bounded on the south by Solana 
Boulevard, on the west by FM 1938 (Davis Blvd), on the north by SH 114, and to the 
east by the Solana office park development that is part of the PD1-1 zoning district.  
This request is to final plat the Areas M and N as well as the remainder of the parent 
tract.  As other development occurs, other final plats will be required as amending plats 
to this one. 
  
Owner:    Maguire Partners-Solana Land, LP (Mehrdad Moayedi) 
Applicant:  Mehrdad Moayedi on behalf of the owner 
Developer:    Centurion American Development Group 
Acres:    85 acres (approx.) 
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Approved Use(s):  The approved uses for this tract are set out in Ordinance No. 703 
which zoned the entire Entrada tract.  Generally speaking, the approved uses utilize a 
Spanish architectural theme to create a European style village that blends a wide range 
of various uses: offices, governmental, retail, restaurants, business services, medical 
services, entertainment establishments, single family residential detached homes, villas, 
town homes, and condominiums.  These uses are located around or largely a major 
water amenity (lake). 
 

I.  DISCUSSION OF COMPREHENSIVE PLAN AND ZONING RELATED TO THIS 
DEVELOPMENT 

 
A.  Comprehensive Plan.  Prior to the zoning (which was unanimously recommended 
by the P&Z Commission and approved unanimously by the Town Council), the Land 
Use Component of the Town’s Comprehensive Plan was amended to provide for all the 
uses proposed for the zoning that was requested for this tract in April 2013.   
 
B.  Zoning.  Ordinance No. 703 amended the permitted uses, special uses, and 
development regulations of this newly established Planning Area 2 (PD1-2) to allow for 
a mixed use planned development styled after a Spanish village.  Permitted and special 
uses include office, governmental, retail, restaurants, hotels, as well as residential uses 
(single family residential detached, and villas or townhomes).  Ordinance No. 703 also 
imposes certain requirements on building materials, roofing materials, and the pace of 
development of residential to commercial structures.  Included in the regulations which 
govern development in this district contained in Ordinance No 703 are: 
 

• Development Guidelines for Planning Area 2, PD1-2 
• Design Standards for Planning Area 2, PD1-2 
• Residential Standards for Planning Area 2, PD1-2 
• Roadway Design Standards for Planning Area 2, PD1-2 
• Concept Plan for Planning Area 2, PD1-2 

 
Adoption of the zoning in Ordinance No. 703 also included the following Staff 
recommendations for adoption:  

• Solana Boulevard additional lanes on the south side of the subject tract shall be constructed by 
the developer as stipulated in a development agreement to be executed at site plan/plat approval.  

• Dedication of water and sewer easements for public lines.  All on-site and off-site water and 
sewer improvements necessary to serve the development are the developer’s responsibility. 

• The developer shall pay, via a development agreement, a pro-rata share of the costs for 
signalization, per a traffic impact study approved by the Town, of the intersection at Davis Blvd. 
and Solana Blvd or any other intersections near or on his development. 

• A detailed landscape plan and parking plan must be submitted with the Site Plans.   
• A detailed streetscaping plan shall be submitted showing how it will be integrating and 

transitioning well in terms of aesthetics with the development at the southeast corner of FM 1938 
and Solana Boulevard. 

• Sidewalks and trails internal to the site will need to connect by access points to sidewalks, trails, 
or pubic rights-of-way on the perimeter of the site as well as to sidewalks or trails on adjacent 
tracts.     
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II.  DISCUSSION OF THE DEVELOPMENT PLAN FOR ENTRADA 

 
Approved zoning included a Concept Plan of land uses, but a Concept Plan is very 
general.  Next, the Town required the Developer to prepare a more detailed instrument, 
known as a Development Plan, for the entire tract.  With the Development Plan 
approved, the developer can then submit site plans for portions of his development, 
however, these site plans must comport to the approved Development Plan.  The 
practical effect is that the Development Plan becomes a master site plan and all the site 
plans for all portions of the site must fit within the template created by the Development 
Plan for the entire site.   
 
The Development Plan for Entrada that was adopted by the Council has several 
conditions attached to that approval in Ordinance 720, as recommended by the 
Planning & Zoning Commission.  These additional conditions for approval of Entrada’s 
Development Plan are: 
 
1.  The Development Plan must have architectural engagement of all buildings to the 
water feature in a way that accommodates public use of the trail (palisade) on the 
water’s edge. 
 
2.  All structures adjacent to the water, including those involving fee simple ownership, 
must be handled dimensionally to maximize an aesthetically pleasing adjacency and 
interaction with the water.  
 
3.  Location of the plaza in Phase 1 in relationship to the water feature must allow for a 
high degree of public access to the water feature from this plaza.  This should be done 
in a manner that forces any and all vehicular access into the plaza space via a separate 
conduit.  This can be done in European village fashion with bollards defining the 
vehicular path across the plaza ground plane, while separating cars from pedestrians 
(note:  the Arts District in Dallas has a street where this pedestrian and vehicular traffic 
are separated with bollards as recommended here).  This plaza should be extended to 
or as near as possible to the water feature. 
 
4.  Attention must be paid to the architectural and spatial relationship of the storage 
building that will surround the gas well pad site with the residential uses across the 
street from the storage building.  This includes some type of architectural feature at the 
corners of the storage building to create architectural interest. 
 
5.  The entire residential area in the southwest quadrant of the tract must have a view 
corridor established where all streets and lots are terraced in a manner whereby 
residences on the street above another residence are viewing a roof top and horizontal 
vista, not looking downward into a backyard. 
 
6.  The location of the proposed Town Hall building should be set to maximize and 
create a public gathering area near the water, as well as interact well in terms of the 
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Town Hall’s site’s adjacency to the trail system that goes along the edge of the water 
feature.  This may mean moving it further away from the round-about in front of the 
building. 
 
7.  Pedestrian bridge should be point of strong architectural interest creating a “Ponte 
Vecchio” visual impact type bridge.   The other bridge, which will carry vehicular, bike 
and pedestrian traffic should be a significant design feature of this development as well.  
Both bridges should be located to link well with public plaza areas. 
 
8.  A publicly accessible trail system must be located around the entire the perimeter of 
the water feature with the exception of the villas’ section.  Locations for fountains, 
benches, tables, public art, and other public gathering areas must be shown along the 
trail system on the Development Plan.  This trail shall have a point of inter-connection 
with the trail system in Solana on the tract adjoining to the east. 
 
9.  Engineering standards for this development must be approved with the preliminary 
plat and must assist in carrying out the Staff’s recommendations for the Development 
Plan contained in this report as well as meet the intent of the design standards and 
guidelines contained in Ordinance No. 703. 
 
10.  When the tract is site planned, both the southeast corner of FM 1938 (Davis) and 
Solana Boulevard and the northeast corner of FM 1938 (Davis) and SH114 must, 
include strong design public design elements that tie those corners to the intent of the 
design standards and guidelines for this tract.  Site plans for these corners shall 
minimize surface parking from being the main visual feature at these hard corners (note:  
requiring some berming when these locations are site planned may help with this).  This 
includes incorporating design features from the Town’s FM 1938 Streetscape plan on 
the side of the subject tract that abuts FM 1938.  Also, a 3-4 foot stone wall that fits with 
the site’s design standards and guidelines shall be required around the perimeter of the 
site on Solana Boulevard and FM 1938. 
 
11.  Show on the Development Plan the type of Town Edge landscaping that will be 
utilized along the SH114 side of the tract.  Also show where along this Town Edge 
landscape zone the landscaping will consist of trees and when other treatments such as 
vineyards, as proposed by the developer, will be used. 
 
12.  Approve use of Italian Cypress trees on the tract as the predominant tree of choice 
for the landscaping. 
 
13.  All recommendations made by Staff in the Staff Report presented at the time of 
zoning approval on April 22, 2013 continue in place (discussed above in Section I of this 
report). 
 
14.  All site plans submitted subsequent to approval of this Development Plan shall 
comport to all the design standards and guidelines as set out Ordinance No. 703. 
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15.  A lighting plan must be submitted for this Development Plan that meets the 
requirements of the Section 14 of the zoning ordinance for this site (Ordinance No. 703) 
as well as Chapter 102 of the Town’s Code of Ordinances.   This plan should 
emphasize use of bollard lights along trails, plazas, and gathering areas.  It should also 
emphasize shielded low intensity down lighting for parking lots and intersections. 
 
16.  A Master Landscape Plan for all common areas, right-of-ways, public and private 
open spaces, and Town Edge Landscape zones must be submitted along with the next 
Site Plan and before any buildings permits are issued, other than the Site Plan and 
building permit for the Sales Office. 
 

III.  FINAL PLAT FOR AREAS M, N, and O  AS WELL AS BLOCK B, THE 
REMAINDER OF ENTRADA  

 
With zoning approved, a Preliminary Plat approved, and an approved Development 
Plan in place, now the Developer wishes to final plat Entrada.  This section of Entrada is 
located at the southwest corner of the development, near Solana Boulevard and FM 
1938 Davis Boulevard. 
 
In accordance with State law, a Final Plat must be approved and filed with the County 
prior to issuing a building permit.  The Town of Westlake normally requires that, prior to 
the approval and filing of a final plat, all of the infrastructure improvements for the final 
platted area must be installed and accepted by the Town. An approved and filed final 
plat is also required prior to issuance of building permits. 
 
However, the Developer, in an effort to accommodate an accelerated closing with his 
client, CVS Pharmacy, has requested an approved final plat.  This is so his client could 
obtain building permits for CVS prior to completion of infrastructure necessary to serve 
this area of Entrada.  The Developer also has a pending closing for his client in Entrada, 
Primrose School.  The Town may offer, as an alternative to the regular development 
process (whereby the infrastructure is first accepted by the Town prior to issuance of 
building permits), a Development Agreement.  This Development Agreement, along with 
any associated legal instruments guaranteeing completion of the infrastructure 
improvements, may be executed if approved by the Town Council.  If such a 
Developer’s Agreement is negotiated to the satisfaction of the Staff (i.e. with conditions 
guaranteeing to the Town construction of and timely completion of infrastructure), the 
P&Z could recommend approval of this Final Plat to the Town Council.  In turn, an 
approved Final Plat with conditions acceptable to the Town set out in a Development 
Agreement would allow issuance of building permits for CVS and eventually to Primrose 
School. 
 
One of the most critical issues associated with this plat is the need for off-site 
easements to be obtained in order to provide sanitary sewer service to the Entrada 
development (both this portion and the entire Entrada development).  Those easements 
are not yet obtained.  If a Development Agreement were approved, it would need to 
include language that addresses a timeline with a date certain for the Developer 
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to adhere to regarding acquisition of those easements prior to issuance of a 
certificate of occupancy to CVS or any other building in this final platted area(s).   
 
 

IV.  Staff Recommendations 
 
Staff recommends approval of this Final Plat subject to the following conditions: 
 

1. A Development Agreement satisfactory to the Town must be negotiated and 
approved prior to consideration of this Final Plat by the Town Council.   

2. The Development Agreement shall include language that addresses a 
timeline with a date certain for the Developer to have made significant 
progress toward completing construction of the off-site utilities prior to 
issuance of a certificate of occupancy to CVS or any building in this final 
platted area.   

3. if the Town has to acquire those off-site utility easements by eminent domain, 
all costs related to the Town’s acquisition of said easements shall be 
reimbursed by the Developer 

4. all Developer payment obligations related to the amending the present 
Development Agreement (approved 10-28-13), including for example Solana 
Blvd expansion and related traffic signals and Town consultants  ). 

5. All other infrastructure, besides sanitary sewer, shall be installed, inspected, 
and accepted by the Town prior to the issuance of a certificate of occupancy 
for any building on any lot that is final platted by this particular final plat. 

6. All parcel descriptions included in this Final Plat must be reviewed in light of 
the Public Improvement District (PID) Service and Assessment Plan to verify 
that future PID assessments on these final platted lots are consistent with the 
PID obligations. 

7. An updated PID budget shall be timely submitted that illustrates actual and 
projected costs to be paid with PID funds versus those that will be 
Developer’s obligation for the remainder of the Entrada project.   

8. A note shall be added to the Final Plat document stating the following: 
  
  This final plat is approved subject to, but not limited to, the terms and  
  conditions of the following documents related to this property, as well as  
  any amendments to said documents, that may be approved in the future  
  by the Westlake Town Council: 
 

• Zoning Approved:  4-22-13, Ordinance 703 for PD1-2 
• Economic Development Agreement Approved:  4-22-13, Resolution 

13-17 
• Preliminary Plat Approved:  10-28-13, Resolution 13-32 
• Development Plan Approved: 10-28-13, Ordinance 720 
• Development Agreement Approved:  10-28-13, Resolution 13-34 
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   estlake Town Council      

TYPE OF ACTION         
Regular Meeting - Action Item 

 
Westlake Planning and Zoning Commission 

Tuesday, December 1, 2015 
 
 

TOPIC: Continue a Public Hearing and Consider a Recommendation Regarding an 
Application for a PD Site Plan, Including Building Elevations for a CVS 
Pharmacy, for a Portion of the PD 1-2 Planning Area, Shown as Area N, 
Lot 3 of Block N, Generally Located on the Southwest Corner of the 
Entrada Development) on the Final Plat.     

 
STAFF CONTACT: Tom Brymer, Town Manager 
   Eddie Edwards, Director of Planning and Development  
 
 

Strategic Alignment   

Vision, Value, Mission Perspective Strategic Theme & Results Outcome 
Objective 

Planned / Responsible 
Development  

Citizen, Student & 
Stakeholder 

High Quality Planning, Design & 
Development - We are a desirable 

well planned, high-quality 
community that is distinguished by 

exemplary design standards. 

Preserve Desirability 
& Quality of Life 

Strategic Initiative 

Outside the Scope of Identified Strategic Initiatives  

 
Time Line - Start Date: November 9, 2015  Completion Date: December 14, 2015   
 

Funding Amount: Status -   Not Funded Source - N/A 

EXECUTIVE SUMMARY (INCLUDING APPLICABLE ORGANIZATIONAL HISTORY) 

This is a continuation of the public hearing from the Commission’s November 9, 2015 meeting.  
A PD site plan is required as a condition of the Planned Development zoning for this property.  
The PD Site Plan approval process gives the Planning and Zoning Commission, as well as the 
Town Council, the ability to approve or deny a plan based on quantitative criteria as well as the 
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qualitative criteria contained within the PD zoning for this property.  The PD1-2 zoning 
ordinance gives the Developer a great deal of latitude with regards to lot layout and design and 
encourages the Developer to be creative and build a unique development.  It also gives the Town 
opportunities to verify that the proposed development will reflect what was presented by the 
Developer during the zoning change application process and agreed to by all when the zoning as 
well as the Development Plan was originally approved.  Staff and our consulting architect have 
spent many hours reviewing this site plan and building elevations for this CVS Pharmacy. 

RECOMMENDATION 
Staff recommends continuing the public hearing from the November 9, 2015 meeting to this 
meeting.  Staff also recommends approval subject to the conditions contained in the 
detailed Staff Report attached to this agenda memorandum.  It should be noted that approval 
of this site plan covers architecture of the CVS structure and lot layout and design. 
 
ATTACHMENTS 
 

1.  Staff report on this CVS site plan with Staff recommendations, including building 
elevations as recommended by Staff. 
 

2. CVS Pharmacy site plan for Lot 3, Block N, including building elevations as 
recommended by Staff. 
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        TOWN OF WESTLAKE, TX 
    

  
STAFF REPORT TO PLANNING & ZONING COMMISSION/TOWN COUNCIL 

 
CVS PHARMACY PD SITE PLAN FOR LOT 3, BLOCK N,  

 

         Date: 12-1-2015 
 
Request:   Approval of a Site Plan for Lot 3, Block N, Entrada (CVS Pharmacy). 
  
Agenda Item:  Continue a Public Hearing and Consider a Recommendation Regarding 
an Application for a PD Site Plan, Including Building Elevations for a CVS Pharmacy, for 
a Portion of the PD 1-2 Planning Area, Shown as Block N, Lot 3, Located on the 
Southwest corner of the Entrada Development as shown on the Final Plat.     
 

CASE INFORMATION 
 
Development Name:  CVS Pharmacy. 
 
Location:  The subject property is generally located at the southwest corner of the 85 
acre Entrada development, near the intersection of Solana Boulevard and FM 
1938/Davis Boulevard.  The parcel’s legal description is Lot 3 of Area N of the approved 
Final Plat for the Entrada development. 
  
Owner:    Maguire Partners-Solana Land, LP (Mehrdad Moayedi) 
Applicant:  Mehrdad Moayedi, Centurion American 
Developer:    Centurion American Development Group 
Site Size:    1.218 acre 
 
Approved Use(s):  The approved use for this lot is a retail pharmacy with a drive-
through vehicular customer service lane.  Retail uses are permitted under Entrada’s 
zoning as set out in Ordinance No. 703.  Per this zoning for this district, this use must a 
Spanish architectural theme as set out in the district’s zoning regulations which include 
detailed design guidelines. 
 

I.  ZONING RELATED REQUIREMENTS FOR THIS CVS PD SITE  
 
All the requirements of Ordinance No. 703, which establishes the zoning requirements 
for this PD1-2 zoning district, apply to this site plan.  This use as a retail pharmacy is a 
permitted use (not a special use) under this district’s zoning because permitted and 
special uses for this district are quite broad in order to allow for a mixed use planned 
development styled after a Spanish village.  Permitted and special uses include office, 
governmental, retail, restaurants, hotels, as well as residential uses (single family 
residential detached, and villas or townhomes).  Ordinance No. 703 also imposes 
certain requirements on building materials, roofing materials, and the pace of 
development of residential to commercial structures.  Also included in the zoning 
regulations which govern development of this site plan in this district are: 
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• Development Guidelines for Planning Area 2, PD1-2 
• Design Standards for Planning Area 2, PD1-2 
• Residential Standards for Planning Area 2, PD1-2 
• Roadway Design Standards for Planning Area 2, PD1-2 
• Concept Plan for Planning Area 2, PD1-2 

 
Also, at the time of the adoption of Ordinance No. 703 setting the zoning for PD1-
2, the following Staff recommendations were adopted by Council that apply to 
this site plan: 
 

• Solana Boulevard additional lanes on the south side of the subject tract shall be constructed by 
the developer as stipulated in a development agreement to be executed at site plan/plat approval 
(note:  this development agreement is in place).  

• Dedication of water and sewer easements for public lines.  All on-site and off-site water and 
sewer improvements necessary to serve the development are the developer’s responsibility. 

• The developer shall pay, via a development agreement, a pro-rata share of the costs for 
signalization, per a traffic impact study approved by the Town, of the intersection at Davis Blvd. 
and Solana Blvd or any other intersections near or on his development. 

• A detailed landscape plan and parking plan must be submitted with the Site Plans.   
• A detailed streetscaping plan shall be submitted showing how it will be integrating and 

transitioning well in terms of aesthetics with the development at the southeast corner of FM 1938 
and Solana Boulevard. 

• Sidewalks and trails internal to the site will need to connect by access points to sidewalks, trails, 
or pubic rights-of-way on the perimeter of the site as well as to sidewalks or trails on adjacent 
tracts.     

 
II.  Recommendations Related to the Submitted PD Site for CVS as it Relates to 

the Approved PD1-2 Development Plan (Entrada) 
 
The Town required the Developer to prepare a more detailed instrument, known as a 
Development Plan, for the entire 85 acre Entrada tract.  With the Development Plan 
approved, the developer now can submit PD site plans for portions of his development.  
However, these PD site plans must comport to the approved Development Plan (unless 
the Development Plan is amended with the approval of the Town).  The practical effect 
is that the Development Plan becomes a master site plan, meaning that all the site 
plans for all portions of the site must fit within the template created by the Development 
Plan.   
 
The Development Plan for Entrada that was adopted by the Council has several 
conditions attached to that approval in Ordinance 720, as recommended by the 
Planning & Zoning Commission.  These additional conditions for approval of Entrada’s 
Development Plan are: 
 
1.  The Development Plan must have architectural engagement of all buildings to the 
water feature in a way that accommodates public use of the trail (palisade) on the 
water’s edge. 
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2.  All structures adjacent to the water, including those involving fee simple ownership, 
must be handled dimensionally to maximize an aesthetically pleasing adjacency and 
interaction with the water.  
 
3.  Location of the plaza in Phase 1 in relationship to the water feature must allow for a 
high degree of public access to the water feature from this plaza.  This should be done 
in a manner that forces any and all vehicular access into the plaza space via a separate 
conduit.  This can be done in European village fashion with bollards defining the 
vehicular path across the plaza ground plane, while separating cars from pedestrians 
(note:  the Arts District in Dallas has a street where this pedestrian and vehicular traffic 
are separated with bollards as recommended here).  This plaza should be extended to 
or as near as possible to the water feature. 
 
