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PUBLIC HEARING/
Oak Grove Planned 
Development (PD-23-10136)



Location



Background

Subject property is currently vacant, 
undeveloped land, zoned Light 
Commercial (LC), that was annexed in 
2002.

The recent West Side Special Area 
Study established the vision for this 
area to develop as “Neighborhood 
Retail Commercial.” 

NRC

LDR

LDR

NRC
“Mostly neighborhood retail with 
restaurant uses or mid-rise office 
buildings which may include 
professional offices as a transition to 
adjoining neighborhoods”



Proposal

Applicant is proposing to establish a new Planned Development (PD) district 
utilizing the Light Commercial (LC) district in order to allow a new 
commercial development, consisting of 6 buildings, featuring medical office, 
general office, retail, and restaurant uses, with a drive-thru component. 

• Buildings 1, 5, and 6: total 27,349 square feet of restaurant or retail
• Buildings 2, 3 & 4: total 15,000 square feet of either medical office, 

general office, or retail

Property will meet Light Commercial zoning district requirements with the 
following requested modifications:

• Use: Drive-Thru by right, only as shown on the Concept Plan
• Parking:

• Off-Street Parking Ratio of 1 parking space per 250 square feet.
• Internal double row of parking shall provide landscape islands 

every 14 spaces, as shown on site plan.
• Lot Regulations: Maximum Lot Coverage of 80%.
• Landscaping: Alternative foundation planting requirement provided 

through enhanced pedestrian amenities
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Site Plan

LDR



Standards:
Zoning and Uses

Proposed development meets the LC district area, height, and setback 
requirements.

The uses on this site will follow the Town’s Schedule of Uses for Light 
Commercial Districts.

• Exception: 1 drive-thru allowed as shown on the plans instead of 
requiring SUP



Standards:
Building Design

The standards in the Town's Ordinance 
include 30% glazing of the total facade, 
and 80% class A (brick and stone) of 
building materials (excluding glazing area) 
per facade. 

Proposed front facades are around 60-
70% brick and stone, with added Nichiha
product, the rest of the facades almost 
fully meet the 80%.

Rooftop mechanical equipment screening 
provided.

Building 1 Facades most visible from the 
street need to be enhanced to create a 
perception of an active storefront. 



Standards:
Building Design

Building 1 



Standards:
Building Design
Buildings 2, 3, 

and 4



Standards:
Building Design

Building 5 



Standards:
Building Design

Building 6 



Standards:
Landscape Plan



Standards:
Landscape 

Calculations



Standards:
Parking

The applicant is proposing a parking ratio of 1:250 for all uses, office, 
retail, and restaurant.

Typical LC parking requirements:
General Office 1 space per 300 sq. ft.
Medical Office 1 space per 200 sq. ft
Retail 1 space per 200 sq. ft.
Restaurant* 1 space per 100 sq. ft.
*There is a distinction for restaurants part of a development with over 15,000 sq. ft. of 
building space which allows a 1:200 ratio instead of the 1:100 for stand-alone sites.

All proposed parking spots are 10 feet by 20 feet as required by Town 
Ordinance.

The applicant is requesting that the double row of parking in the interior 
of lot 2 be allowed to have 14 spaces in a row without a parking island.

Curb stops are provided for spaces adjacent to the buildings as shown on 
the site plan, with a 2-foot overhang along the perimeter of the site.



Fire,
Engineering, 

&
Comp Plan

Proposed development plans have been reviewed and generally approved 
for the purposes of the zoning request only.

• This is not an approval of the plans for actual construction and does 
not prevent additional necessary changes to the site plan as 
determined during the review of the Site Development Permit.

The proposed development is in accordance with the Town’s Comprehensive 
Plan and Future Land Use Plan. 

• The Town envisions this property as neighborhood level retail.
• The proposed development features a mixture of uses that would 

provide neighborhood level retail and services for the adjacent 
residential community. 



Commission 
Findings

09-21-23

At their regular meeting on September 21, 2023, Planning and Zoning 
Commission had concerns over the standalone drive-thru due to proximity to 
adjacent residents and potential nuisances.

• First Submittal contained 2 lots. Lot 1 on the north portion, housed a 
standalone drive-thru, and Lot 2 housed the current commercial 
retail and office buildings, with one end-cap drive-thru, as shown. 

• Several residents were in support of the proposed development but 
spoke about concerns of increased traffic, screening wall, and 
operation hours, noise and odor nuisances specific to the standalone 
drive-thru.

Request was extended in order to redesign the site to mitigate the concerns.



Commission 
Findings

10-05-23

At their regular meeting on October 5, 2023, the Planning and Zoning 
Commission heard the revised request. 

• Applicant had re-oriented the standalone drive-thru further from the 
adjacent neighborhood. 

• Despite the revised layout, while the Commissioners were generally 
supportive of the proposed commercial development but did not feel 
comfortable allowing a drive-thru on the northern portion of the site. 

• Several of the same residents attended the public hearing and voiced 
the same concerns over the drive-thru proximity. 

After extensive discussion, the Planning and Zoning Commission recommended 
to deny the proposed request unanimously (7-0).

After the request was denied at the Planning and Zoning Commission, the 
applicant's team worked with Staff in order to revise the site plan. 

• Previously proposed standalone drive-thru was replaced with a 
commercial retail building, as presented.



Consideration

Property’s location provides an opportunity to make a high-quality 
pronounced statement through elements of building and site design to 
ensure enhancement in the visual environment as drivers enter the Town.

• Applicant is providing enhanced landscaping and pedestrian areas.

• Applicant has agreed to coordinate with the Town regarding the 
dedication of an easement along the property's frontage toward a 
possible Little Elm gateway monument in the future.

• Applicant has made significant effort to work with Staff toward 
meeting the Town’s vision for the area, through proposed site and 
building improvements, as well as their overall willingness to provide 
a quality development. 

The requested modified standards are not atypical from recently approved 
Planned Development Ordinances and do not lessen the quality and design of 
the proposed development.



Consideration

Staff is generally supportive of the revised proposal, as it appears to address the 
reasons for the Commission's denial. 

Additional improvements:

• Facade materials calculations tables for Building 1 need to be revised to 
show correct square footages and percentages.

• Building 1's orientation on the site creates three primary facades, East, 
South, and West, which are clearly visible from Oak Grove Parkway. 

• Staff believes that these facades should be redesigned to enhance the 
design and increase the glazing in order to create the perception of an 
active storefront.

• When the site plan was revised, the detention pond was relocated to the 
northernmost portion of the site, which eliminated previously shown 
pedestrian walkway. Typically, the Town requires detention/retention ponds 
to provide certain landscape enhancements and pedestrian amenities in an 
effort to utilize these areas as an added green space. 

• Staff believes that there is opportunity to provide such amenities here.



Recommendation

If the Town Council considers approval of the request, Staff recommends it 
be conditioned on the following revisions to the plans and PD Narrative: 

1. Facade materials calculations tables for Building 1 need to be 
revised to show correct square footages and percentages.

2. Building 1's South and West facades should be redesigned to 
enhance the design and increase the glazing in order to create the 
perception of an active storefront.

3. Detention/Retention areas along a right-of-way shall be 
amenitized with improvements such as, but not limited to, a bench, 
shaded seating structure, pavilion, and enhanced landscaping. A 
paved walking path must be provided surrounding the area and 
connecting to existing sidewalks along the right-of-way and 
pedestrian paths within the development.