4.  Attention must be paid to the architectural and spatial relationship of the storage 
building that will surround the gas well pad site with the residential uses across the 
street from the storage building.  This includes some type of architectural feature at the 
corners of the storage building to create architectural interest. 
 
5.  The entire residential area in the southwest quadrant of the tract must have a view 
corridor established where all streets and lots are terraced in a manner whereby 
residences on the street above another residence are viewing a roof top and horizontal 
vista, not looking downward into a backyard. 
 
6.  The location of the proposed Town Hall building should be set to maximize and 
create a public gathering area near the water, as well as interact well in terms of the 
Town Hall’s site’s adjacency to the trail system that goes along the edge of the water 
feature.  This may mean moving it further away from the round-about in front of the 
building. 
 
7.  Pedestrian bridge should be point of strong architectural interest creating a “Ponte 
Vecchio” visual impact type bridge.   The other bridge, which will carry vehicular, bike 
and pedestrian traffic should be a significant design feature of this development as well.  
Both bridges should be located to link well with public plaza areas. 
 
8.  A publicly accessible trail system must be located around the entire the perimeter of 
the water feature with the exception of the villas’ section.  Locations for fountains, 
benches, tables, public art, and other public gathering areas must be shown along the 
trail system on the Development Plan.  This trail shall have a point of inter-connection 
with the trail system in Solana on the tract adjoining to the east. 
 
9.  Engineering standards for this development must be approved with the preliminary 
plat and must assist in carrying out the Staff’s recommendations for the Development 
Plan contained in this report as well as meet the intent of the design standards and 
guidelines contained in Ordinance No. 703. 
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10.  When the tract is site planned, both the southeast corner of FM 1938 (Davis) and 
Solana Boulevard and the northeast corner of FM 1938 (Davis) and SH114 must, 
include strong design public design elements that tie those corners to the intent of the 
design standards and guidelines for this tract.  Site plans for these corners shall 
minimize surface parking from being the main visual feature at these hard corners (note:  
requiring some berming when these locations are site planned may help with this).  This 
includes incorporating design features from the Town’s FM 1938 Streetscape plan on 
the side of the subject tract that abuts FM 1938.  Also, a 3-4 foot stone wall that fits with 
the site’s design standards and guidelines shall be required around the perimeter of the 
site on Solana Boulevard and FM 1938. 
 
11.  Show on the Development Plan the type of Town Edge landscaping that will be 
utilized along the SH114 side of the tract.  Also show where along this Town Edge 
landscape zone the landscaping will consist of trees and when other treatments such as 
vineyards, as proposed by the developer, will be used. 
 
12.  Approve use of Italian Cypress trees on the tract as the predominant tree of choice 
for the landscaping. 
 
13.  All recommendations made by Staff in the Staff Report presented at the time of 
zoning approval on April 22, 2013 continue in place (discussed above in Section I of this 
report). 
 
14.  All site plans submitted subsequent to approval of this Development Plan shall 
comport to all the design standards and guidelines as set out Ordinance No. 703. 
 
15.  A lighting plan must be submitted for this Development Plan that meets the 
requirements of the Section 14 of the zoning ordinance for this site (Ordinance No. 703) 
as well as Chapter 102 of the Town’s Code of Ordinances.   This plan should 
emphasize use of bollard lights along trails, plazas, and gathering areas.  It should also 
emphasize shielded low intensity down lighting for parking lots and intersections. 
 
16.  A Master Landscape Plan for all common areas, right-of-ways, public and private 
open spaces, and Town Edge Landscape zones must be submitted along with the next 
Site Plan and before any buildings permits are issued, other than the Site Plan and 
building permit for the Sales Office. 
 
All these Development Plan conditions for approval apply to this PD site plan for 
CVS Pharmacy on Lot 3, Block N. 
 

III. Specific Requirements Relative to Architecture and the CVS Site Plan 
 
A PD (planned development) zoning district provides the Town strong 
aesthetic/architectural controls via design guidelines in the zoning regulations for this 
district.  The Town receives this control while providing the Developer zoning 
entitlements (i.e. uses) that grant the Developer great latitude and flexibility in permitted 
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and special uses, as well as dimensional setbacks and no building FAR (floor to area 
ratio) setbacks, while providing the Town with land use it desires (mixed use in Spanish 
village archetype) in this zoning district.  In that regard, the site plan for this parcel must 
comport to the Development Plan for the overall Entrada development.  This site plan 
must comport to all the zoning regulations and conditions provided at the time of zoning 
approval. 
 
Further, the Staff has been working closely with the Developer in achieving site design, 
layout, and architecture not only for the CVS building, but adjacent and nearby buildings 
as well.  Approval of this site plan approves both the architecture for the CVS building 
and its location on this lot, but the location of other buildings around the CVS buildings. 
 
The key challenge regarding CVS was accommodating the corporate requirements for a 
large, rectilinear, and undifferentiated plate with corner entry (as seen in the typical 
CVS) within an organic, small, differentiated, and complex architectural envelope 
(consistent with the Catalonian Archetype).  In order to accomplish, CVS had to be 
willing to embrace manipulation of the building skin and plate height in order to create 
the appearance of multiple buildings (instead of one large building).  
 
Through a process of raising the plate height at key locations, the architect was able to 
create multiple architectural masses that could support a discrete roof form.  In this way 
several smaller buildings began to arise from the heretofore single rectangle. These 
building forms were given more visual strength through stone veneer, leaving the 
portions of the former rectangle to be expressed as infill stucco structures (lying 
between the stone structures).  In this way the simple rectangle becomes a more 
organic assemblage of 5 smaller buildings and thereby more like the Catalonian 
archetype. 
 
To get to the above described final rendition of the first CVS submittal, the Town went 
through a design review/revision process with the developer as follows: 
 
Step 1: Receive, review, and comment on the first CVS submittal.  This was done with 
comment boxes applied to the first design, identifying the ways in which the design 
submitted fell short of the Catalonian Archetype. 
Step 2: Meet with Merriman Associates (hired by the developer to work with the design 
process from the developer side) to review the comments provided by Town and sketch 
ways in which these comments can be reasonably addressed (knowing the CVS 
limitations) 
Step 3: Merriman provide revised elevations to Town before handing to the CVS 
Architect.  The Town reviews and provides a few additional comments. 
Step 4: The CVS Architect provides revised architectural elevations incorporating the 
changes that Merriman and the Town worked out. 
Step 5: The Town provides final comments. These comments include a review of the 
sign proposal, which has come forth at this point in the process.  The developer has 
suggested that CVS is unwilling to deviate from their corporate, internally lit, plastic, 
building mounted sign. However, discussions with the architect reveal that CVS is 
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willing to consider a metal, pin mounted, halo lit sign.  Such a sign is in keeping with the 
Planned Development Ordinance and guidelines…now in final draft.  
Step 6: The CVS Architect makes final revisions that are acceptable to the Town, 
including the sign revision. 
 
As this process is repeated, it is anticipated that those seeking to build in Entrada will 
have built projects to refer to and that Merriman will have valuable insight into what the 
Town finds important.  As a result, the design review process should get progressively 
more efficient. 

 
IV.  Staff Recommendation 

 
Staff recommends approval of this PD site plan, including building elevations for the 
CVS Pharmacy on Lot 3, Block N of Entrada subject to the following conditions: 
 

1.  all the zoning requirements for this PD1-2 district set out in Ordinance 703 in 
addition to the conditions accepted by the Town Council set out in Section I of 
this report at the time of zoning approval (April 22, 2013). 

 
2. all the Development Plan conditions for approval referenced in Section II of this 

report established in Ordinance 720 (adopted October 28, 2013) apply to this PD 
site plan for CVS Pharmacy on Lot 3, Block N. 
 

3. the site plan building elevations for CVS, as submitted and attached to this 
report, include the requirement that this structure meet all aspects of the Entrada 
design guidelines proposed to be reviewed by the Commission and adopted on 
12-14-15 by the Town Council. 
 

4. Town Staff will review and approve a materials sample palette that shall be 
presented at the time for building plans review for a building permit and said 
materials must comport to elevations as presented to the Staff and the Planning 
& Zoning Commission. 
 

5. landscaping and planters used around the CVS building per drawings submitted 
by the Developer’s master architect, Merriman and Associates, be of substantial 
size, as shown on said drawings, including six (6) inch caliber Italian Cypress in 
the planters. 
 

6. the understanding that this approval applies only to the CVS building, and that 
the other smaller buildings shown on the PD site plan for this Block N will require 
their own PD site plan and building elevations to be approved at the time they are 
proposed for construction. 
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7. Solid waste collection area will reflect a sheperd’s hut” type architecture and will 
be approved by Staff at the time of building permit application. 
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   estlake Town Council      

TYPE OF ACTION         
Regular Meeting - Action Item 

 
Westlake Planning and Zoning Commission 

Tuesday, December 1, 2015 
 
 

TOPIC: Conduct a Public Hearing and Consider a Recommendation Regarding an 
Application for a PD Site Plan, Including Building Elevations for a 
Primrose School, for a Portion of the PD 1-2 Planning Area, Shown as 
Block M, Lot 2 of Block M, Generally Located on the Southwest Corner 
of the Entrada Development on the Final Plat.     

 
STAFF CONTACT: Tom Brymer, Town Manager 
   Eddie Edwards, Director of Planning and Development  
 
 

Strategic Alignment   

Vision, Value, Mission Perspective Strategic Theme & Results Outcome 
Objective 

Planned / Responsible 
Development  

Citizen, Student & 
Stakeholder 

High Quality Planning, Design & 
Development - We are a desirable 

well planned, high-quality 
community that is distinguished by 

exemplary design standards. 

Preserve Desirability 
& Quality of Life 

Strategic Initiative 

Outside the Scope of Identified Strategic Initiatives  

 
Time Line - Start Date: December 1, 2015  Completion Date: December 14, 2015   
 

Funding Amount: Status -   Not Funded Source - N/A 

EXECUTIVE SUMMARY (INCLUDING APPLICABLE ORGANIZATIONAL HISTORY) 

A PD site plan is required as a condition of the Planned Development zoning for this property.  
The PD Site Plan approval process gives the Planning and Zoning Commission as well as the 
Town Council the ability to approve or deny a plan based on quantitative criteria as well as the 
qualitative criteria contained within the PD zoning for this property.  The PD1-2 zoning 
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ordinance gives the Developer a great deal of latitude with regards to lot layout and design and 
encourages the Developer to be creative and build a unique development.  It also gives the Town 
opportunities to verify that the proposed development will reflect what was presented by the 
Developer during the zoning change application process and agreed to by all when the zoning as 
well as the Development Plan were originally approved.  Staff and our consulting architect have 
spent many hours reviewing this site plan and building elevations for this Primrose School. 

RECOMMENDATION 
Staff recommends approval subject to the conditions contained in the detailed Staff Report 
attached to this agenda memorandum.  It should be noted that approval of this site plan covers 
building elevations and architecture of the Primrose School structure as well as lot layout and 
design. 
 
ATTACHMENTS 
 

1.  Staff report on this Primrose School site plan with Staff recommendations, including 
building elevations as recommended by Staff. 
 

2. Primrose School site plan for Lot 2, Block M, including building elevations as 
recommended by Staff. 
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        TOWN OF WESTLAKE, TX 
    

  
STAFF REPORT TO PLANNING & ZONING COMMISSION/TOWN COUNCIL 

 
PRIMROSE SCHOOL PD SITE PLAN FOR LOT 2 , BLOCK M, Entrada  

 

         Date: 12-1-2015 
 
 
Request:   Approval of a Site Plan, Including Building Elevations, for Lot 2, Block M, 
Entrada. 
  
Agenda Item:  Conduct a Public Hearing and Consider a Recommendation Regarding 
an Application for a PD Site Plan, Including Building Elevations for a Primrose School, 
for a Portion of the PD 1-2 Planning Area, Shown as Block M, Lot 2, Generally Located 
on the Southwest Corner of the Entrada Development) on the Final Plat. 
  

CASE INFORMATION 
 
Development Name:  Primrose School. 
 
Location:  The subject property is generally located at the southwest corner of the 85 
acre Entrada development, near the intersection of Solana Boulevard and FM 
1938/Davis Boulevard.  The parcel’s legal description is Lot 2 of Block M of the Final 
Plat for the Entrada development. 
  
Owner:    Maguire Partners-Solana Land, LP (Mehrdad Moayedi) 
Applicant:  Mehrdad Moayedi, Centurion American 
Developer:    Centurion American Development Group 
Site Size:    1.256 acres 
 
Approved Use(s):  The proposed use for this lot is a early child care school.  Said use 
is permitted under Entrada’s zoning as set out in Ordinance No. 703.  Per this zoning for 
this district, this use must a Spanish architectural theme as set out in the district’s 
zoning regulations, which include design guidelines. 
 

I.  ZONING RELATED REQUIREMENTS FOR THIS PRIMROSE PD SITE PLAN  
 
All the requirements of Ordinance No. 703, which establishes the zoning requirements 
for this PD1-2 zoning district, apply to this site plan.  This use as an early childhood 
school is a permitted use (not a special use) under this district’s zoning because 
permitted and special uses for this district are quite broad in order to allow for a mixed 
use planned development styled after a Spanish village.  Permitted and special uses 
include this use, office, governmental, retail, restaurants, hotels, as well as residential 
uses (single family residential detached, and villas or townhomes).  Ordinance No. 703 
also imposes certain requirements on building materials, roofing materials, and the pace 
of development of residential to commercial structures.  Also included in the zoning 
regulations which govern development of this site plan in this district are: 
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• Development Guidelines for Planning Area 2, PD1-2 
• Design Standards for Planning Area 2, PD1-2 
• Residential Standards for Planning Area 2, PD1-2 
• Roadway Design Standards for Planning Area 2, PD1-2 
• Concept Plan for Planning Area 2, PD1-2 

 
Also, at the time of the adoption of Ordinance No. 703 setting the zoning for PD1-
2, the following Staff recommendations were adopted by Council that apply to 
this site plan: 
 

• Solana Boulevard additional lanes on the south side of the subject tract shall be constructed by 
the developer as stipulated in a development agreement to be executed at site plan/plat approval 
(note:  this development agreement is in place).  

• Dedication of water and sewer easements for public lines.  All on-site and off-site water and 
sewer improvements necessary to serve the development are the developer’s responsibility. 

• The developer shall pay, via a development agreement, a pro-rata share of the costs for 
signalization, per a traffic impact study approved by the Town, of the intersection at Davis Blvd. 
and Solana Blvd or any other intersections near or on his development. 

• A detailed landscape plan and parking plan must be submitted with the Site Plans.   
• A detailed streetscaping plan shall be submitted showing how it will be integrating and 

transitioning well in terms of aesthetics with the development at the southeast corner of FM 1938 
and Solana Boulevard. 

• Sidewalks and trails internal to the site will need to connect by access points to sidewalks, trails, 
or pubic rights-of-way on the perimeter of the site as well as to sidewalks or trails on adjacent 
tracts.     

 
II.  Recommendations Related to the Submitted PD Site for Primrose School as it 

Relates to the Approved PD1-2 Development Plan for Entrada 
 
The Town required the Developer to prepare a more detailed instrument, known as a 
Development Plan, for the entire 85 acre Entrada tract.  With the Development Plan 
approved, the developer now can submit PD site plans for portions of his development.  
However, these PD site plans must comport to the approved Development Plan (unless 
the Development Plan is amended with the approval of the Town).  The practical effect 
is that the Development Plan becomes a master site plan, meaning that all the site 
plans for all portions of the site must fit within the template created by the Development 
Plan.   
 
The Development Plan for Entrada that was adopted by the Council has several 
conditions attached to that approval in Ordinance 720, as recommended by the 
Planning & Zoning Commission.  These additional conditions for approval of Entrada’s 
Development Plan are: 
 
1.  The Development Plan must have architectural engagement of all buildings to the 
water feature in a way that accommodates public use of the trail (palisade) on the 
water’s edge. 
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2.  All structures adjacent to the water, including those involving fee simple ownership, 
must be handled dimensionally to maximize an aesthetically pleasing adjacency and 
interaction with the water.  
 
3.  Location of the plaza in Phase 1 in relationship to the water feature must allow for a 
high degree of public access to the water feature from this plaza.  This should be done 
in a manner that forces any and all vehicular access into the plaza space via a separate 
conduit.  This can be done in European village fashion with bollards defining the 
vehicular path across the plaza ground plane, while separating cars from pedestrians 
(note:  the Arts District in Dallas has a street where this pedestrian and vehicular traffic 
are separated with bollards as recommended here).  This plaza should be extended to 
or as near as possible to the water feature. 
 
4.  Attention must be paid to the architectural and spatial relationship of the storage 
building that will surround the gas well pad site with the residential uses across the 
street from the storage building.  This includes some type of architectural feature at the 
corners of the storage building to create architectural interest. 
 
5.  The entire residential area in the southwest quadrant of the tract must have a view 
corridor established where all streets and lots are terraced in a manner whereby 
residences on the street above another residence are viewing a roof top and horizontal 
vista, not looking downward into a backyard. 
 
6.  The location of the proposed Town Hall building should be set to maximize and 
create a public gathering area near the water, as well as interact well in terms of the 
Town Hall’s site’s adjacency to the trail system that goes along the edge of the water 
feature.  This may mean moving it further away from the round-about in front of the 
building. 
 
7.  Pedestrian bridge should be point of strong architectural interest creating a “Ponte 
Vecchio” visual impact type bridge.   The other bridge, which will carry vehicular, bike 
and pedestrian traffic should be a significant design feature of this development as well.  
Both bridges should be located to link well with public plaza areas. 
 
8.  A publicly accessible trail system must be located around the entire the perimeter of 
the water feature with the exception of the villas’ section.  Locations for fountains, 
benches, tables, public art, and other public gathering areas must be shown along the 
trail system on the Development Plan.  This trail shall have a point of inter-connection 
with the trail system in Solana on the tract adjoining to the east. 
 
9.  Engineering standards for this development must be approved with the preliminary 
plat and must assist in carrying out the Staff’s recommendations for the Development 
Plan contained in this report as well as meet the intent of the design standards and 
guidelines contained in Ordinance No. 703. 
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10.  When the tract is site planned, both the southeast corner of FM 1938 (Davis) and 
Solana Boulevard and the northeast corner of FM 1938 (Davis) and SH114 must, 
include strong design public design elements that tie those corners to the intent of the 
design standards and guidelines for this tract.  Site plans for these corners shall 
minimize surface parking from being the main visual feature at these hard corners (note:  
requiring some berming when these locations are site planned may help with this).  This 
includes incorporating design features from the Town’s FM 1938 Streetscape plan on 
the side of the subject tract that abuts FM 1938.  Also, a 3-4 foot stone wall that fits with 
the site’s design standards and guidelines shall be required around the perimeter of the 
site on Solana Boulevard and FM 1938. 
 
11.  Show on the Development Plan the type of Town Edge landscaping that will be 
utilized along the SH114 side of the tract.  Also show where along this Town Edge 
landscape zone the landscaping will consist of trees and when other treatments such as 
vineyards, as proposed by the developer, will be used. 
 
12.  Approve use of Italian Cypress trees on the tract as the predominant tree of choice 
for the landscaping. 
 
13.  All recommendations made by Staff in the Staff Report presented at the time of 
zoning approval on April 22, 2013 continue in place (discussed above in Section I of this 
report). 
 
14.  All site plans submitted subsequent to approval of this Development Plan shall 
comport to all the design standards and guidelines as set out Ordinance No. 703. 
 
15.  A lighting plan must be submitted for this Development Plan that meets the 
requirements of the Section 14 of the zoning ordinance for this site (Ordinance No. 703) 
as well as Chapter 102 of the Town’s Code of Ordinances.   This plan should 
emphasize use of bollard lights along trails, plazas, and gathering areas.  It should also 
emphasize shielded low intensity down lighting for parking lots and intersections. 
 
16.  A Master Landscape Plan for all common areas, right-of-ways, public and private 
open spaces, and Town Edge Landscape zones must be submitted along with the next 
Site Plan and before any buildings permits are issued, other than the Site Plan and 
building permit for the Sales Office. 
 
All these Development Plan conditions for approval apply to this PD site plan for 
Primrose School on Lot 2, Block M, Entrada. 
 

III. Specific Requirements Relative to Primrose School Site Plan 
 
A PD (planned development) zoning district provides the Town strong 
aesthetic/architectural controls via design guidelines in the zoning regulations for this 
district.  The Town receives this control while providing the Developer zoning 
entitlements (i.e. uses) that grant the Developer great latitude and flexibility in permitted 
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and special uses, as well as dimensional setbacks and no building FAR (floor to area 
ratio) setbacks, while providing the Town with land use it desires (mixed use in Spanish 
village archetype) in this zoning district.  In that regard, the site plan for this parcel must 
comport to the Development Plan for the overall Entrada development.  This site plan 
must comport to all the zoning regulations and conditions provided at the time of zoning 
approval. 
 
Further, the Staff has been working closely with the Developer in achieving site design, 
layout, and architecture not only for the Primrose School building, but adjacent and 
nearby buildings as well.  Approval of this site plan approves both the architecture for 
the Primrose building and its location on this lot, but the location of other buildings 
around the Primrose building will be dealt with by separate PD site plan. 
 
The internal functioning of a day care center tends to yield a plain and boxy building 
mass (not unlike the CVS).  In addition, fire exit requirements necessitate that the 
elevation have frequent exterior doors and windows serving side-by-side classrooms.  
Therefore, the architectural challenge is to visually overcome the external expressions 
of internal uniformity by manipulating the vertical plate height to create roof forms that 
will appear as multiple, more complex, and appropriately scaled building masses.  This 
latter point is essential as the internal uniformity has generated a frame with 
exceptionally wide span…a span only possible with modern truss design and likely 
impossible to achieve in medieval times.  Therefore, the more complex building masses 
created by manipulation of the vertical building plate restore an appropriately small 
sense of span to the architectural mass.  
 
From the front elevation, the extent to which internal functions drive an overtly 
symmetrical entry make the elevation have a “little red schoolhouse” appearance.  
While appropriate to a Day Care use, it is inconsistent with the more complex and 
organic qualities of the Catalonian Archetype.  Therefore, our recommendations to the 
architect suggested a reconfiguration of the front elevation so that it is not so overtly 
symmetrical. 
 
It is important that the Town have a clear view of how these buildings work together and 
how the building-to-street relationship moves away from building on a lot that fronts a 
street, to building a defining street space.  It is absolutely critical that the building-to-
street relationship be accomplished if the outcome is to be viewed as something derived 
from a medieval archetype and not just a suburban project with Catalonian details.  The 
Town is seeking graphic representations which show these interrelationships of projects 
and the street space they share. 
 
 
 

IV.  Staff Recommendation 
 
Staff recommends approval of this PD site plan for the Primrose School building on Lot 
2, Block M, of Entrada subject to the following conditions: 
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1.  all the zoning requirements for this PD1-2 district set out in Ordinance 703 in 

addition to the conditions accepted by the Town Council set out in Section I of 
this report at the time of zoning approval (April 22, 2013). 

 
2. all the Development Plan conditions for approval referenced in Section II of this 

report established in Ordinance 720 (adopted October 28, 2013) apply to this PD 
site plan for Primrose School on Lot 2, Block M, Entrada. 
 

3. the site plan building elevations for Primrose School, as submitted and attached 
to this report as recommended by Staff, include the requirement that this 
structure meet all aspects of the Entrada design guidelines proposed to be 
reviewed by the Commission and adopted on 12-14-15 by the Town Council. 
 

4. Town Staff will review and approve a materials sample palette that shall be 
presented at the time for building plans review for a building permit and said 
materials must comport to elevations as presented to the Staff and the Planning 
& Zoning Commission. 
 

5. landscaping and planters used around the Primrose building per drawings 
submitted by the Developer’s master architect, Merriman and Associates, be of 
substantial size, as shown on said drawings. 
 

6. Fencing/wall around building and building site will be solid masonry, not wrought 
iron, although a wall that is combination half and half may be approved by Staff. 
 

7. the understanding that this approval applies only to the Primrose School  
building, and that the other smaller buildings that may shown or adjacent to the 
PD site plan for this Block M will require their own PD site plan and building 
elevations to be approved at the time they are proposed for construction. 
 

8. Solid waste collection area on this site plan will reflect a sheperd’s hut” type 
architecture and will be approved by Staff at the time of building permit 
application. 
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   estlake Town Council      
 

TYPE OF ACTION         
Regular Meeting - Action Item 

Planning and Zoning Commission 
Tuesday, December 01, 2015 

 
TOPIC:   Conduct a Public Hearing and Consideration of a Recommendation 

Regarding a Zoning Change Request to Amend the PD 3-5 Zoning District 
Located at SH 170 and SH 114 on a Tract that is a Portion of What is 
Generally Known as the Circle T Ranch, by Dividing Said District into 
Two (2) Separate Planning Areas, to be Identified as PD3-5A and PD3-
5B, and Adding 186,000 Square Feet of Office Campus Use in the New 
PD3-5B Planning Area. 

   
STAFF CONTACT: Tom Brymer, Town Manager 

Eddie Edwards, Director of Planning and Development   
 
 

DECISION POINTS 
   Start Date  Completion Date 
Timeframe:  December 1, 2015 December 14, 2015 
Funding:      Amount-   None.      Status-   N/A     Source-   N/A 
 

Decision Alignment 
 VVM Perspective Desired Outcome 
 

Sense of Place Customer Focus CF.Enhance and Maintain a Sense 
of Community 

 Strategic Issue Outcome 
Strategy Staff Action 

 
Comprehensive 

Planning and 
Management of 

Natural Resources 

N/A SA 09D1: Ordinances 

 
Strategy Map or VVM Connection 

 
Strategic Issue Connection 
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EXECUTIVE SUMMARY 
This is an application by the property owner, Hillwood Properties, to amend the zoning of  
planned District 3-5 (PD3-5), a 153 acre (+/-) tract located at the intersection of SH170 and  
SH114 on the Circle T Ranch.  The owner and applicant are requesting that PD3-5 be amended 
 to: 
  

• create two (2) separate Planning Areas, to be identified as PD3-5A and PD3-5B 
• and adding 186,000 square feet of office campus use in the new PD3-5B Planning Area. 

 
This application is filed in order to develop the new planning areas in a manner associated with 
Project Blizzard.  This project involves a major corporate office campus for a financial  
services company, as well as a mixed use development with urban living units, i.e. multi-family  
or apartments, office and retail uses.  This application only deals with creating the 2 planning 
areas referenced above, as well as adding 186,000 SF for the office campus use.  The  
applicant has indicated they will deal with the mixed use component of urban living units  
(multi-family/apartments) at a later time.  
 
It should be noted that existing zoning entitlements contained in PD3-5 already include office  
and various retail uses, as well as 275 residential dwelling units (i.e. single family attached, 
detached and zero lot lines, examples- townhomes, garden homes).  There are no multi-family  
zoning entitlements in this district at this time.  The owner has indicated that urban living (multi- 
family/apartments) are an important component of this project to the corporate user that will 
 occupy the campus office portion.  See below for a brief history of zoning in this district. 
  

ORGANIZATIONAL HISTORY 
This zoning district has a long history, known most recently as the “mall site”.  Zoning in this 
district was amended in 2004 in anticipation of development of a shopping mall at this site.  
Zoning uses amended as a part of the process of pursuing this mall included removal of multi-
family housing as an approved use in this district.  The mall was never developed at this location.  
Existing zoning entitlements for this district are shown in Ordinance 452, pages 9-18 (attached). 

RECOMMENDATION 
Staff recommends approval of this zoning change application for the reasons set out in the 
attached Staff Report. 

ATTACHMENTS 
1. Site Location Map 
2. Ordinance 452, passed 3-22-04, amending the zoning in PD3-5 in anticipation of mall 

development and establishing the current zoning entitlements in PD3-5. 
3. Staff Report. 
4. Power point presentation given by Hillwood Properties at Nov. 9, 2015 P&Z 

Commission workshop meeting. 
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TOWN OF WESTLAKE

ORDINANCE NO. 452

AN ORDINANCE AMENDING THE COMPREHENSIVE ZONING ORDINANCE OF
THE TOWN OF WESTLAKE, TEXAS TO REZONE AN APPROXIMATELY 154-ACRE
TRACT OF LAND GENERALLY LOCATED IN DENTON COUNTY, TEXAS FROM A
PD"     PLANNED DEVELOPMENT DISTRICT AUTHORIZING OFFICE,

ENTERTAINMENT/OFFICE,   RETAIL,  ENTERTAINMENT/ RETAIL AND MALL
USES AS ESTABLISHED IN PD ORDINANCE NO.  311 TO A  " PD"  PLANNED
DEVELOPMENT DISTRICT AUTHORIZING OFFICE USE AND MIXED-USE
DEVELOPMENT;    PROVIDING EXHIBITS SHOWING THE AREAS BEING
REZONED,  PROVIDING FOR A CONCEPT PLAN PRIOR TO ISSUANCE OF A
BUILDING PERMIT AND A LEGAL DESCRIPTION; PROVIDING FOR GENERAL
REGULATIONS;  PROVIDING FOR DEVELOPMENT STANDARDS;  PROVIDING
FOR AREA REQUIREMENTS;  PROVIDING FOR THE AMENDMENT OF THE
OFFICIAL ZONING MAP;   PROVIDING FOR A SEVERABILITY CLAUSE;
PROVIDING FOR A SAVINGS CLAUSE; PROVIDING FOR A PENALTY CLAUSE;
AND DECLARING AN EFFECTIVE DATE.

WHEREAS, on August 24, 1992, the Board of Aldermen (the " Board") of the Town of
Westlake, Texas ( the " Town") adopted a Comprehensive Plan ( the " 1992 Comprehensive Plan")
for the Town; and

WHEREAS,  on November 16,  1992,  the Board adopted a Comprehensive Zoning
Ordinance ( the " Zoning Ordinance"); and

WHEREAS, on September 15, 1997, based on the recommendations of the Planning and
Zoning Commission ( the " Commission"), the Bo and amended the Z oning Ordinance and the
subdivision regulations by adopting a Unified Development Code ( the " UDC") for the Town;
and

WHEREAS, the UDC has been amended, with the most recent amendments being
adopted on August 23, 2003; and

WHEREAS, there is located within the corporate limits of the Town an approximately
154 acre tract of land ( commonly known as Planning Area 5 and hereinafter sometimes referred
to as the " Planning Area"); and

WHEREAS, because of improvements to State Highway 114, further urban growth
throughout the region, and other changed conditions that affect the region, the Town believes
there are unique and significant opportunities for office, retail and mixed-use development

including high end owner-occupied single family residential within the Planning Area that will
be consistent with the Town' s long- term development vision; and

WHEREAS,  the Commission has recommended to the Board that the hereinafter
described property be rezoned to " PD" Planned Development District; and



WHEREAS, the Board believes that the interests of the Town, the present and future

residents and citizens of the Town, and developers of land within the Town are best served by
adopting this Ordinance, which the Board has determined to be consistent with the 2004 Land
Use Plan, Thoroughfare Plan, Open Space and Trail Plan, Water and Sewer Plans, Drainage
Plan, and Zoning Map all as amended.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE
TOWN OF WESTLAKE, TEXAS:

SECTION 1:  That the recitals set forth above are hereby incorporated herein, adopted by
the Town and declared to be true and correct.

SECTION 2:   That the Comprehensive Zoning Ordinance of the Town of Westlake,
Texas, O rdinance No. 2 00, is he reby a mended b y t his P D O rdinance, b y a mending P lanned
Development District No. 3- 5 within the property described in Exhibit 1 attached hereto by
reference for all purposes. This PD will be subject to the approval a Concept Plan and all
development standards and other regulations attached hereto.

SECTION 3:  Upon the adoption of this PD, the Town Manager or his designee shall
promptly update the Town' s Official Zoning Map, to include an amended Planned Development
on which entry shall include the abbreviated designation " PD No. 3- 5A" and the date that this
Ordinance was adopted by the Board.

SECTION 4:   It is hereby declared to be the intention of the Board, that sections,

paragraphs, clauses and phrases 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 or sections of this Ordinance
since the same would have been enacted by the Board without the incorporation in this
Ordinance of any such unconstitutional phrase, clause, sentence, paragraph or section.

SECTION 5:  This Ordinance shall become effective upon its passage.

PASSED AND APPROVED BY THE BOARD OF ALDERMEN OF THE TOWN OF
WESTLAKE, TEXAS, ON THIS 22ND DAY OF MARCH, 2004.

ATTEST: Scott Bradl y, Mayor

f   `
F

Gmg& Crosswy T wti S&& etary   — Trent Pett ,   own ager

APPRO _ O FORM:

L.  tanton lio`     /To ttorney
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ARTICLE 1.  GENERAL PROVISIONS

SECTION 1 SHORT TITLE.

This ordinance shall be known and may be cited as the " Amended Circle T Planning Area No. 5
Planned Development Zoning District", or simply as the " PD Ordinance".

SECTION 2 PURPOSES.

This PD Ordinance is adopted to provide for a superior design of lots or buildings; to provide for

increased recreation and/ or open space opportunities for public use; to provide rural amenities or

features that would be of special benefit to the property users or community; to protect or
preserve natural amenities and environmental assets such as trees, creeks, ponds, floodplains,

slopes or hills and viewscapes; to protect or preserve existing historical buildings, structures,
features or places; and to provide an appropriate balance between the intensity of development
and the ability to provide adequate supporting public facilities and services.

SECTION 3 GENERAL DEFINITIONS.

Section 3. 1 Usage. For purposes of this PD Ordinance, certain numbers, abbreviations, terms,

and words shall be used, interpreted and defined as set forth in this Section.  Other terms and

words are defined elsewhere in this PD Ordinance.  Unless the context clearly indicates to the
contrary, words used in the present tense include the future tense, and words used in the plural

include the singular.  The word " shall' will be interpreted as mandatory, and the word " may" as
permissive.

Section 3.2 Words and Terms Defined.

Applicable Town Ordinances means the UDC and all other ordinances, rules, and regulations

that are adopted by the Board and that are applicable to development within the PD District.

Board means the Board of Aldermen of the Town of Westlake, Texas.

Commission means the Planning and Zoning Commission of the Town of Westlake, Texas.

Floor Area means the total area of all floors of all buildings on a lot or unified development site

measured between the outer perimeter walls of the buildings excluding (i) area in a building or in
a separate structure ( whether below or above grade) used for the parking of motor vehicles, ( ii)
courts or balconies open to the sky, and ( iii) roof area used for recreation.

Masonry means brick, stone, cast stone, concrete, glass block, split-face concrete masonry unit,
or other masonry materials approved by the Board.

Mixed Use Development Area means the areas within the PD District that are developed in
accordance with Article IV of this PD Ordinance.

PD District means the planned development zoning district established by this PD Ordinance.
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PD Concept Plan means any one or more of the drawings that must be submitted and approved
by the Planning and Zoning Commission and the Board Aldermen prior to, or simultaneous with
a preliminary plat.

PD Ordinance means this planned development zoning district ordinance,  including any
approved PD Concept Plan.

PD Sup1pement means that certain Circle T Planned Development Zoning District Supplement
contained in Ordinance No. 307 and adopted by the Board.

Residential area means an area within the PD District consisting of approximately 50 acres and
devoted to single family residential uses, as identified in the Land Use Schedule in Article II of
this PD Ordinance.

Town means the Town of Westlake, Texas.

UDC means the Town' s Unified Development Code, as amended.

SECTION 4 PD SUPPLEMENT.

Concurrently with the adoption of PD Ordinance No.  311,  the Board adopted the PD
Supplement.  The PD Supplement includes additional standards that are applicable within this

PD District. The PD Supplement establishes additional standards for the following: ( i) concept,
informational,  development and site plans;   ( ii)  signs;   ( iii)  landscaping;   ( iv)  roadway
construction, parking and loading; ( v) fencing; ( vi) lighting; ( vii) other special standards; and
viii) illustrations.

SECTION 5 APPLICABILITY OF EXISTING REGULATIONS.

Section 5. 1 Applicable Town Ordinances. Except to the extent provided by an approved PD
Concept Plan, this PD Ordinance and the PD Supplement, development within the PD District

shall be governed by least restrictive of the " R" Retail or " O" Office Park zoning district
standards and the uses listed in Article II of this Ordinance.

Except to the extent provided by an approved PD Concept Plan, this PD Ordinance, and the PD
Supplement, the Applicable Town Ordinances shall also govern development within the PD
District.   In the event of any conflict between ( a) an approved PD Concept Plan, this PD
Ordinance and the PD Supplement and  ( b) the Applicable Town Ordinances,  the terms,
provisions and intent of an approved PD Concept Plan,  this PD Ordinance and the PD
Supplement shall control.  Except as provided below, in the event of any conflict between the
UDC and the Applicable Town Ordinances, the terms, provisions and intent of the UDC shall
control.

Section 5.2 General Approval Criteria. To the extent, if any, that the Applicable Town
Ordinances ( and, in particular, the subdivision regulations of the UDC) grant to the Board, the

Commission, the Town Manager, or any other Town employee or consultant, the authority to
approve any aspect of development within the PD District ( including,  but not limited to,
preliminary or final plats or any aspect thereof or any agreements or permits related thereto)
February 23, 2004 Article 1. General Provisions PA 5 - Mixed Use Page 7
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based on conformity with the Town' s Comprehensive Plan, Open Space Plan or Thoroughfare
Plan ( or with the objectives, goals or policies of such plans), then such authority shall be
exercised to the extent necessary to determine whether the aspect of development being
approved is consistent with an approved PD Concept Plan,  this PD Ordinance,  the PD
Supplement.

SECTION 6 CONCEPT PLAN, DEVELOPMENT PLANS, AND SITE PLANS.

Section 6. 1 PD Concept Plan. A PD Concept Plan for this PD District shall be approved
prior to the approval of any development plans and site plans required by this PD Ordinance.
The PD Concept Plan shall comply with the Comprehensive Land Us Plan the Open Space and
Trail Plan, the Master Thoroughfare Plan, the Master Water and Sewer Plans, and the Master
Drainage Plan of the town and the UDC.

Section 6.2 PD Development Plans.  PD development plans are required for development
within the PD District.   The UDC governs the p rocess by which PD development plans are
submitted and approved.

Section 6. 3 PD Site Plans. PD site plans are required for development within the PD District.
Article I, Section 3. 4, of the PD Supplement governs the process by which PD site plans are
submitted and approved ( including, but not limited to, the submittal requirements, approval
criteria, and conditions).

February 23, 2004 Article 1. General Provisions PA 5 - Mixed Use Page 8
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ARTICLE 11. USES

SECTION 1 LAND USES.

Section 1. 1 Land Use Schedule.  Buildings, structures, and land within the PD District shall
be used only in accordance with the uses permitted in the following " Land Use Schedule".  The

symbol " X" shall mean that the use is permitted as a principal use by right.  The symbol " S"
shall mean that the principal use is permitted only after first obtaining a" Specific Use Permit" as
set forth in the UDC.  The symbol " A" shall mean that this use is specifically permitted as an
accessory use to a main use ( this does not exclude other land uses which are generally considered
accessory t o t he p rimary use).  A b lank s quare s hall m can t hat t he us e is no t o llowed a s a
principal use.

PLANNING AREA 5— MIXED USE LAND USE SCHEDULE

X= Permitted
PERMITTED USES

S= Special Use

A= Accessory Use

AGRICULTURAL USES

Plant Nursery( Growing) x

Plant Nursery( Retail Sales)      X

Farms General( Crops)   X

Farms General( Livestock, Ranch) X

Veterinarian( Indoor Kennels)    X

Veterinarian( Outdoor Kennels)

Stables( Private Use)     S

Stables( As a Business)  S

RESIDENTIAL USES

Single Family Detached x

Single Family Attached—Zero Lot Line X

Single Family Attached x

Duplex

Condominium

Home Occupation x

Servants/ Caretakers Quarters A

Temporary Accommodation for A

Employees/ CustomersNisitors

Swimming Pool( Private) A

Detached Garage( Private)       A

Sport/Tennis Courts( Private)     A

February 23, 2004 Article 11. Uses PA 5 - Mixed Use Page 9
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X= Permitted

PERMITTED USES

S— Special Use

A= Accessory Use

INSTITUTIONAL and GOVERNMENTAL USES

Emergency Ambulance Service X

Post Office( Governmental)      X

Mailing Service( Private) X

Heliport

HelistopNerti- stop S

Telephone, Electric, Cable, and Fiber Optic X

Switching Station

Electrical Substation S

Utility Distribution Lines' X

Utility Shop and Storage S

Water and Sewage Pumping Station( below X
grade)

Water and Sewage Pumping Station( above S

grade)

Water Storage Tank acid Pumping System S

Elevated or Above Grade)

Water, Sewer, Electric, acrd Gas Meters X

Electric Transformers X

Private Streets/ Alleys/Drives X

Retirement Home X

Nursing/Convalescent Home

Hospice

Hospital

Psychiatric Hospital

Clinic X

Child Daycare( Public; 7 or more) X

Child Daycare( Private; 7 or more) X

School, R- 12( Public or Private)

School( Vocational)     A

College or University X

Community Center( Public)      X

Civic Club X

Church or Place of Worship X

Use Associated with a Religious last.      X

Government Building X

Police Station X

Fire Station X

Library X

Data Center X

February 23, 2004 Article II. Uses PA 5 - Mixed Use Page 10
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X= Permitted

PERMITTED USES

S—Special Use

A= Accessory Use

COMMERCIAL USES

Offices( General) X

Studio X

Banks and Financial Institutions X

Information Processing X

Hotel/Motel X

Hotel/ Motel with Conferencing Facility X

Laundry/Dry Cleaning( x3, 000 S. F.)      X

Laundry/Dry Cleaning( Drop/Pick)       X

Parking Structures X

Shoe Repair X

Beauty Parlor/ Barbershop X

Clothing Store X

Quick Copy/ Duplicating Services X

Personal Services X

Liquor Store

Micro-brewery and Wine Production and S

Sales(< 30, 00o S. F.)

Grocery( With alcoholic beverage sales)   S

Convenience Store( with alcoholic beverage S

sales)

Grocery X

Convenience Store X

Variety Store X

Bakery Sales X

Stationery and/or Book Store X

Antique Shop X

Art Gallery/Museums X

Hardware Store X

Sporting Goods X

Paint and Wallpaper X

Cloth Store X

Retail Stores- General X

Excluding Second Hand Goods)

Restaurant, Cafe or Dining Facility X

Restaurant, Cafe or Dining Facility serving S

alcohol

Auto/Truck Parts and Accessories X

Household Furniture/Appliances( including X

Sales and Service)

Farmer' s Market S

February 23, 2004 Article TL Uses PA 5 - Mixed Use Page 11
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X= Permitted
PERMITTED USES

S= Special Use

A= Accessory Use

Feed Store

Parking Structure X

Cafeteria( Private)       A

Job Printing, Lithography, Printing, or X

Blueprinting

Vehicle Display and Sales( inside) X

Medical Laboratory A

R& D Laboratory S

Conference Center X

Live Theater X

Motion Picture Theater X

Custom Business Services X

Electronic Appliances Store and Computer X
Sales and Service

Tavern, Bar or Lounge S

Dance Halls/Mghtclubs S

Golf Course( Public or Private)   X

Park or Playground( Public or Private)     X

Satellite Dish X

Non- Commercial Radio Tower

Race Track Operation

Recreation Facility, Health Studio( Public) X

Country Club( Private Membership)       X

Golf Clubhouse( Public or Private) X

Community Center( Private)      X

Recreation Center( Private)       X

Hike, Bike, and Equestrian Trails( Public or X
Private)

Golf Maintenance Facility A

Golf Pro Shop X

Health/ Spa Facilities( Private)    X

Athletic Fields( Private)  A

Athletic Courts( Private) A

Equestrian Center X

Athletic Courts( Public)  A

Commercial Amusement( Inside) X

Lake Cruise/Water Taxi X

Truck/Trailer Rental S

Auto Body Repair

Auto Mechanical Repair S

Quick Lube/ Oil Change

February 23, 2004 Article 11. Uses PA 5 - Mixed Use Page 12
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X= Permitted
PERMITTED USES

S= Special Use

A= Accessory Use

Vehicle Maintenance( Private)    x

Vehicle Fueling( Private) S

Warehouse/ Storage( Inside)

Warehouse/ Storage( Outside)

Scrap/ Waste Recycling Collection and/ or
Storage

Gas/Chemical Bulk Storage

Light Manufacturing/Assembly S

Apparel Manufacturing

Packaging and/or Distribution

Printing, Engraving and related Reproductive
Services

Distribution of Books/ Other Printed Material

Machine Shop

Welding Shop

Temporary Batching Plant Sr

Temporary Construction Office x'

Temporary Construction Materials Storage
X2

Temporary Sales Office X'-

NOTES:

1.     Including water, sewer, electric, gas, cable, telephone, fiber optic, and other public and private utility
distribution lines.

2.     Limited to period of construction.

Section 1. 2 Municipal Use.     There shall be a two- acre municipal site reserved for a
DPS/ Courts use within the PD District.

Section 1. 3 Residential Area. The maximum number of residential units allowed in this

PD District is 275 units.  A construction schedule must be approved by the Board of Aldermen
prior to or simultaneous with the filing of a preliminary plat.

SECTION 2 ACCESSORY USES AND STRUCTURES.

An accessory use or structure which is customarily incidental to the principal use or structure,
and which is located on the same lot or tract of land, shall be permitted as an accessory use
without being separately listed as a permitted use.
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ARTICLE III.  DEVELOPMENT STANDARDS

SECTION 1 DENSITY.

Section 1. 1 Office Uses. T he m aximum aggregate f loor area for o ffice us es o utside o f a
Mixed Use Development Area in this PD District is 884,505 square feet.

Section 1. 2 Mixed Use Development Area.   The maximum aggregate floor area for all uses
within a Mixed Use Development Area in this PD District is 1, 305, 060.

Section 1. 3 Residential Uses.    This PD may contain a maximum of 275 owner occupied,
single family dwelling units.

SECTION 2 MINIMUM LOT SIZE.

Section 2. 1 Residential area.  The minimum lot size for a residential detached unit within a
Mixed Use Development Area is 5, 000 square feet.   There are no minimum lot sizes for
Residential attached units.

Section 2.2 Mixed Use Development Area.  There are no minimum lot sizes within a Mixed
Use Development Area except as described in Section 2. 1 above.

Section 2. 3 Office. The minimum lot size for office uses outside a Mixed Use Development
Area shall be 100,000 square feet

SECTION 3 MINIMUM LOT WIDTH

Section 3. 1 Residential area. The minimum lot widths for residential detached units located
within a Mixed Use Development area of the PD District shall be 50 feet. There are no minimum
lot widths for attached uses within a Mixed Use Development Area.

Section 3.2 Mixed Use Development Area.  There shall be no minimum lot widths within a
Mixed Use Development Area, except as noted in Section 3. 1.

Section 3.3 Office.    The minimum lot width for Office use outside of a Mixed Use
Development Area shall be 200 feet.

SECTION 4 MAXIMUM BUILDING HEIGHT.

Section 4. 1 Mixed Use Development Area.  The maximum height for all structures within_a
Mixed Use Development area shall be four (4) stories or 60 feet.  Building heights are illustrated
by Exhibits 2 through 7.  Buildings are to be built to human scale and will not exceed a building
height- to-street width ratio of 1: 3. The following additional standards apply:

A.       Adjacent buildings within the same block must be varied in height; however, the
height differential between buildings cannot exceed one floor.

B.       Heights are measured from the sidewalk to the top of the parapet or roof eave.
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C.       Sloped roofs shall not exceed a pitch of 8 inch rise for every 12 inches of run.

D.       Attic space under the roof may be occupied.

E.       Vaulted and curved roofs are permitted but shall not exceed an apex height of
greater than 16 feet above the parapet or eave line.

Section 4.2.    Residential Uses.  The maximum height for all residential structures is 35 feet.

Section 4.3 All Uses Outside a Mixed Use Development Area . The maximum height for all
structures shall be the lesser of four (4) stories or 60 feet.

Section 4.4 Exceptions to Height Requirements. The height limits imposed by this Section
4 shall not apply to ( a) chimneys and vent stacks, church spires, towers, cupolas, sloped roofs,
entry features, skylights, or other architectural features that are not intended for occupancy or
storage; ( b) flag poles and similar devices; or ( c) heating and air conditioning equipment, solar
collectors, and similar equipment, fixtures and devices provided such equipment, fixtures, and
devices are screened from view with a solid wall that is architecturally consistent with the design
of the building to which they are attached.

SECTION 5 MINIMUM BUILDING SIZE.

The minimum residential dwelling unit size shall be 1, 500 square feet.  The minimum building
size for all other uses shall be 5, 000 square feet.

SECTION 6 BUILD TO LINES.

Section 6. 1 Mixed Use Development Area There shall be a 15 foot minimum build to line
for attached residential uses in a Mixed Use Development area.  Detached residential in a Mixed
Use Development area shall have a 20 foot minimum front yard setback.  There are no minimum
front yard setbacks for other areas in a Mixed Use Development area except that sidewalk zones
and landscaping will be consistent with the PD supplement.

Section 6.2 The minimum front yard for office uses not within a Mixed Use Development
Area shall be 50 feet

SECTION 7 REAR YARD SETBACKS.

There are no minimum rear yard setbacks for uses within a Mixed Use Development Area.  The
minimum rear yard for all uses outside of a Mixed Use Development Area shall be 20 feet.

SECTION 8 SIDE YARD SETBACKS.

Section 8. 1 Mixed Use Development Area - Residential Attached.   Each attached single-
family dwelling shall have only one five-feet wide side yard. The side yard requirements shall
apply to only one side yard of the first and last attached houses in each set of attached houses.

February 23, 2004 Article 111. Development Standards PA 5- Mixed Use Page 15
ORDINANCE



Section 8. 2 Mixed Use Development Area  —  Residential Detached.  The side yard
requirements for residential detached in a Mixed Use Development area shall be 10 feet.

Section 8.3 There shall be no side yard setback requirements for any other uses within a
Mixed Use Development Area.

Section 8. 4 Office The minimum side yard for office use outside the Mixed Use
Development area shall be 25 feet

SECTION 9 SLOPE REQUIREMENTS.

The height of non- residential structures within a Mixed Use Development Area shall be limited
to 60 feet. Where non-residential structures are adjacent to residential structures within the same
block, the height shall be limited to 35 feet.
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ARTICLE IV. ADDITIONAL MIXED USE DEVELOPMENT AREA STANDARDS

SECTION 1 ROADWAY STANDARDS.

The general roadway standards applicable within a Mixed Use Development Area are established
by the drawings labeled " Mixed Use Development Area Roadway Standards".  Street sections

for such roadways ( including on-street parking) are illustrated on Exhibits 8 through 12.

SECTION 2 LANDSCAPING.

All landscape requirements for this PD District are established in: ( i) the Roadway Standards of
this ordinance ( See Exhibits 8 through 12); ( ii) the Lake Edge Standards ( See Exhibit 13); and

iii) the PD Supplement.  In the event that any landscaping standard is not addressed by (i), ( ii) or
iii) above, then the landscaping standards contained in the UDC shall apply.

SECTION 3 LAKE EDGE.

The s tandards applicable t o t he de velopment o f t he Lake Turner s horeline a re it lustrated o n
Exhibit 13.

SECTION 4 ROOFS.

Commercial roofs will be predominantly flat with sloped roof architectural features.  Residential
roofs will be predominantly sloped with flat accent roofs.  Sloped roofs will not have a height-to-
length ratio greater than 8: 12.   Curved roofs will be no taller than 16 feet above the plate or
cornice line.  All mechanical units must be screened from view.

SECTION 5 CONSISTENT FIRST FLOOR HEIGHTS.

Above a given block, the first floor heights should be similar in adjacent buildings, particularly
as reflected in the exterior spandrel between the first and second floor.  On commercial streets,
the heights of the first floors and adjacent buildings should not vary by more than one foot.
Likewise,  heights of canopies and colonnades covering the sidewalks should match from
building to building along a given block front, with a maximum height of 14 feet.

SECTION 6 STREET LEVEL ENTRIES AND OPENINGS.

Commercial entries along the street should be recessed at least two feet from the building face.
Residential entries may be recessed or may be covered with a protective rain covering such as
awnings and canopies.

SECTION 7 STOREFRONT SPACING.

At least one building entry or passage shall occur every 25 feet on average in any block, but no
further than 40 feet apart along any commercial facade.

February 23, 2004 Article IV. Additional Mixed Use PA 5— Mixed Use Page 17
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SECTION 8 STREET LEVEL FACADES.

Blank stretches of street level, street facing facades ( those without windows or entries) should be
minimized; however, stretches of ten feet are acceptable.  Blank stretches between ten feet and
20 feet are permissible, but should be limited.  Blank stretches over 20 feet are not allowed.

SECTION 9 PORCHES.

Where first floors are used for residential purposes, first floor porches must be elevated at 18
inches above the sidewalk.

SECTION 10 SIDEWALK COVERINGS.

Canopies and colonnades are permitted and encouraged.

SECTION 11 DIVERSITY OF USES.

Diversity of uses is encourage throughout a Mixed Use Development Area.   Mixing uses
vertically within buildings is also encouraged.

SECTION 12 MID-BLOCK PASSAGES.

Mid-block passages which connect the street to the interior of blocks and the parking therein are
encouraged.   These passages may be enclosed or open air, but must remain open to public
passage.  These passages should be enhanced with landscaping.  Pedestrian circulation should be
encouraged and enhanced.

SECTION 13 PAVING MATERIALS.

Roadways and parking lots will be concrete, asphalt, with brick, stamped concrete, paver or
stone crosswalks and concrete curbs.   Entire sections of important roadways may be brick.
Sidewalks shall be concrete and/ or brick.  Other paved areas, such as courtyards and plazas, may
be brick, concrete, or stone, as appropriate.

SECTION 14 PEDESTRIAN ACCESS.

Pedestrian access must be maintained throughout the PD. All buildings and open space must be
joined by sidewalks that follow the standards established in the PD Supplement, the UDC and
the Trails and Open Space Plan.    Sidewalks are also required to link recreational and
entertainment uses to parking areas.

February 23, 2004 Article IV. Additional Mixed Use PA 5— Mixed Use Page 18
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ARTICLE V. EXHIBITS

EXHIBIT 1 Legal Description of PD District

EXHIBIT 2 Mixed Use Development Area Maximum Building Height

EXHIBIT 3 Building Height - One Story

EXHIBIT 4 Building Height- Two Story

EXHIBIT 5 Building Height- Three Story

EXHIBIT 6 Building Height - Four Story

EXHIBIT 7 Building Height - Five Story

Mixed Use Development Roadway Standards

EXHIBIT 8 Street" A"— Primary Road

EXHIBIT 9 Street` B"—Town Square

EXHIBIT 10 Street" C"— Perimeter Road

EXHIBIT 1 I Street" D"— Interior Road

EXHIBIT 12 Street" E"— Service Lanes

EXHIBIT 13 Lake Edge
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LEGAL DESCRIPTION
PD 3-_5

PROPOSED ZONING  " MIXED USE"

BEING a tract of land situated in the Richard Eads Survey,, Abstract Number 393

t Number

County) and Abstract Number 49_ ( Tarrant County),
1565 ( Denton County), Abstract Number 2026 ( Tarrant County), the M.E. P.& P. R.R. Survey,

Abstract Number 923 ( Denton County) and the Jesse Sutton Survey, Abstract Number 823
Denton County) and being a portion of that tract of land conveyed to AIL Investments, Lid.,recorded in Volumel3275, Page 542 of Deed Records Tarrant County, Texas and under County

Clerk' s Number 98-R0052417 of Real Property Records, Denton County Texas and being more
particularly described by metes and bounds as follows;

BEGINNING at the northeast corner of that tract of land conveyed to Sam Lee recorded in
Volume 575, Page 580 of Deed Records, Tarrant County, Texas

THENCE N 89010' 35" W, 11. 21 to the southeasterly right-of-way of State Highway 170 ( a
variable width right-of-way);

THENCE with said southeasterly right-of-way the following courses and distances;

N 34 039' 39" E, 368. 29 feet;

S 75041' 23" E, 65. 50 feet;

N 89052' 23" E, 42.06 feet;

N 03- 17' 17" E, 181. 84 feet to the beginning of a non- tangent curve to the right;
THENCE with said non-tangent curve to the right, an arc distance of 3358. 72 feet, through a
central angle of 67 13814811, having a radius of 2844. 79 feet, the long chord of which bears
N 70040' 09" E, 3167. 01 feet to the south right-of-way of State highway 114 ( a variable width
right-of-way);

THENCE S 75 049' 00" E, 108. 13 feet;

THENCE S 75016' 13" E, 75. 00 feet;

THENCE S 67° 10' 12" E, 317. 59 feet;

THENCE S 00031' 38" E, 57. 12 feet;

THENCE S 75023' 1 5" E, 26.80 feet;

THENCE S 17° 2..' 44'"W, 476. 68 feet departing said southerly right-of-wati, to the beginning of
a curve to the left;

Tracking No. N/ A
C& B Job No. 01 1400. 501. 1. 0049

February 19, 2004
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THENCE with said curve to the left, an arc distance of 848. 27 feet, through a central angle of
18 049' 11", having a radius of 2582. 50 feet, the long chord of which bears S 07 059' 09" W,
844.46 feet to the beginning of a curve to the right;

THENCE with said curve to the right, an arc distance of 690. 98 feet, through a central angle of
38054134", having a radius of 1017. 50 feet, the long chord of which bears S 18 101' 50" W,
677. 78 feet to the beginning of a curve to the left;

THENCE with said curve to the left, an are distance of 345. 82 feel, through a central angle of
16° 45' 21", having a radius of 1182. 50 feet, the long chord of which bears S 29° 06' 26" W,344. 59 feet to the east line of that tract of land conveyed to Roanoke Lodge No. 421, recorded in
volume 82, Page 532 of said Real Property Records;

THENCE N 00 047' 59" W, 241. 59 feet with the east line of said Lodge Tract;
THENCE N 89054' 00" W, 803. 58 feet with the north line of said Lodge 'fract;

center]ne f Ottnge Road ( a paved, travelederoadtway of undeterminedrwidth, no record

found);

THENCE with said approximate centerline the following bearings and distances;
N 89059' 37" W, 630. 18 feet;

N 76013' 43"` v, 210. 12 feet;

N 41018' 15" W, 717. 16 feet;

N 56- 49' 16- W, 923. 63 feet;

S 00037' 46" E, 7161 feet to the north line of aforementioned Lee Tract;
THENCE N 89° 10' 35" W, 284. 94 feet to the Point of Beginning and containing 6, 679. 548
square feet or 153. 3 acres of land more or less.

This document was prepared under 22 TAC 663. 21, does not reflect the results ofan on the
ground survey, and is not to be used to convey or establish interests in real property except thoserights and interests implied or established by the creation or reconfiguration pfthe boundary of
the political subdivision for which it was prepared."

Tacking No. N/ A
C& B Job No. 011400, 501. 1. 0049 February 19, 2004
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BUILDING HEIGHTS

General Notes

Buildings will be varied in height. The height differential between adjacent buildings on a street should be no more than one floor height

Heights are measured from the sidewalk to the top of the parapet or roof cave.

Sloped roofs, towers, cupolas and other architectural elements may reasonably extend beyond the maximum heights.

Sloped roofs shall not exceed a pitch of 8 inch rise for every 12 inches of run.

Attic space under the roof may be occupied and will not be counted against the floor count.

Vaulted and curved roofs are permitted but shall not exceed an apex height of greater than 16 feet above the parapet or cave line.

Exhibit 2



Building Heights

One Story
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Building Heights

Two Story
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Building Heights

Three Story

Tluee Story
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Building Heights

Four Story

0 Four Story

Merimum Slnoel
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Building Heights

Five Story
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STREET A PRIMARY ARTERIAL

Typically Street A is the main boulevard running

through the area. It will be four lanes and divided

where it passes through the mixed use development

and be urban in character.  The median will be

narrow, on- street parking will be allowed, sidewalks

will be close to the street edge and traffic lights will

be more frequent if required.  Speed limits will

lower on this stretch to allow for pedestrian

crossings and street intersections.

Lm

Street Character Street A will be primarily commercial.  There will

be high traffic volume, but it will remain pedestrian

Ij
Ij

friendly.

Building Heights Building heights will be no less than two stories and
Street Plan

no more than four stories.

Sidewalk Zone/ The depth of the sidewalk and" build-to" line will

Build-To- Lines be a minimum of 15 feet from the face of the curb.

Parking Angled and parallel street parking will be allowed

on both sides.

Landscaping Street trees are required along sidewalks and in

medians placed at a maximum spacing of 25 feet. 4
15' 20' l 24' 16'24'20'15.'

d
194'

T

T

Street Section
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STREET B TOWN SQUARE

Town Square may be a one- way street within the

mixed use development.  It is primarily a retail

shopping street with slow traffic. There will be

parallel parking on the inside curb next to the

Square and angled parking on the outside curb next

to the shops.

Street Character Town Square will be primarily commercial, with

active pedestrian areas.

Building Heights Building heights will be no less than two stories and

no more than four.

Sidewalk Zone/ The depth of the sidewalk and " build-to" line shall

Build-To- Lines be 15 feet from the curb.  All buildings facing Town

Square must be built 100% to the build-to line with

the exception of civic buildings, building entries,

through-block passages, and required building
articulations.

Parking Angled parking will be allowed on the outside of

the street and parallel parking will be allowed on

the inside next to the square.

Landscaping Street trees are required along sidewalks at a

maximum spacing of 25 feet.

Street Plan

Street Section
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STREET C PERIMETER ROAD

The perimeter road parallels the boundaries of the

site and may form the outer ring of the mixed use

development area' s street system. It is a two-way

street with parallel parking provided on both sides.

Street Character The portions of the perimeter road nearest to retail

and office areas are primary commercial.  The

remainder is primarily residential with occasional

shops or cafes mixed in at street level.

Building Heights Building heights vary but are generally one to three

stories.

Sidewalk Zone/ The depth of the sidewalk zone adjacent to

Build-To- Lines residential uses shall be 10 feet from the curb, and

adjacent to all other uses shall be 15 feet from the

curb.  The " build-to" line for residential uses shall

be a minimum of 20 feet from the curb and a

maximum of 40 feet from the curb.  The " build-to"

line for all other uses shall be 15 feet from the curb.

Parking Parallel parking will be provided on both sides of

the street.

Landscaping Street trees are required along sidewalks at a

maximum spacing of 25 feet.

f

Street Plan

Street Section
r comme. rar
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STREET D INTERIOR STREETS

Interior streets are two- lane streets with on-street

parking.

Street Character Interior Street is an active shopping, business and

residential street.  Its residential areas are generally

above the street level, but some are on the ground

floor level as well.

Building Heights Building heights vary from one to four stories.

Sidewalk Zone/ The depth of sidewalk zones and" build-to" lines

Build-To-Lines shall vary from 15 feet in residential areas to 25 feet

in dense retail areas.

Street Plan

Mill

Parking Parallel parking is allowed on both sides of the

street.

Landscaping Street trees are required along sidewalks at a

maximum spacing of 25 feet.

Street Section

Exhibit 11



STREET E SERVICE LANES

Service Lanes are two-way/ two- lane service

corridor midway between blocks within the mixed

use areas. It provides access for service vehicles to

parking areas and nearby buildings.

Street Character The Service Lane is a small, vehicle-oriented alley

with slow traffic throughout. It is not designed to

encourage a high level of pedestrian traffic, but it

will accommodate them.

Building Heights Building heights vary from one to four stories.

Sidewalk Zone/ The depth of sidewalk zones and" build-to" lines

Build-To- Lines shall be five feet from the curb.

Parking There is no on street parking with the exception of

occasional loading zones.

Landscaping Street trees are not required.

Street Plan

0,rI(

PI

Street Section

54
B'      24'      S'

V
32' Win, w/a Lardr'ng Zane)
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I

LAKE EDGE

The shore along Lake Turner is a waterfront area to

7 `be enjoyed by all the residents and visitors of I
Westlake. A continuous pathway, possibly a

portion of the Town' s trail system, runs along the
i

shore

Building Heights Buildings along the Lake Edge will be one to three

stories.

Pathway Zone/  The continuous pathway shall be at least six feet

Build-To- Lines wide.  The pathway must be at least 35 feet from

any building face ( but may be adjacent to a building
face). Buildings must be set back at least 50 feet

from the shoreline.

Landscaping The Lake Edge landscaping will be approved at the

time of PD Site Plan approval.

1 Uc Prino Plnn

Lake Edge Section

Exhibit 13
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PUBLISHER' S AFFIDAVIT

THE STATE OF TEXAS

COUNTY OF TARRANT

4 PUBLISHER of the Alliance Regional

Newspapers of Haslet, Texas, a newspaper of general circulation which has been

published in Denton County and Tarrant County regularly and continuously for a period
of one year prior to the first day ofpublication of this notice, solemnly swear that the
notice hereto attached was published in the Alliance Regional Newspapers, on the

following dates, to-wit:

March 26, 2004

Town of Westlake

Ordinance No. 452

ublisher

SUBS BED AND SWORN TO before me on t S) day of

M+A to certifv which witness ipy h d an official seal.official

NOTARY PUBLIC,-STATE OF TEXAS
ALAURA LAGRASSA

PUBLIC
i
O-%   NOTARY PUBLIC

f Te, My Commission Expires' llState of Texas
4 e

a 0074-2Comm. i= xp. 0,3- 14,2007
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TOWN OF WESTLAKE, TX 

STAFF REPORT TO PLANNING & ZONING COMMISSION/TOWN COUNCIL 

 

I. CASE INFORMATION 

Case No. Z-11-12-15      Date: 12-1-15 

Request:   Applicant is requesting approval of the following: 

Transfer of Development Square Footage    X 

Transfer of Development Rights ___ 

Severance of Development Square footage    ___ 

Severance of Development Rights   ___ 

Conversion of Development land use  X 

Revision of or addition of Zoning Districts X 

 

Development Name:  Project Blizzard 

Location:  SH170 at SH 114/ Trophy Lake Drive/ Ottinger Road 

Owner:  Westlake Retail Associates, LTD 

Developer: Hillwood Properties 

Zoning: PD3.5 

Proposed Use(s): Importation of additional Office square footage, creation of additional 
PD District 

Phasing: 5 proposed phases 
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II.  STAFF REVIEW COMMENTS RELATIVE TO COMPLIANCE WITH THE 
RECOMMENDTIONS AND INTENT OF THE COMPREHENSIVE PLAN 

 

1. General: 
a. General intent of Citizen Goals and Priority Statements as 

documented in the Comprehensive Plan: The Forging Westlake 2015 
Comprehensive Plan identifies 19 goals, supported by priority statements 
which flow from those goals. The goals include goals related to  

i. Views, Visual Image, and Preservation seek preservation of 
present vistas of naturalness, pastoral/ agricultural character/ sense 
of openness. 

ii. Quality of Life, Seeks preservation of “slow paced Life style” 
iii. Urban Form, Development Form seeks to create a holistic town 

form, town center, town linkages, protection of residential areas 
from commercial encroachment, and greater levels of amenity. 

iv. Accessibility, Vehicular Circulation/ Traffic, and Alternate Modal 
Movement seeks connectivity, functionality, and capacity in the trail 
and roadway network as well as containing major traffic increases 
in the northerly portions of the Town. In addition, reduce vehicular 
trips and promote pedestrian safety.   

v. Land Use seeks to clearly separate residential and commercial 
areas in ways that reinforce single family values and 
neighborhoods.  

vi. Value/ Financial Sustainability seek to increase the ad valorem 
base and thereby continue to serve the Town’s financial needs. 

vii. Academy Sustainability and Education seeks to meet the future 
educational needs of the Town population and make Westlake a 
major educational center.  

viii. Waterways/ Waterbodies/ Natural Systems seek to create more 
and more usable water amenities for the Town of Westlake. 

ix. Infrastructure/ Public Facilities have infrastructure and emergency 
facilities to assure the continued health and safety of the Town’s 
full-time and day-time population.   

x. Environmental Sustainability and Conservation seeks to promote 
water conservation and environmental preservation. 

xi.  Parks/ Recreation seek to establish distinctive recreational and 
park opportunities.   
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These goals guide the formulation of the Comprehensive plan 
elements listed below.  The proposed Blizzard Development is consistent 
with many of these goals as follows: 

b. Application compliance with Citizen Goals and Priority Statements 
as documented in the Comprehensive Plan: 
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COMMENTS 
Views YES NA YES Density placed in a receiving area and 

transferred from a sending area 
Visual Image 

YES NA YES 

Reduction of density toward Dove 
Road through importation and 
establishment of distinct project 
identity. 

Quality of Life 
NO NA YES 

Reduction of commercial 
development in close proximity to 
single family residential 

Preservation 
YES NA YES 

Density placed in a receiving area and 
transferred from a sending area; 
Turner Lake maintained/ enhanced 

Urban Form YES YES YES Gathers commercial entitlement to 
the north 

Development Form YES NA NA Makes edge of Lake Turner available 
to Public Use 

Accessibility YES NA NA Provides place of Regional Trail 
Convergence  

 
Vehicular Circulation/ Traffic 

YES/NO NA NA 

Use of Ottinger as southerly access 
links commercial traffic directly to 
Dove Road in later phases this could 
mean more cars. Elimination of high 
trip volume Mall use may reduce 
trips, overall.  A TIA should be 
performed to confirm this statement.  

Alternate Modal Movement YES YES YES Mixed use reduces trips. Trail 
connections present.  

Land Use 

NA YES/NO YES 

Does not encourage home-ownership 
within the development but does 
protect existing single-family areas 
through transfer of commercial 
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square footage. 
Value/Financial Sustainability YES YES YES Captures full value potential in 

development intensity 
Academic Sustainability 

NA YES NA 

The effect of Urban Living as a 
replacement for small lot SF as it 
pertains to Westlake Academy needs 
further study.  

Education NA NA NA  
Water Ways/ Water Bodies/ 
Natural Systems YES YES YES Turner Lake Edge developed for 

pedestrian use 
Infrastructure and Public 
facilities NO NA NA 

No provision of public emergency 
facilities or over sizing of public 
utilities. 

Environmental Sustainability 
and Conservation NO NO NO No inherent water conservation 

measures presented 
Parks and Recreation YES NA NA Major public gathering space 

presented 
 
 

2. The Thoroughfare Plan: 
a. General Intent of the Thoroughfare Plan: The Thoroughfare Plan 

establishes a coherent traffic system which anticipates the trip generation 
potential of Town build-out to 70% of entitlement. In addition, the 
Thoroughfare Plan: 

i. Establishes a north-south/ east-west street network system with 
capacity to accommodate 70% build out of entitlement. 

ii. Mitigates limitations to Freeway/ Interchange capacity due to 
regional traffic flows 

iii. Improves Town connectivity between live, work, shop, 
entertainment, and amenity. 

iv. Establishes a framework for growth that more evenly distributes 
commercial value and protects residential values 

v. Accommodates pedestrian and bicycle movement 
vi. Diverts a substantial portion of the commercially generated traffic 

from residential segments of Dove Road 
vii. Identifies Design Focus and Special Consideration points within the 

proposed system. 
viii. Establishes a Town-wide Street Typology 

 
b. Application compliance with the Thoroughfare Plan: 
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COMMENTS 

North-south/ east-west 
street network 

YES NA YES 

Provides Regional Arterial as illustrated 
on the Thoroughfare Plan and sets up 
extension westward as per the 
Thoroughfare Plan.  Shifts Ottinger 
connection as indicated by thoroughfare 
plan to east side of Lake Turner to be 
addressed at a future date  

Mitigate limitations to 
Freeway Interchange capacity 

NO NA NO 

Mitigation of Freeway limitations is 
dependent on off-site thoroughfare 
connections.  Later phases may 
encounter LOS impacts without such 
connections. Initial phases should work 
with streets shown but a TIA is needed. 
Conceptual Plan does not show SH114 
ramp from the north as it connects to the 
existing service road…ingress/ egress 
study needed to understand regional and 
local traffic flow along service road as it 
relates to development. 

Town Connectivity 

YES YES YES 

Sets up connection with Plan identified 
off site street extensions, provides trail 
connections to major amenity features 
and commercial/ work elements, and 
integrated live work related land uses. 

Framework for growth 

YES NA NA 

Transfer the major places of development 
value away from the freeway service road 
to internal streets, thereby setting up 
pattern for continuation of such non-
freeway fronting development. 
Development capture is not ties to 
freeway but moves into the Town fabric. 

Pedestrian and bicycle 
movement YES YES YES 

Concept site plan appears to connect 
regional trails to work and entertainment 
destination as well as primary lake front 
amenity.  

Divert from Dove 
POTENTIAL YES NA 

Requires off-site system connections to 
prevent traffic from using Ottinger to 
Dove as the non-service road route.  
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Mixed Use reduces trips which relieves 
traffic on Dove. 

Resolves points of Design 
Focus/ Special Consideration 

NO NA NA 

The issue of Design Focus #1 (as 
identified on the Thoroughfare Plan) is 
not affected by the thoroughfare 
proposed, thereby pushing resolution of 
this issue to the east side of Lake Turner.   

Establish Town wide Street 
Typology 

YES NA NO 

Plan implements the Regional Road 
Connection to 114.  The street ROW for 
the Regional Road needs to match Comp 
Plan (no scale or design provided at this 
point).  

 
3. The Land Use Plan: 

a. General Intent of the Land Use Plan: The intent of the Land Use Plan is 
to create a fabric of Community Types that: 

i. Protects and coincide with the 5 view conditions (Vista Points, Vista 
Termini, View Shade, View Shed, and View Corridors) 

ii. Establishes a desired built character of the community type that 
guides density re-distribution 

iii. Establishes a desired land use dominance of the community type 
iv. Aggregates value to support the Town’s Ad valorem base 

requirements. Promote attainment of threshold entitlement build out 
while still supporting the view protection goals. 

v. Facilitates and encourages re-distribution of development square 
footage through transfer and not rezoning. 

vi. Conceals vertical disruption, ground plane augmentation and form 
deviations associated with more intense development densities. 

vii. Minimizes displacement of important natural fabric. 
viii. Coincides with identified sending and receiving areas  

 
b. Application compliance with the Land Use Plan: 
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COMMENTS 
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Protects/ coincide with the 
associated view condition YES NA YES 

Lies in a View Shade Zone concealed 
by land promontory north of 
Westlake Academy…and RC-D 
district 

Establish desired built 
character for the Community 
Type 

YES YES NA 

Lies in a Regional Commercial 
District, which is the most intense 
commercial district designation in 
the Land Use Plan. Includes 
structured parking, taller buildings, 
and active building-to-street 
relationships. 

Establish desired land use 
dominance for the 
Community Type 

NA YES NA 

Commercial dominance.  
Commercial aggregation is “deemed 
a land use objective” when it 
promotes lowering density in a view 
sensitive zone. Commercial 
development is regionally 
associated, attracting trips related to 
its 114 association.  

Aggregates value, promotes 
attainment of threshold ad 
valorem 

YES YES NA 

Corporate headquarters that will 
create substantial industrial cluster 
capable of stimulating vertical and 
horizontal expansion which will 
attract more aggregation of 
commercial use. Establishing 
commercial cluster creates value 
center for Town. 

Facilitates, encourages 
redistribution through 
transfer YES YES YES 

Development flexibility 
accommodates the more intense 
development needs of a corporate 
center and encourages continued 
importation of development square 
footage from sending areas.  

Conceals vertical disruption, 
ground plane augmentation, 
and form deviations of 
intense development 

YES NA NA 

Pedestrian street and significant 
central open space as well as lake 
edge development creates a 
meaningful ground plane which is 
supported by building placement. 

Minimizes displacement of 
important natural fabric 

YES NA YES 

Located on lower ground below the 
more complex natural settings to the 
south. Contains an appropriate level 
of lake edge development that does 
not over develop the natural asset. 

Coincides with identified 
sending and receiving areas YES NA YES Conforms to the RC-D area 

configuration.  
 

4. The Economic Development Plan: 
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a. General Intent of the Economic Development Plan: The intent of the 
Economic Development Plan is to promote a robust economic 
environment for Westlake through: 

i. Supporting attainment of a sustainable and adequate Ad valorem 
base. 

ii. Promoting and furthering attraction of, or providing for, Corporate 
Headquarters to Westlake. 

iii. Promoting and/ or providing specialty retail 
iv. Facilitating and enhancing ability for targeted recruitment 
v. Facilitating and contributing to industrial cluster formation. 

vi. Providing for infrastructure extension to desired areas of future 
development, facilitating circulation, and providing for information 
dissemination. 

vii. Providing locational value for development in close proximity. 
viii. Enhancing Town identity. 

ix. Providing increased amenity. 
x. Providing desirable associations. 

xi. Enhancing education. 
xii. Supporting a rational land use context. 

xiii. Supporting corporate retention. 
xiv. Supporting employee retention. 
xv. Implementing opportunities for office-driven mixed use. 

 
b. Application compliance with the Economic Development Plan 
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COMMENTS 

Attainment of sustainable/ 
adequate Ad valorem base YES YES YES Aggregates high value use enhances 

locational value identity 
Attracts or provides 
Corporate Headquarters YES YES YES 

Builds on and extends Westlake 
assets and provides locational 
identity for financial services 
industries. 

Promotes/ provides Specialty 
Retail NA YES NA Urban shopping street and vertical 

mixed use with upper income 
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occupants. 
Facilitates Targeted 
Recruitment YES YES YES 

Provides critical mass to establish 
Westlake as a desirable community 
for financial services. 

Facilitates/ contributes to 
industrial Cluster Formation 

YES YES YES 

Combined with Financial Services 
already in place, establishes a critical 
mass of financial services that will 
support vertical and horizontal 
expansion…thereby supporting 
growing cluster formation. 

Provides infrastructure 
extension, facilitates 
circulation and information 
dissemination. 

YES NA NA 

Putting main line utilities that can 
continue to other sites with ROW 
extensions. This was discussed in 
presentation but not clear in 
submittal documents. 

Provides value for locations 
in close proximity. YES YES YES 

Defines a value gradient emanating 
from the corporate headquarters 
center. 

Enhances Town identity YES NA YES Conforms to the RC-D area 
configuration.  

Provides increased amenity 

YES NA NA 

Provides natural and plaza open 
space features with trail connections 
indicated on conceptual site 
plan…should be labeled. 

Provides desirable 
associations NA NA YES 

Major Financial Services Home/ 
Regional Office is an association 
sought my many components of the 
industrial cluster. 

Enhances Education NA NA NA  
Supports rational land use 
context 

YES YES NA 

The sequence from mixed use 
freeway edge to corporate office 
interior. Importation of square 
footage from PD 3-3 promotes 
density gradient from freeway to 
residential, south of Dove. 

Supports corporate retention 

YES NA YES 

Strengthening Financial Services 
Industrial Cluster maintains 
Westlake’s importance as a Financial 
Services location. 
 

Supports employee retention 
YES YES YES 

Generous open spaces, lake edge 
development, and mixed use favors 
employee retention. 

Implements area 
opportunities for office 
driven mixed use 

YES YES YES 
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5. The Housing Plan: 

a. General Intent of the Housing Plan: The intent of the Housing Plan is to 
protect and define high value submarkets for Westlake by: 

i. Consolidating dispersed price points into definable sub-market 
zones. 

ii. Supporting/ protecting current price point distinctions. 
iii. Providing new housing choices for emerging empty nester, retiree, 

and young family/ young professional markets, unique to this area, 
seeking higher price point housing options. 

iv. Providing housing choices for changing housing needs among 
Westlake’s own population as they grow through life style changes. 

v. Mitigating value encroachment from neighboring lower price point 
sub-markets and preserve value. 

vi. Implementing housing market type gradients as portrayed in the 
Westlake Housing Plan map. 

b. Application compliance with the Housing Plan: 
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COMMENTS 

Consolidate disperse price 
point housing types 

NA NA NA 

The conceptual plan suggests a 
rental product and the 
application suggests a single-
family product, therefore it is 
unclear as to impact on this 
recommendation. 

Supports/protects current 
price point distinction 

NA NA NO 

Application does not remove 
“single-family” use, only “owner-
occupied language.  Conceptual 
Plan alludes to a rental housing 
type.  If the MF use in PD3-9 is 
transferred to PD3-5, one could 
say the rental housing type as 
submitted could be a higher-end 
version of the garden style MF in 
PD3-9...However, this scenario is 
not specified as part of the 
application submittal.  Any 
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rental housing product if 
proposed should be of 
exceptional quality to ensure 
contribution to overall property 
values.   

Provide housing choices for 
emerging empty nester, 
retiree, and young 
family/young professional 
markets seeking higher price 
point options. 

NA NA POSSIBLY 

Westlake does not currently 
offer an upscale Urban Living 
rental option with low 
maintenance and high security.  
This issue needs to be more fully 
evaluated.  

Provide housing choices for 
changing housing needs 
among Westlake’s own 
population as they grow 
through life style changes. 

NA NA YES 

Upscale Urban Living component 
meets needs of certain Westlake 
populations wishing to stay in 
Westlake even if they are at a 
place in life where low 
maintenance and high security is 
desirable.   

Mitigate value encroachment 
from neighboring lower price 
point sub-markets and 
preserve value 

NA NA POSSIBLY  

Combined with Financial 
Services already in place, 
establishes a critical mass of 
financial services that will 
support vertical and horizontal 
expansion…thereby supporting 
growing cluster formation. 
Continued higher income 
daytime residents can support 
home values in area. 

Implements housing market 
type gradients as portrayed 
in the Housing Plan Map. NA NA YES 

Implements market type 
gradient, BUT entitlement 
requires a transfer of MF use 
from PD3-9, which is not 
specified as part of this 
application submittal. 

 
6. The Parks, Open Space, and Trails Plan: 

a. General Intent of the Parks, Open Space, and Trails Plan: The intent of 
the Parks, Open Space, and Trails Plan is to protect natural resources, 
protect distinctive natural settings, and provide for recreational needs of a 
future population through development that: 

i. Preserves important natural features and systems. 
ii. Provides sufficient recreational opportunities for future population. 

iii. Protects Westlake’s Ecotone from over development. 
iv. Preserves Landmark Landforms. 
v. Protects Rural Ranch Landscapes. 

vi. Provides Open Space Connections. 
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vii. Provides Recreational Open Space, Parks, and/ or Recreational 
Facilities. 

viii. Connects Town and Regional Trails. 
ix. Provide applicable park type recommended for general location of 

development. 
x. Implement the Open Space Plan as configured on the Open Space 

Plan map with aggregated open space areas. 
xi. Implements the Trail Plan as configured on the Open Space Plan 

map. 
b. Application compliance with the Parks, Open Space, and Trails Plan: 
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COMMENTS 

Preserve natural features/ 
systems YES YES YES Preserves lake Turner and develops 

its asset potential. 
Contributes to provision of 
sufficient recreational 
opportunity for future 
populations 

YES NA NA 

Provides Ball Diamond, Soccer Field, 
and Tennis Courts. Also provides 
amphitheater. 

Protects Westlake’s Ecotone 
from over development NA NA NA Not located in Ecotone Area. 

Preserves Landmark 
Landforms. NA NA NA Landmark Landforms are not located 

in this area of Westlake. 
Protects Rural Ranch 
Landscapes. NA NA NA 

Urbanized setting not rural. This 
development is not within Rural 
Ranch Landscape area as delineated 
the Parks and Open Space Plan. 

Provides Open Space 
Connections YES NA NA Provides Lake Turner Connection as 

shown on the Open Space Plan 
Provides Recreational Open 
Space, Parks, and/or 
Recreational Facilities 

YES NA NA 
Provides Ball Diamond, Soccer Field, 
and Tennis Courts. Also provides 
amphitheater. 

Connects Town and Regional 
trails 

YES NA NA 

Provides trail connection from east to 
west north of Turner Lake (not a 
recommended trail location in Trail 
Plan but not discouraged). Trail along 
regional street right-of-way should be 
considered as per the Trail Plan. 

Provides applicable Park Type YES NA NA Provides Mini/ Urban park as 



Page 13 of 19 
 

recommended for general 
location of development 

indicated on the Open Space Plan. 

Implement the contiguous 
open space configuration as 
shown on the Open Space 
plan map. 

YES NA NA 

Provides Lake Turner Connection as 
shown on the Open Space Plan.  

Implement the Trail plan as 
configures on the Open 
Space Plan Map 

YES NA NA 
Provides trail connection from east to 
west.  Trail along regional street right-
of-way should be considered. 

 
7. The Urban Design Structures Plan: 

a. General Intent of the Urban Design Structures Plan:  The intent of the 
Urban Design Structures Plan is to consolidate a coherent image and 
comprehensible legibility for Westlake through development that: 

i. Implements the applicable Street Typology streetscapes as 
presented in the Urban Design Street Type map. 

ii. Implements the applicable Intersection Typology as presented in 
the Urban Design Plan map. 

iii. Implements the applicable Trail Typology as presented in the Urban 
Design Plan map. 

iv. Implements the applicable Edge Typology as presented in the 
Urban Design Plan. 

v. Provides applicable active or other open spaces as shown on the 
Urban Design Plan map. 

vi. Implements recommended design standards for applicable design 
settings. 

vii. Adheres to the recommended thematic plant list. 
viii. Implements Town monument recommendations. 

ix. Implements focal points and portals as identified in the Urban 
Design Plan. 

x. Adheres to thematic forms and material recommendations of the 
Urban Design Plan. 

b. Application compliance with the Urban  Design Structures Plan: 
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COMMENTS 
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Implement applicable Street 
Typology 

YES YES NA 

Plan shows a Regional Arterial as 
specified with organized landscape 
patterns as recommended…need 
specifics, including ROW dimensions 
and detailed design. 

Implement applicable 
Intersection Typology YES? NA NA 

Intersection enhancement is shown 
but design is not sufficiently detailed 
to identify. 

Implement applicable Trail 
Typology UNSURE NA NA 

Plan does not indicate recommended 
Regional Trail within Regional Road 
ROW  

Implement applicable Edge 
Typology YES NA NA Plan shows Highway 114 edge setback 

and landscaping. 
Provide applicable active or 
other open spaces YES NO NO Plan shows Major Plaza and central 

open space feature 
Implement recommended 
design standards for 
applicable design setting 

UNSURE NA NA 
Not sufficient detail to determine 

Adheres to the 
recommended thematic 
plant list 

UNSURE UNSURE NA 
Not sufficient detail to determine 

Implements Town 
monument 
recommendations 

UNSURE NA NA 
Sample of freeway signs is shown but 
monument locations and elevations 
are not provided. 

Implements focal points and 
portals as identified in the 
Urban Design Plan 

NO NA NA 
Portals and focal point monuments are 
not indicated or provided 

 
8. The Storm Water Conservation Plan: 

a. General Intent of the Storm Water Conservation Plan:  The intent of 
the Storm Water Conservation Plan is to protect natural areas/ systems 
and promote conservation practices through development that: 

i. Implements applicable Storm Water Best Management Practices/ 
ii. Implements applicable Water Conservation Practices. 

iii. Furthers implementation of Storm Water management or Water 
Conservation programmatic and policy initiatives. 

b. Application compliance with the Storm Water Conservation Plan: 
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COMMENTS 

Implement applicable Storm 
Water Best Management 
Practices 

UNSURE UNSURE UNSURE 
Not sufficient information or detail 

Implement applicable Water 
Conservation Practices UNSURE UNSURE UNSURE Not sufficient information or detail 

Furthers implementation of 
Storm Water Management 
or Water Conservation 
programmatic and policy 
initiatives 

UNSURE UNSURE UNSURE 

Not sufficient information or detail 

 
9. Facilities and Town Hall Plan: 

a. General Intent of the Town Hall Plan:  The intent of the Facilities and 
Town Hall Plan is to provide emergency and municipal services for the 
current and future 24 hr. and daytime population through development 
that: 

i. Supports/provides funding of improved services. 
ii. Provide facilities or a facility site within the applicable service area. 

iii. Provides a Town Hall site or facility. 
b.   Application compliance with the Town Hall Plan: 
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COMMENTS 

Supports/ provides funding 
of improved services UNSURE UNSURE UNSURE Not sufficient information or detail 

Provides facilities or a 
facility within the applicable 
service area 

UNSURE UNSURE UNSURE 
Not sufficient information or detail 

Provides a Town hall site or 
facility UNSURE UNSURE UNSURE Not sufficient information or detail 
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III. STAFF REVIEW COMMENTS RELATIVE TO DEVELOPMENT AND DESIGN 

 

1.  General:  
If the site is developed, all on and off-site infrastructure necessary to serve the 
site would be the developer’s responsibility. 
 

2. Utilities (including on and off-site extensions and easement dedications):   

Utility information not provided.  Water and sewer would be provided by the Town 
of Westlake. 

3. Stormwater (including on and off-site facilities and easement dedications): 
 
Storm water Management design not provided in application 
 

4. Setbacks/Building Lines: 
Urban street is generally consistent with Town Square street sections of 
Ordinance 452 
 

5. Parking/Fire Lanes: 
More detail needed. 
 

6. Solid Waste Collection Facilities: 
Details not provided, concept only 
 

7. Traffic Access Management/Internal Site Circulation and Connectivity to 
Adjacent Property Tracts (both owner’s and non-owner’s tracts): 
TIA and traffic analysis needed 
 

8. Site Design 
 

A.  Materials, Building Design, Architecture, and Hard Screening 

Details not provided, concept only 

B.  Landscaping and Landscape Screening 
Details not provided, concept only 
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C. Signage 

Details not provided, concept only 
 

D. Lighting  
Details not provided, concept only 
 

E. Water Features/Public Art 
Details not provided, concept only 

 
F. Pedestrian Circulation (within the site) 

See Comp Plan comments above 
 

G. Pedestrian Access (around perimeter of and to the site) 
See Comp Plan comments above 
 

H. Trails/Open Space 
See Comp Plan comments above 
 

9. Density and Land Uses 
The applicant is requesting the addition of a rental residential use (as indicated 
by representation of “residential” on the conceptual plan) as well as the following 
development intensity augmentations 

 Permitted Requested Difference 
Land Use    
Office 884,505 sf. 1,070,505 sf. 186,000 sf. 

additional 
Residential 275 Owner 

Occupied Single 
Family Units 

850 Urban Living 
rental units (as 
indicated on the 
conceptual plan).  
Note:  this 
application is for 
office sq ft only, 
MF uses not 
included in this 
application. 

575 additional 
rental units 

Mixed Use 
(includes Urban 
Street retail, 

1,305,060 sf. 590,000 to 
610,000 sf 

715,000 sf. less 
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hotel, cinema) 
Max Height  60 ft. 9 stories or 117 

ft. 
5 stories more 

    
 

IV. STAFF RECOMMENDATIONS 
1. Site Plan and supporting documents: Based on the above analysis of the 

application and supporting documents, the proposed project generally conforms 
to the intent and recommendations of the Comprehensive Plan Elements with a 
few exceptions as noted in the tables above.   

2. Land Use and Development Square Footage: The additional office square 
footage (transferred from PD 3-3 to PD 3-5) is generally consistent with the intent 
and recommendations of the Comprehensive Plan Elements. It is recommended 
and encouraged that future transfer of office square footage be taken from PD3-
3.  

3. The applicant has indicated that the corporate office user of the campus 
commercial space in this development would like to have an urban living (i.e. 
multi-family/apartment) mixed use (retail) component to this project.  The current 
zoning entitlements do not include the urban living (i.e. multi-family/apartment) 
uses and are not addressed in the Staff recommendations at this time pertain 
only to this request for additional office campus square footage in this district. 

4. Building Height: The height additions requested are generally consistent with 
the intent and recommendations of the Comprehensive Plan elements.  

5. Road Connections to the South: As the proposed phases of this project are 
implemented, a TIA for each phase will be needed to determine the extent to 
which off-site road extensions/ connections may be required to maintain a Level 
of Service (LOS) D or less. The Comprehensive Plan recommends a maximum 
LOS of D. The Comprehensive Plan Thoroughfare Element sought to bring 
Ottinger north to 114 east or west of Lake Turner.  Approval of this application 
displaces the Ottinger Road issue to a future date when the need for such 
connection may be more material.  

6. The conceptual plan does not include the SH114 ramp connection to the service 
road on the north property boundary.  This connection should be considered in 
the future TIA/ traffic studies. 

7. Creation of 2 PD Sub-Districts: The applicant is proposing to create 2 sub-
districts within PD3-5. It is unclear where the boundaries for this are located. It 
appears that the boundary would separate out the Urban Center Mixed Use from 
the Corporate Center along the Regional Roadway, which would make sense 
transactionally.  However, it is unclear as to how the unused mixed use 
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entitlements would be assigned between the planning areas and how the 
developer intends to use those entitlements in the future.  



November 9, 2015 

Project Blizzard 



Circle T Ranch Aerial 



Project Overview 

HOWARD HUGHES CORPORATION 
Limited Partner 
 
• Emerged as a public company in a 

spin-off from GGP five years ago  
 

• Based in Dallas, TX with nearly 1,000 
employees and market cap of 
approximately $5 billion 

 
• Develop, own and manage premier 

commercial, residential and mixed 
use projects across the U.S. 

 
• Signature projects include The 

Woodlands in Houston, Summerlin in 
Las Vegas, the Seaport District in 
Lower Manhattan and Ward Village 
in Honolulu 

 
• Mission is to create timeless places 

and extraordinary experiences that 
inspire people while driving 
sustainable, long term growth and 
value for our shareholders 
 

 

HILLWOOD PROPERTIES 
General Partner 
 
• Privately owned and founded in 1988 

by Ross Perot, Jr.  
 
• Operations worldwide; headquartered 

in North Texas 
 
• Acquired Circle T property in 1993 

 
• Long and active relationship with the 

Town of Westlake 
 

• 56.7 million square feet developed; 
41.7 million square feet currently 
owned and under management 
 

• Signature public-private partnership 
projects include: AllianceTexas, 
American Airlines Center, U.S. Air Force 
Memorial 
 
 

DEVELOPMENT TEAM 
CONSULTANT TEAM 
 
Gensler 
 
Corgan Associates 
 
Peloton Land Solutions 
 
Burns & McDonnell 
 
 
 



Overall Concept Plan 



Project Overview 

128 +/- Acres 
 
DISTRICT BREAKDOWN 
 
CORPORATE OFFICE CAMPUS DEVELOPMENT – +/- 70 Acres  
1,160,000 SF 
 
MIXED-USE DEVELOPMENT – +/- 58 Acres 
 
Urban Living 
+/- 750 Units 
 
Class A Mid-rise Office  
+/-  800,000 SF 
 
Mixed Use Retail / Office 
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   estlake Town Council      
 

TYPE OF ACTION         
Regular Meeting - Action Item 

Planning and Zoning Commission 
Tuesday, December 01, 2015 

 
TOPIC:   Conduct a Public Hearing and Consideration of a Recommendation 

Regarding a Zoning Change Request to Amend the PD 3-3 Zoning District 
Located along Dove and Ottinger Roads on a Tract that is a Portion of 
What is Generally Known as the Circle T Ranch, by Transferring 186,000 
Square Feet of Office Campus Use from PD3-3 to the New PD3-5B 
Planning Area. 

   
STAFF CONTACT: Tom Brymer, Town Manager 

Eddie Edwards, Director of Planning and Development   
 
 

DECISION POINTS 
   Start Date  Completion Date 
Timeframe:  December 1, 2015 December 14, 2015 
Funding:      Amount-   None.      Status-   N/A     Source-   N/A 
 

Decision Alignment 
 VVM Perspective Desired Outcome 
 

Sense of Place Customer Focus CF.Enhance and Maintain a Sense 
of Community 

 Strategic Issue Outcome 
Strategy Staff Action 

 
Comprehensive 

Planning and 
Management of 

Natural Resources 

N/A SA 09D1: Ordinances 

 
Strategy Map or VVM Connection 

 
Strategic Issue Connection 
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EXECUTIVE SUMMARY 
This is an application on behalf of the property owner HW 2421 Land LP, by the Developer, 
Hillwood Properties, to amend the zoning of Planned District 3-3 (PD3-3), a 266.48 acre tract 
located on the Circle T Ranch along Dove and Ottinger Roads.  The owner and applicant is 
requesting that PD3-3 be amended to transfer 186,000 sq. ft. of office campus use to the new 
PD3-5B. 
  
This application is filed in order to develop the new planning areas in a manner associated with 
Project Blizzard.  This is project involves a major corporate office campus for a financial  
services company, as well as a mixed use development with urban living units (i.e. multi-family  
or apartments), office and retail uses.  This application only deals with moving 186,000 sq. ft.  
of zoning entitlement for office campus use from PD3-3 to PD3-5.  The applicant has  
indicated they will deal with the mixed use component of urban living units (multi- 
family/apartments) at a later time.  
 

ORGANIZATIONAL HISTORY 
It should be noted that existing zoning entitlements contained in PD3-3 include primarily office uses.  In 
2008, as a part of the Deloitte University project, PD3-3 was amended to create PD3-12 for Deloitte 
University (Ord. 591).  As a part of agreements pertaining to the development of Deloitte University, 
PD3-3 was also later amended to remove single family residential uses and additional office entitlements 
(i.e. square footage) were added.   Originally approximately 329,320 SF of entitled office space was in 
PD3-3.  When PD3-3 was amended in 2008, the office SF increased to 1,200,000, all SFR entitlements 
were deleted, and the hotel use was decreased from 750,000 to 500,000 SF 

RECOMMENDATION 
Staff recommends approval of this zoning change application for the reasons set out in the 
attached Staff Report. 
 

ATTACHMENTS 
1. Site Location Map 
2. Ordinance 600, passed 10-28-08, amending the zoning in PD3-3 to remove single family 

residential uses and add office campus square footage. 
3. Staff Report. 

 
 

 





 

 

 

  

 

 
 

5B 
72.1 Acres 

 

  

 

  

 

 

 

     

 

 



TOWN OF WESTLAKE

ORDINANCE NO. 600

AN ORDINANCE AMENDING THE COMPREHENSIVE ZONING ORDINANCE OF

THE TOWN OF WESTLAKE, TEXAS TO REZONE AND AMEND THE METES AND

BOUNDS OF AN APPROXIMATELY 276 ACRE TRACT OF LAND GENERALLY

LOCATED IN TARRANT COUNTY, TEXAS, WHICH REFLECTS A " PD" PLANNED

DEVELOPMENT DISTRICT AUTHORIZING GOLF, RESORT HOTEL, OFFICE AND

RETAIL USES; DEFINING CERTAIN TERMS; DESCRIBING AND INTERPRETING

THE PD CONCEPT PLAN; REGULATING PERMITTED USES, HEIGHT, LOT SIZES

AND BUILDING LINES, TOTAL FLOOR AREA, PARKING, LOADING AND OTHER

DEVELOPMENT STANDARDS, LANDSCAPING, FLOOD PLAIN, AND DRAINAGE;

PROVIDING FOR THE AMENDMENT OF THE OFFICIAL ZONING MAP; PROVING
A SAVINGS CLAUSE; AND DECLARING AN EFFECTIVE DATE.

WHEREAS, on August 24, 1992, the Board of Aldermen ( sometimes referred to as the
Board") of the Town of Westlake, Texas ( the " Town"), adopted a Comprehensive Plan ( the

1992 Comprehensive Plan") for the Town; and

WHEREAS,  on November 16,  1992,  the Board adopted a Comprehensive Zoning
Ordinance (the " Zoning Ordinance"); and

WHEREAS, the Zoning Ordinance has been amended by the Board after receiving
recommendations from the Planning and Zoning Commission (the " Commission"); and

WHEREAS, on September 15, 1997, based on the recommendations of the Commission,

the Board amended the Zoning Ordinance and the subdivision regulations by the adopting of a
Unified Development Code ( the " UDC") for the Town; and

WHEREAS, the UDC has been amended, with the most recent amendments being
adopted on August 23, 2003 and

WHEREAS, there is located within the corporate limits of the Town an approximately
276 acre tract of land ( commonly known as Planning Area 3 - Resort and hereinafter sometimes

referred to as the " Planning Area"); and

WHEREAS, the Board of Aldermen agree that the boundaries for PD 3- 3, must be

amended and certain uses clarified in order to accommodate the rezoning of adjacent properties;
and

WHEREAS, the Board believes that the interests of the Town, the present and future

residents and citizens of the Town, and developers of land within the Town are best served by
adopting this Ordinance,  which the Board has determined to be consistent with the 2004
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Comprehensive Plan, the Thoroughfare Plan, Open Space Plan, and Master Water and Sewer

Plan all as amended;

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE

TOWN OF WESTLAKE, TEXAS:

PART

That the recitals set forth above are hereby incorporated herein, adopted by the Town and
declared to be true and correct.

PART II

That the Comprehensive Zoning Ordinance of the Town of Westlake, Texas, Ordinance
No. 309, is hereby amended by this PD Ordinance, by amending the property described in the
attached Exhibit 1 attached hereto by reference for all purposes. This PD will be subject to the
concept plan, development standards, and other regulations attached hereto.

PART III

Upon the adoption of this PD, the Town Secretary shall promptly enter the new Planned
Development on the Town's Official Zoning Map, which entry shall include the abbreviated
designation " PD No. 3- 3 " and the date that this Ordinance was adopted by the Board.

PART IV

It is hereby declared to be the intention of the Board of Aldermen of the Town of
Westlake, Texas, that sections, paragraphs, clauses and phrases 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

or sections of this Ordinance since the same would have been enacted by the Board of Aldermen
of the Town of Westlake without the incorporation in this Ordinance of any such unconstitutional
phrase, clause, sentence, paragraph or section.

PART V

This Ordinance shall become effective upon its passage.
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PASSED AND APPROVED ON THIS 6" DAY OF OCTOBER 2008.

Z,IJA.4-  
ATTEST:  Laura eat, Mayor

Ki Sutter, TRMC, Town Secretary fhomas E.   rymer,     anager

APPROVED AS TO FARM:

LL Lo o Att ney
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ARTICLE I.  GENERAL PROVISIONS

SECTION 1 SHORT TITLE

This ordinance shall be known and may be cited as the " Circle T Planning Area No. 3 - Resort

and Office Planned Development Zoning District Ordinance", or simply as the " PD Ordinance".

SECTION 2 PURPOSES

This PD Ordinance is adopted to provide for a superior design of lots or buildings; to provide for
increased recreation and/or open space opportunities for public use; to provide rural amenities or

features that would be of special benefit to the property users or community; to protect or
preserve natural amenities and environmental assets such as trees, creeks, ponds, floodplains,

slopes or hills and viewscapes; to protect or preserve existing historical buildings, structures,
features or places; and to provide an appropriate balance between the intensity of development
and the ability to provide adequate supporting public facilities and services.

SECTION 3 GENERAL DEFINITIONS

Section 3. 1 Usage For purposes of this PD Ordinance, certain numbers, abbreviations, terms,
and words shall be used, interpreted and defined as set forth in this Section.  Other terms and

words are defined elsewhere in this PD Ordinance.  Unless the context clearly indicates to the
contrary, words used in the present tense include the future tense, and words used in the plural

include the singular.  The word " shall" will be interpreted as mandatory, and the word " may" as
permissive.

Section 3. 2 Words and Terms Defined.

Applicable Town Ordinances means the UDC and all other ordinances, rules, and regulations that

are adopted by the Board and that are applicable to development within the PD District..

Board means the Board of Aldermen of the Town of Westlake, Texas.

Buffer Zone means an area of land to be used only for emergency access, accessory structures of
two-hundred ( 200) square feet or less under roof, and landscaping.  This area may be used for
purposes of meeting open space area requirements within a zoning district.

Commission means the Planning and Zoning Commission of the Town of Westlake, Texas.

Floor Area means the total area of all floors of all buildings on a lot or unified development site

measured between the outer perimeter walls of the buildings excluding (i) area in a building or in
a separate structure ( whether below or above grade) used for the parking of motor vehicles, ( ii)

courts or balconies open to the sky, and ( iii) roof area used for recreation.
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Masonry means brick, stone, cast stone, concrete, glass block, split-face concrete masonry unit,
or other masonry materials approved by the Board.

PD District means the planned development zoning district established by this PD Ordinance.

PD Concept Plan means a plan for development which enables the town to evaluate major

impacts of a proposed zoning district or planned development district.

PD Ordinance means this planned development zoning district ordinance,  including any
approved PD Concept Plan._

PD Supplement means that certain Circle T Planned Development Zoning District As codified in
the Planned Development Supplement.

Town means the Town of Westlake, Texas.

UDC means the Town' s Unified Development Code, as amended.

SECTION 4 PD SUPPLEMENT

Concurrently with the adoption of Ordinance 309, the Board adopted the PD Supplement.  The

PD Supplement includes additional standards that are applicable within this PD District. The PD

Supplement establishes additional standards for the following:  ( i) concept,  informational,

development and site plans; ( ii) signs; ( iii) landscaping; ( iv) roadway construction, parking and
loading; (v) fencing; (vi) lighting; (vii) other special standards; and( viii) illustrations.

SECTION 5 APPLICABILITY OF EXISTING REGULATIONS

Section 5. 1 Applicable Town Ordinances Except to the extent provided by the PD Concept
Plan, this PD Ordinance and the PD Supplement, development within the PD District shall be

governed by the following UDC standards:
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A.       With respect to the office use area,  by the  " O- Office Park"  zoning district
standards;

B.       With respect to the resort hotel use area, by the " R-Local Retail"

Except to the extent provided by the PD Concept Plan, this PD Ordinance,  and the PD
Supplement, development within the PD District shall also be governed by the Applicable Town
Ordinances.  In the event of any conflict between ( i) the PD Concept Plan, this PD Ordinance and
the PD Supplement and ( ii) the Applicable Town Ordinances, the terms, provisions and intent of

the PD Concept Plan, this PD Ordinance and the PD Supplement shall control.   Except as

provided below,  in the event of any conflict between the UDC and the Applicable Town
Ordinances, the terms, provisions and intent of the UDC shall control.

Section 5.2 General Approval Criteria To the extent, if any, that the Applicable Town
Ordinances ( and, in particular, the subdivision regulations of the UDC) grant to the Board, the

Commission, the Town Manager or any other Town employee or consultant, the authority to
approve any aspect of development within the PD District  ( including, but not limited to,
preliminary or final plats or any aspect thereof or any agreements or permits related thereto)
based on conformity with the Town's Comprehensive Plan, Open Space Plan or Thoroughfare
Plan ( or with the objectives, goals or policies of such plans), then such authority shall be
exercised to the extent necessary to determine whether the aspect of development being approved
is consistent with the PD Concept Plan,  this PD Ordinance,  the PD Supplement and the

objectives, goals, and policies of such plan, ordinance and supplement.

SECTION 6 CONCEPT PLAN, DEVELOPMENT PLANS, AND SITE PLANS,

Section 6. 1 PD Concept Plan. A PD concept plan for this PD District shall be approved prior

to the approval of any development plans and site plans required by this PD Ordinance.  The PD
concept plan shall comply with the Comprehensive Land Use Plan, the Open Space and Trail
Plan, the Master Thoroughfare Plan, the Master Water and Sewer Plan of the Town and the
Master Drainage Plan of the town and the UDC

Section 6.2 PD Development Plans A PD Development Plans are required for development

within the PD District. THE UDC governs the process by which PD development plans are
submitted and approved.

Section 6. 3 PD Site Plans PD site plans are required for development within the PD District.

Article 1, Section 3. 4, of the PD Supplement governs the process by which PD site plans are
submitted and approved ( including, but not limited to, the submittal requirements, approval
criteria, and conditions).
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ARTICLE Ih USES

SECTION 1 LAND USE SCHEDULE

Buildings, structures, and land within the sub- areas identified on the PD Concept Plan shall be

used only in accordance with the uses permitted in the following " Land Use Schedule".  The

symbol "X" shall mean that the use is permitted as a principal use by right.  The symbol " S" shall
mean that the principal use is permitted only after first obtaining a " Specific Use Permit" as set
forth in the UDC.   The symbol " A" shall mean that this use is specifically permitted as an
accessory use to a main use ( this does not exclude other land uses which are generally considered
accessory to the primary use).   A blank square shall mean that the use is not allowed as a
principal use.

CIRCLE T PLANNING AREA 3 - RESORT

LAND USE SCHEDULE

PERMITTED USES Permitted " X"

Special Use" S"

Accessary" A"

AGRICULTURAL USES

Orchard x

Plant Nursery( Growing)     X

Plant Nursery( Retail Sales)    x

Farms General( Crops)      X

Farms General( Livestock,    X

Ranch)

Veterinarian( Indoor Kennels)

Veterinarian( Outdoor Kennels)

Stables( Private Use)       S

Stables( As a Business)

RESIDENTIAL USES

Single Family Detached

Single Family Zero Lot Line

Single Family Attached

Duplex

Tome Occupation

Servants/ Caretakers Quarters
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Accommodation for A

Employees/ Customers/ Visitors

Swirmning Pool( Private)     A

Detached Garage( Private)    A

Sport/ Tennis Courts( Private)   A

INSTITUTIONAL and

GOVERNMENTAL USES

Emergency Ambulance Service X

Post Office( Governmental)    X

Mailing Service( Private)     X

Heliport

Helistop/ Verti-stop S

Telephone, Electric, Cable, and X

Fiber Optic Switching Station

Electrical Substation S

Utility Distribution Lines2 X

Utility Shop and, Storage A

Water and Sewage Pumping X

Station( below grade)

Water and Sewage Pumping S

Station( above grade)

Water Storage Tank and S

Pumping System( Elevated or
Above Grade)

Water, Sewer, Electric, and Gas X

Meters

Electric Transformers X

Private Streets/ Alleys/ Drives X

Retirement Home

Nursing/Convalescent Home

Hospice

Hospital

Psychiatric Hospital

Clinic A

Child Daycare( Public; 7 or

more)

Child Daycare( Private; 7 or A5

more)

School, K-12( Public or Private)
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School( Vocational)

College or University X

Community Center( Public)

Civic Club 1

Church or Place of Worship X

Use Associated to a Religious X

Inst.

Government Building X

Police Station X

Fire Station X

Library X

Data Center X

COMMERCIAL USES

Multifamily( Apartments)

Offices( General) X

Studio X

Banks and Financial Institutions X

Information Processing X

Hotel/ Motel x

Hotel/ Motel with Conferencing
Facility

Laundry/Dry Cleaning A

3, 000 S. F.)

Laundry/Dry Cleaning A

Drop/Pick)

Shoe Repair A

Beauty Parlor/Barbershop A

Clothing Store A

Quick Copy/ Duplicating A

Services

Personal Services A

Liquor Store

Micro-brewery and Wine S

Production and Sales(< 30,000

S. F.)

Grocery

Convenience Store A

Service Station
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Drug Store A

Variety Store A

Bakery Sales A

Stationery and/ or Bonk Store A

Antique Shop

Art GalleryfMuseums A.

Hardware Store

Sporting Goods A

Paint and Wallpaper

Cloth Store

Retail Stores- General A

Excluding Second Hand Goods)

Restaurant, Cafe or Dining X

Facility

Restaurant, Cafe or Dining S

Facility with alcohol sales

Auto/Truck Parts and

Accessories

Household Furniture/Appliances

including Sales and Service)

Farmer' s Market

Feed Store

Parking Structure X

Cafeteria( Private) A

Job Printing, Lithography,    A

Printing, or Blueprinting

Vehicle Display and Sales
inside)

Medical Laboratory

R& D Laboratory A6

Conference Center X

Live Theater A

Motion Picture Theater A

Custom Business Services X

Electronic Appliances Store and

Computer Sales and Service

Tavern, Bar or Lounge S

Dance Halls/Nightclubs S
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AMUSEMENT/RECREATION

GolfCourse( Public or Private)  X

Park or Playground( Public or x

Private)

Satellite Dish a

Non- Commercial Radio Tower

Race Track Operation

Recreation Facility, Health X

Studio( Public)

Country Club( Private X

Membership)

Golf Clubhouse( Pub] icor X

Private)

Community Center( Private)   X

Recreation Center( Private)    X

Hike, Hike, and Equestrian X

Trails( Public or Private)

Golf Maintenance Facility 1

Golf Pro Shop A

Health/ Spa Facilities( Private)   A

Athletic Fields( Private)     A

Athletic Courts( Private)     A

Equestrian Center A

Athletic Courts( Public)     A

Commercial Amusement( Inside) A

Lake Cruise/ Water Taxi

AUTO SERVICES

Truck/ Trailer Rental

Auto Body Repair

Auto Mechanical Repair A

Quick Lube/Oil Change

Vehicle Maintenance( Private)  A

Vehicle Fueling( Private)     A

WHOLESALE TRADE

Warehouse/ Storage( Inside)

Warehouse/ Storage( Outside)
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Scrap/ Waste Recycling
Collection and/ or Storage

Gas/ Chemical Bulk Storage

Light Manufacturing/ Assembly

Apparel Manufacturing

Packaging and/ or Distribution

Printing, Engraving and related
Reproductive Services

Distribution ofBooks/Other

Printed Material

Machine Shop

Welding Shop

Temporary Batching Plant S

Temporary Construction Office X3

Temporary Construction X3

Materials Storage

Temporary Sales Office X4

1.     Individual retail occupants( except grocery store and drug store) cannot exceed 25, 000 square feet.
2.     Including water, sewer, electric, gas, cable, telephone, fiber optic, and other public and private utility

distribution lines.

3.     Limited to period of construction.

4.     Limited to" build-out" period.

5.     " Private" shall be deemed to include a daycare that is made available to any employee on the property.
6.     Limited to white collar research and development( i. e., non-industrial, non-chemical, and non-water

processing).

SECTION 2 ACCESSORY USES AND STRUCTURES

An accessory use or structure which is customarily incidental to the principal use or structure,
and which is located on the same lot or tract of land, shall be permitted as an accessory use
without being separately listed as a permitted use.
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ARTICLE III. DEVELOPMENT STANDARDS

SECTION 1 DENSITY

Section 1. 1 Office The maximum building square footage for the office use shall be
1, 200, 000 square feet.

Section 1. 2 Resort Hotel The maximum building square footage for the resort hotel use
shall be 500, 000 square feet.

SECTION 2 MINIMUM LOT SIZE

Section 2. 1 Office The minimum lot size for the office use area shall be 100,000 square feet.

Section 2.2 Resort Hotel The minimum lot size for the resort hotel use area shall be 200,000
square feet.

SECTION 3 MINIMUM LOT WIDTH

Section 3. 1 Office The minimum lot width for the office use area shall be 200 feet.

Section 3. 2 Resort Hotel The minimum lot width for the resort hotel use area shall be 200
feet.

SECTION 4 MAXIMUM BUILDING HEIGHT

Section 4. 1 Office Except as provided below, the maximum height for all structures within
the office use area shall be the lesser of five stories or 75 feet.

Section 4.2 Resort Hotel Except as provided below, the maximum height for all structures
within the resort hotel use area shall be the lesser of five stories or 75 feet.

Section 4.3 Exceptions to Height Requirements The height limits imposed above shall not

apply to ( a) chimneys and vent stacks, church spires, cupolas, entry features, skylights, or other
architectural features that are not intended for occupancy or storage; ( b) flag poles and similar
devices; or ( c) heating and air conditioning equipment, solar collectors, and similar equipment,
fixtures and devices provided such equipment, fixtures, and devices are screened from view with

a solid wall that is architecturally consistent with the design of the building to which they are
attached.
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SECTION 5 MINIMUM BUILDING SIZE

Section 5. 1 Office The minimum building size for an office use shall be 3, 000 square feet.

Section 5.2 Resort Hotel The minimum building size for the resort hotel shall be 3, 000
square feet.

SECTION 6 FRONT YARD SETBACKS

Section 6. 1 Office The minimum front yard for the office use area shall be 50 feet.

Section 6.2 Resort Hotel The minimum front yard for the resort hotel use area shall be 100
feet.

Section 6.3 General

A.       Required front yards must be open and unobstructed except for fences and signs

allowed by this PD Ordinance; provided, however, ordinary projections of window sills,
belt courses, cornices, and other architectural features may not project more than 12
inches into the required front yard.  A fireplace chimney may project up to two feet into
the required front yard if its area of projection does not exceed 12 square feet.

Cantilevered roof eaves and balconies may project up to five feet into the required front
yard.

B.       The front yard setback is measured from the front lot line or from the required

right-of-way, whichever creates the greater setback.

C.       If a lot runs from one street to another and has double frontage, a required front

yard must be provided on both streets.  If access is prohibited on one frontage by plat, the
following structures or portions of structures in the yard along such frontage are governed
by the rear yard regulations:  swimming pools; game courts; fences; garages; and other
accessory buildings.

D.       If a corner lot has two street frontages of equal distance, one frontage is governed

by the front yard regulations and the other frontages by the side yard regulations.  If the

corner lot has two street frontages of unequal distance, the shorter frontage is governed by
the front yard regulations and the longer by the side yard regulations.

SECTION 7 REAR YARD SETBACKS

Section 7. 1 Office The minimum rear yard for the office use area shall be 25 feet.

Section 7.2 Resort Hotel The minimum rear yard for the resort hotel use area shall be 100
feet.
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Section 7.4 General

A.       Required rear yards must be open and unobstructed except for fences and signs

allowed by this PD Ordinance; provided, however, ordinary projections of window sills,
belt courses, cornices, and other architectural features may not project more than 12
inches into the required rear yard.  A fireplace chimney may project up to two feet into
the required rear yard if its area of projection does not exceed 12 square feet.  Roof eaves

may project up to three feet into the required rear yard.  Balconies may not project into
the required rear yard.

B.       The rear yard setback is measured from the rear lot line.

C.       A person need not provide a full rear yard setback for an accessory structure if the
structure does not exceed 15 feet in height.  Accessory structures include, but are not
limited to, swimming pools, game courts, fences, and garages.  Where the rear yard is

adjacent to an alley, a three- foot setback must be provided.  Where the rear yard is not

adjacent to an alley, no setback is required.

SECTION 8 SIDE YARD SETBACKS

Section 8. 1 Office The minimum side yard for the office use area shall be 25 feet.

Section 8.2 Resort Hotel The minimum side yard for the resort hotel use area shall be 75
feet.

Section 8. 4 General

A.       Required side yards must be open and unobstructed except for fences and signs

allowed by this PD Ordinance; provided, however, ordinary projections of window sills,
belt courses, cornices, and other architectural features may not project more than 12
inches into the required side yard.  A fireplace chimney may project up to two feet into
the required side yard if its area of projection does not exceed 12 square feet.

Cantilevered roof eaves may project up to three feet into the required side yard.
Balconies may not project into the required side yard.

B.       The side yard setback is measured from the side lot line, except when a front yard

is treated as a side yard, in which case, the setback is measured from the lot line or the

required right-of-way, whichever creates the greater setback.

C.       Air conditioning units may be located in the required side yard, but not nearer
than one foot to the property line.

D.       A person need not provide a side yard setback for an accessory structure if the
structure does not exceed 15 feet in height and is located in the rear 30 percent of the lot.

September 19, 2008 Article III. Development Standards PA 3— Resort and Office Page 12
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SECTION 9 SLOPE REQUIREMENTS

Section 9. 1 Residential Slope Except as provided below, non single family structures shall not
exceed the height of a line drawn at a slope of 5: 1 ( including streets and other rights of way)
from any single family lot line. If the grade of the ground rises or falls from the point of origin of
the slope line, the maximum permitted height shall increase or decrease by the difference in
grade.

Section 9.2 Roadway Slope Non single family structures shall not exceed the height of a line
drawn at a slope of 2: 1 ( including streets and other rights of way) from the right-of-way line of
any roadway.  If the grade of the ground rises or falls from the point of origin of the slope line,

the maximum permitted height shall increase or decrease by the difference in grade.

SECTION 10 MISCELLANEOUS DEVELOPMENT REQUIREMENTS

Section 10. 1 Access.  Direct access to Dove Road from that portion of the AIL Property located
as shown on the attached Exhibit" 2" shall be limited to emergency use only.

Section 10. 2 Dove Road Buffer.  AIL hereby agrees to a buffer two hundred feet ( 200') in

depth as measured from the northern boundary of the current Dove Road right-of-way covering
that portion of the AIL Property located as shown on the attached Exhibit" T'.

September 19, 2008 Article III. Development Standards PA 3 Resort and Office Page 13
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ARTICLE IV, EXHIBITS

EXHIBIT I Legal Description of PD District

EXHIBIT 2 Dove Road No Access Zone

EXHIBIT 3 Dove Road Buffer

September 19, 2008 Article TV. Exhibits PA 3 - Resort Page 14
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EXHIBIT 1

LEGAL DESCRIPTION

PART

BEING a tract of land situated in the Jesse Gibson Survey, Abstract Number 592, the Richard Eads
Survey, Abstract Number 492 and the J. Bacon Survey, Abstract Number 2026, Tarrant County, Texas,
and being a portion of that certain tract( Tract 2) of land described by deed to AIL Investment, L.P., as
recorded in Volume 13275, Page 542, County Records, Tarrant County, Texas, and being more
particularly described by metes and bounds as follows:

BEGINNING at a 5/ 8 inch iron rod with plastic cap stamped " Carter& Burgess" set, being the most
westerly southwest property comer of that certain tract of land described by deed to DCLI, as recorded in
Document Number D208246568, County Records, Tarrant County, Texas, and being the northeast corner
of that certain tract of land described by deed to AIL Investment, L.P., as recorded in Document Number
D208228230, County Records, Tarrant County, Texas;

THENCE S 89049' 56" W, 1895. 38 feet;

THENCE S 00" 05' 13" W, 1321. 04 feet;

THENCE S 89014' 09" W, 1326. 57 feet;

THENCE N 00° 1 l' 13" W, 337.43 feet;

THENCE N 00° 14' 01" W, 2553. 85 feet;

THENCE N 89052' 59" E, 1186. 14 feet;

THENCE S 66° 58' 1 6" E, 192.22 feet;

THENCE S 07025' 33" E, 180.88 feet;

THENCE S 21° 24' 47" E, 39.07 feet;

THENCE S I 1 010' 47" E, 94.09 feet;

THENCE S 34 058' 57" E, 140.91 feet;

THENCE S 54° 13' 31" E, 60. 78 feet;

THENCE S 23° 4i' 47" E, 109. 17 feet;

THENCE N 89049' 567, 1012. 82 feet to the beginning of a curve to the left;

THENCE with said curve to the left, an are distance of 479.72 feet, through a central angle of 63 046' 05"
having a radius of 431. 03 feet, the long chord of which bears N 5756' 46" E, 455.34 feet;

THENCE N 26003' 35" E, 100.03 feet to the beginning of a curve to the right;

THENCE with said curve to the right, an are distance of 138. 39 feet, through a central angle of 12° 54' 51"
having a radius of 614.00 feet, the long chord of which bears N 32° 31' 00" E, 138. 10 feet;

C& B Jo) No. 015007.094 ACF# 2550
CTR July 25, 2008
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EXHIBIT I

THENCE N 3858' 25" E, 195. 02 feet to the beginning of a non- tangent curve to the left;

THENCE with said non- tangent curve to the left, an arc distance of 538. 95 feet, through a central angle of
29° 49' 27" having a radius of 1227,50 feet, the long chord of which bears S 64" 28' 1 4" E, 531. 76 feet;

THENCE S 58° 07' 29" W, 281. 95 feet;

THENCE S 26047' 41" W, 340. 17 feet;

THENCE S 24° 21' 01" W, 227.62 feet;

THENCE S 20° 32' 10" W, 243. 20 feet;

THENCE S 00 045' 29" E, 357. 87 feet to the POINT OF BEGINNING and containing 6, 013, 216 square
feet or 138. 044 acres of land more or less.
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EXHIBIT I

LEGAL DESCRIPTION

PART 2

BEING a tract of land situated in the Charles Medlin Survey, Abstract Number 1958, the Wilson Medlin
Survey, Abstract Number 1958, the G_ Hendricks Survey, Abstract Number 680 and the Mumucan Hunt
Survey, Abstract Number 756, Tarrant County, Texas, and being a portion of that certain tract( Tract 2) of
land described by deed to AIL Investment, L.P_, as recorded in Volume 13275, Page 542, County
Records, Tarrant County, Texas, and the remainder of that certain tract of land described by deed to AIL
investment L.P., as recorded in Volume 13544, Page 24, County Records, Tarrant County, Texas, and
being more particularly described by metes and bounds as follows:

BEGINNING at the southeast comer of that certain tract of land described by deed to DCLI, as recorded
in Document Number D208246568, County Records, Tarrant County, Texas, being in the north right-of-
way line of Dove Road ( a variable width right-of-way);

THENCE N 01° 05' 24" W, 1442. 77 feet;

THENCE N 40° 02' 39" E, 871. 03 feet;

THENCE N 00032' 43" W, 762. 66 feet;

THENCE N 77003' 35" E, 421. 13 feet to the beginning of a curve to the left;

THENCE with said curve to the left, an arc distance of 540.74 feet, through a central angle of 27°21' 27"
having a radius of 1132. 50 feet, the long chord of which bears N 63° 22' 52" E, 535. 62 feet;

THENCE N 49°42' 08" E, 307. 68 feet to the beginning of a curve to the right;

THENCE with said curve to the right, an arc distance of 506.78 feet, through a central angle of 28° 32' 13"
having a radius of 1017. 50 feet, the long chord of which bears N 63' 58' 14" E, 501. 56 feet;

THENCE S 09°40' 08" E, 89293 feet;

THENCE S 16 036' 28" W, 1518. 12 feet;

THENCE S 00° 59' 38" E, 573. 79 feet;

THENCE S 11 034' l 0" E, 564. 14 feet returning to the north right-of-way line of the aforementioned Dove
Road;

THENCE S 70° 31' 18" W, 349. 16 feet along the north right-of-way line of said Dove Road to the
beginning of a curve to the right;

THENCE continuing along the north right-of-way line of said Dove Road and with said curve to the right,
an are distance of 2 53. 3 8 feet, through a central angle of 19° 21' 24" having a radius of 750.00 feet, the
long chord of which bears S 80° 12' 00" W, 252. 18 feet;

THENCE S 89° 52' 43" W, 1261. 17 feet continuing along the north right-of-way line of said Dove Road;

e&B lob 11m 0 15 00 7. 094 h# 2550
CTR July 25, 2008
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EXHIBIT 1

THENCE S 88° 54' 36" W, 140.66 feet continuing along the north right-of-way line of said Bove Road to
the POINT OF BEGINNING and containing 5, 6I0,685 square feet or 128. 804 acres of land more or less.

NOTE: THIS DOCUMENT WAS PREPARED UNDER 22 TAC S663- 2 1, AND DOES NOT
REFLECT THE RESULTS OF AN ON THE GROUND SURVEY, AND IS NOT TO BE
USED TO CONVEY OR ESTABLISH INTERESTS IN REAL PROPERTY, EXCEPT THOSE
RIGHTS AND INTERESTS IMPLIED OR ESTABLISHED BY THE CREATION OR
RECONFIGURATION OF THE BOUNDARY OF THE POLITICAL SUBDIVISION FOR
WHICH IT WAS PREPARED.
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EXHIBIT 3

200' DOVE ROAD BUFFER
LEGAL DESCRIPTION

BEING a tract of land situated in the G. Hendricks Survey, Abstract Number 680, Tarrant
County, Texas and the Memucan Hunt Survey, Abstract Number 756, and being a portion of that
certain tract( Tract 2) of land described by deed to AIL Investment, L.P., as recorded in Volume
13275, Page 542, County Records, Tarrant County, Texas, and being the remainder of that
certain tract of land described by deed to AIL Investment, L.P., as recorded in Volume 13544,
Page 24, County Records, Tarrant County, Texas, and being more particularly described by
metes and bounds as follows:

COMMENCING at a 5/ 8 inch iron rod with plastic cap stamped" Carter& Burgess" set being an
ell corner in the southerly property line of said AIL Tract 2, said point also being the northeast
property corner of that certain tract of land described by deed to Lakeway Land, Ltd., as
recorded in Volume 13978, Page 222, County Records, Tarrant County, Texas;

THENCE S 00° 31' 56" W, 1296. 32 feet to the northerly right-of-way line of Dove Road( a
variable width right-of-way;

THENCE N 87° 36' 29" E, 138. 19 feet along the northerly right-of-way line of said Dove Road;

THENCE N 88054' 36" E, 1153. 05 feet continuing along the northerly right-of-way line of said
Dove Road to the POINT OF BEGINNING;

THENCE N O1 005' 24" W, 200.00 feet;

THENCE N 88° 54' 36" E, 102. 34 feet;

THENCE N 89° 52' 43" E, 1262. 87 feet to the beginning of a curve to the left;

THENCE with said curve to the left, an are distance of 185. 81 feet, through a central angle of
19° 21' 24" having a radius of 550.00 feet, the long chord of which bears N 80' 12' 00" E, 184.93
feet;

THENCE N 70° 31' 18" E, 376. 95 feet;

THENCE S 11 034' 10" E, 201. 92 feet returning to the northerly right-of-way line of said Dove
Road;

THENCE S 70° 31' 18" W, 349, 16 feet along the northerly right-of-way line of said Dove Road to
the beginning of a curve to the right;

THENCE continuing along the northerly right-of-way line'of said Dove Road and with said
curve to the right, an arc distance of 253.38 feet, through a central angle of 19° 21' 24" having a
radius of 750.00 feet, the long chord of which bears S 80' l 2' 00" W, 252. 18 feet;

C& B Job No. 015007. 094 ACF# 2510
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EXHIBIT 3

THENCE S 89 052' 43" W, 1261. 17 feet continuing along the northerly right-of-way line of said
Dove Road;

THENCE S 88° 54' 36" W, 100. 66 feet continuing along the northerly right- of-way line of said
Dove Road to the POINT OF BEGINNING and containing 389,234 square feet or 8. 936 acres of
land more or less.
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TOWN OF WESTLAKE, TX 

STAFF REPORT TO PLANNING & ZONING COMMISSION/TOWN COUNCIL 

 

I. CASE INFORMATION 

Case No.   Z-11-13-15       Date: 12-1-15 

Request:   Applicant is requesting approval of the following: 

Transfer of Development Square Footage    186,000 sq. ft. campus office 

Transfer of Development Rights ___ 

Severance of Development Square footage    X 

Severance of Development Rights   ___ 

Conversion of Development land use  __ 

Revision of or addition of Zoning Districts:  from PD3-3 to new PD3-5B 

 

Development Name:  Project Blizzard 

Location:  SH170 at SH 114/ Trophy Lake Drive/ Ottinger Road 

Owner:  HW 2421 Land LP 

Developer: Hillwood Properties 

Zoning: PD3.3 

Proposed Use(s): Severance of Office square footage  

Phasing: NA 
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II.  STAFF REVIEW COMMENTS RELATIVE TO COMPLIANCE WITH THE 
RECOMMENDTIONS AND INTENT OF THE COMPREHENSIVE PLAN 

 

1. General: 
a. General intent of Citizen Goals and Priority Statements as 

documented in the Comprehensive Plan: The Forging Westlake 2015 
Comprehensive Plan identifies 19 goals, supported by priority statements 
which flow from those goals. The goals include goals related to  

i. Views, Visual Image, and Preservation seek preservation of 
present vistas of naturalness, pastoral/ agricultural character/ sense 
of openness. 

ii. Quality of Life, Seeks preservation of “slow paced Life style” 
iii. Urban Form, Development Form seeks to create a holistic town 

form, town center, town linkages, protection of residential areas 
from commercial encroachment, and greater levels of amenity. 

iv. Accessibility, Vehicular Circulation/ Traffic, and Alternate Modal 
Movement seeks connectivity, functionality, and capacity in the trail 
and roadway network as well as containing major traffic increases 
in the northerly portions of the Town. In addition, reduce vehicular 
trips and promote pedestrian safety.   

v. Land Use seeks to clearly separate residential and commercial 
areas in ways that reinforce single family values and 
neighborhoods.  

vi. Value/ Financial Sustainability seeks to increase the ad valorem 
base and thereby continue to serve the Town’s financial needs. 

vii. Academy Sustainability and Education seeks to meet the future 
educational needs of the Town population and make Westlake a 
major educational center.  

viii. Waterways/ Waterbodies/ Natural Systems seeks to create more 
and more usable water amenities for the Town of Westlake. 

ix. Infrastructure/ Public Facilities have infrastructure and emergency 
facilities to assure the continued health and safety of the Towns 
full-time and day-time population.   

x. Environmental Sustainability and Conservation seeks to promote 
water conservation and environmental preservation. 

xi.  Parks/ Recreation seeks to establish distinctive recreational and 
park opportunities.   
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These goals guide the formulation of the Comprehensive plan elements 
listed below.  The proposed Blizzard Development is consistent with many 
of these goals as follows: 

b. Application compliance with Citizen Goals and Priority Statements 
as documented in the Comprehensive Plan: 
Severance of Office Square footage from PD 3.3 is consistent with the 
goals of the Comprehensive Plan as it facilitates view protection, urban 
form, natural asset preservation, park potential, and reduces traffic with 
direct connection to Dove Road. 
 

2. The Thoroughfare Plan: 
a. General Intent of the Thoroughfare Plan: The Thoroughfare Plan 

establishes a coherent traffic system which anticipates the trip generation 
potential of Town build-out to 70% of entitlement. In addition, the 
thoroughfare plan: 

i. Establishes a north-south/ east-west street network system with 
capacity to accommodate 70% buildout of entitlement. 

ii. Mitigate limitations to Freeway/ Interchange capacity due to 
regional traffic flows 

iii. Improve Town connectivity between live, work, shop, entertain, and 
amenity. 

iv. Establishes a framework for growth that more evenly distributes 
commercial value and protects residential value 

v. Accommodated pedestrian and bicycle movement 
vi. Divert a substantial portion of the commercially generated traffic 

from residential segments of Dove Road 
vii. Identify Design Focus and Special Consideration points within the 

proposed system. 
viii. Establish a Town wide Street Typology 

 
b. Application compliance with the Thoroughfare Plan: 

Severance of office square footage is consistent with the 
recommendations and intent of the Thoroughfare Plan Element of the 
Comprehensive Plan as it reduces vehicular trips in portions of Westlake 
close to existing and planned residential areas. 
 

3. The Land Use Plan: 
a. General Intent of the Land Use Plan: The intent of the Land Use plan is 

to create a fabric of Community Types that: 
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i. Protects and coincides with the 5 view conditions (Vista Points, 
Vista Termini, View Shade, View Shed, and View Corridors) 

ii. Establishes a desired built character of the community type that 
guides density re-distribution 

iii. Establishes a desired land use dominance of the community type 
iv. Aggregates value to support the Town’s Ad valorem base 

requirements. Promote attainment of threshold entitlement buildout 
while still supporting the view protection goals. 

v. Facilitates and encourages re-distribution of development square 
footage through transfer and not rezoning. 

vi. Conceals vertical disruption, ground plane augmentation and form 
deviations associated with more intense development densities. 

vii. Minimize displacement of important natural fabric. 
viii. Coincides with identified sending and receiving areas  

 
b. Application compliance with the Land Use Plan: 
Severance of office square footage is consistent with the recommendations 
and intent of the Land Use Plan Element of the Comprehensive Plan as it 
promotes densities consistent with the Community Type associated with PD 
3-3. 

 
 

4. The Economic Development Plan: 
a. General Intent of the Economic Development Plan: The intent of the 

Economic Development Plan is to promote a robust economic 
environment for Westlake through: 

i. Supporting attainment of a sustainable and adequate Ad valorem 
base. 

ii. Promotes and furthers attraction of, or provides for, Corporate 
Headquarters to Westlake. 

iii. Promotes and/ or provides specialty retail 
iv. Facilitates and enhances ability for targeted recruitment 
v. Facilitates and contributes to industrial cluster formation. 

vi. Provides for infrastructure extension to desired areas of future 
development, facilitates circulation, and information dissemination. 

vii. Provides locational value for development in close proximity. 
viii.  Enhances Town identity. 

ix. Provides increased amenity. 
x. Provides desirable associations. 

xi. Enhances education. 



Page 5 of 9 
 

xii. Supports a rational land use context. 
xiii. Supports Corporate retention. 
xiv. Supports Employee retention. 
xv. Implements opportunities for office driven mixed use. 

 
 

b. Application compliance with the Economic Development Plan 
Severance of office square footage is has no relationship with the 
recommendations and intent of the Economic Development Plan Element 
of the Comprehensive Plan. 

 

5. The Housing Plan: 
a. General Intent of the Housing Plan: The intent of the Housing Plan is to 

protect and define high value submarkets for Westlake by: 
i. Consolidates dispersed price points into definable sub-market 

zones. 
ii. Supports/ protects current price point distinctions. 

iii. Provide new housing choices for emerging empty nester, retiree, 
and young family/ young professional markets, unique to this area, 
seeking higher price point housing options. 

iv. Provide housing choices for changing housing needs among 
Westlake’s own population as they grow through life style changes. 

v. Mitigate value encroachment from neighboring lower price point 
sub-markets and preserve value. 

vi. Implement housing market type gradients as portrayed in the 
Westlake Housing Plan map. 

b. Application compliance with the Housing Plan: 
Severance of office square footage is consistent with the recommendations 
and intent of the Housing Plan Element of the Comprehensive Plan as it 
protects value of nearby residential areas. 

 
6. The Parks, Open Space, and Trails Plan: 

a. General Intent of the Parks, Open Space, and Trails Plan: The intent of 
the Parks, Open Space, and Trails Plan is to protect natural resources, 
protect distinctive natural settings, and provide for recreational needs of a 
future population through development that: 

i. Preserves important natural features and systems. 
ii. Provides sufficient recreational opportunities for future population. 

iii. Protects Westlake’s Ecotone from over development. 
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iv. Preserves Landmark Landforms. 
v. Protects Rural Ranch landscapes. 

vi. Provides Open Space Connections. 
vii. Provides Recreational Open Space, Parks, and/ or Recreational 

Facilities. 
viii. Connects Town and Regional Trails. 

ix. Provide applicable park type recommended for general location of 
development. 

x. Implement the contiguous Open Space Plan as configured on the 
Open Space Plan map. 

xi. Implement the Trail Plan as configured on the Open Space Plan 
Map. 

b. Application compliance with the Parks, Open Space, and Trails Plan: 
Severance of office square footage is consistent with the 
recommendations and intent of the Parks, Open Space, and Trails Plan 
Element of the Comprehensive Plan as it contributes to open space 
preservation through lower density in environmentally sensitive areas. 
 

7. The Urban Design Structures Plan: 
a. General Intent of the Urban Design Structures Plan:  The intent of the 

Urban Design Structures Plan is to consolidate a coherent image and 
comprehensible legibility for Westlake through development that: 

i. Implements the applicable Street Typology streetscapes as 
presented in the Urban Design Street Type Map. 

ii. Implements the applicable Intersection Typology as presented in 
the Urban Design Plan Map. 

iii. Implements the applicable Trail Typology as presented in the Urban 
Design Plan Map. 

iv. Implements the applicable Edge Typology as presented in the 
Urban Design Plan. 

v. Provides applicable active or other open spaces as shown on the 
Urban Design Plan Map. 

vi. Implements recommended design standards for applicable design 
settings. 

vii. Adheres to the recommended thematic plant list. 
viii. Implements Town monument recommendations. 

ix. Implements focal points and portals as identified in the Urban 
Design Plan. 

x. Adhere to thematic forms and material recommendations of the 
Urban design plan. 
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b. Application compliance with the Urban Design Structures Plan: 
Severance of office square footage is consistent with the 
recommendations and intent of the Urban Design Structures Plan Element 
of the Comprehensive Plan as it opportunity for more campus like office 
development and thereby provides greater opportunity for open space. 
 

8. The Storm Water Conservation Plan: 
a. General Intent of the Storm Water Conservation Plan:  The intent of 

the Storm Water Conservation Plan is to protect natural areas/ systems 
and promote conservation practices through development that: 

i. Implements applicable Storm Water Best Management Practices/ 
ii. Implements applicable Water Conservation Practices. 

iii. Furthers implementation of Storm Water management or Water 
Conservation programmatic and policy initiatives. 

b. Application compliance with the Storm Water Conservation Plan: 
Severance of office square footage is consistent with the 
recommendations and intent of the Storm Water Conservation Plan 
Element of the Comprehensive Plan as it better protects natural drainage 
ways that are more common in the southerly portions of Westlake. 
 

9. Facilities and Town Hall Plan: 
a. General Intent of the Town Hall Plan:  The intent of the Facilities and 

Town Hall Plan is to provide emergency and municipal services  for the 
current and future 24 hr. and daytime population through development 
that: 

i. Supports/provides funding of improved services. 
ii. Provide facilities or a facility site within the applicable service area. 

iii. Provides a Town Hall site or facility. 
b.   Application compliance with the Town Hall Plan: 

Severance of office square footage is consistent with the 
recommendations and intent of the Facilities and Town hall Plan Element 
of the Comprehensive Plan as it may make a facility site more likely. 

 

III. STAFF REVIEW COMMENTS RELATIVE TO DEVELOPMENT AND 
DESIGN  

 

1. Utilities (including on and off-site extensions and easement dedications):   
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Utility information not provided 

2. Stormwater (including on and off-site facilities and easement dedications): 
 
Storm water Management design not provided in application 
 

3. Setbacks/Building Lines: 
Urban street is generally consistent with Town Square street sections of 
Ordinance 452 

4. Parking/Fire Lanes: 
Not applicable 
 

5. Solid Waste Collection Facilities: 
Not applicable 
 

6. Traffic Access Management/Internal Site Circulation and Connectivity to 
Adjacent Property Tracts (both owner’s and non-owner’s tracts): 
Not Applicable 
 

7. Site Design 
 

A.  Materials, Building Design, Architecture, and Hard Screening 

Details not provided, concept only 

B.  Landscaping and Landscape Screening 
Details not provided 
 

C. Signage 
Details not provided 
 

 
D. Lighting  

Details not provided 
 

E.  Water Features/Public Art 
Details not provided 

 
 

F. Pedestrian Circulation (within the site) 
See Comp Plan comments above 
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G. Pedestrian Access (around perimeter of and to the site) 
See Comp Plan comments above 
 

H.  Trails/Open Space 
See Comp Plan comments above 
 

8. Density and Land Uses 
The applicant is requesting the addition of a rental residential use (as indicated 
by representation of residential on the concept site plan) as well as the following 
development intensity augmentations 

 Permitted Requested Difference 
Land Use    
Office 1,200,000 sf. Sever 186,000 sf 

and transfer to 
PD 3-5 

1,014,000 sf. 
remaining in PD 
3-3 

Hotel 500,000 sf. NA NA 
 

IV. STAFF RECOMMENDATIONS 
 
 

Severance of 186,000 sf. of office square footage from PD 3-3 and transferring to 
PD 3-5 is substantially consistent with the recommendations and intent of the 
Comprehensive Plan. 

 



 
 
 

 

 

 

 

 

 

 

 

 

 

Planning 
and Zoning 

Item # 10 – Adjournment 

Back up material has not 
been provided for this 
item. 
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