
 CITY OF DECATUR, TEXAS 
Development Services   1601 S. State Street  Decatur, TX  76234  (940) 393-0250 voice (940) 626-4629 fax  

 AGENDA  
Planning and Zoning Commission Regular Meeting* 

Tuesday, April 5, 2016, at 6:00 P.M. 
City Hall Council Chambers 

201 E. Walnut 

Call to Order 

ITEM 1: Consider and take appropriate action regarding approval of March 1, 2016 
Planning and Zoning Commission Meeting Minutes. 

Public Hearing Items: 

ITEM 2: ZC2016-03  Commission to hear and consider and take action to make a 
recommendation to City Council regarding Zoning Change Application 2016-03—
Randy Neighbors request to change zoning from Single-Family-2 (SF-2) Zoning 
Designation to a Two-Family (2F) Zoning Designation on approximately 0.423 
acres of land being legally described as Lot 2 and the north 23 feet of Lot 3, Block 
51, South Decatur Addition, and approximately 0.07 acres to the centerline of S. 
Stratton, approximately 0.16 acres to the centerline of E. Hale St., and 0.03 acres 
to the centerline of an alley where adjacent to the site, which is also more 
commonly referred to as 600 E. Hale St., Decatur, Texas.  

Non Public Hearing Items: 

ITEM 3: PP2016-01  Commission to hear and consider and take action to make a 
recommendation to City Council regarding Preliminary Plat Application 2016-01—
Todd Smutz’s request, on behalf of Retail Connection and Pilot Travel Center, 
LLC., to preliminary plat Lot 1, Block A, Pilot Travel Center Decatur, being a 
11.4494-acre tract of land located in the G. Vigil Survey, Abstract No. 857, and as 
legally described by metes and bounds on the plat exhibit in the staff report, City of 
Decatur, Wise County, Texas. 

 
ITEM 4: FP2016-01  Commission to hear and consider and take action to make a 

recommendation to City Council regarding Final Plat Application 2016-01—Todd 
Smutz’s request, on behalf of Retail Connection and Pilot Travel Center, LLC., to 
final plat Lot 1, Block A, Pilot Travel Center Decatur, being a 11.4494-acre tract of 
land located in the G. Vigil Survey, Abstract No. 857, and as legally described by 
metes and bounds on the plat exhibit in the staff report, City of Decatur, Wise 
County, Texas. 

 
ITEM 5: New and/or future business items. 

Adjournment  

Prepared and posted this the 1st day of April, 2016, in accordance with Chapter 551, Texas 
Government Code. 

 
Dedra Denée Ragland, AICP 
Planning and Development Director 
 
 *NOTE:  THE PLANNING AND ZONING COMMISSION RESERVES THE RIGHT TO ADJOURN INTO A CLOSED MEETING AT ANY TIME 

REGARDING ANY ITEM ON THE AGENDA FOR WHICH IT IS LEGALLY PERMISSIBLE UNDER THE TEXAS OPEN MEETINGS ACT PURSUANT 
TO LGC 551.071. 
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Agenda Item 1 

MINUTES 
 

A regular meeting of the City of Decatur Planning and Zoning Commission was held at 
6:00 p.m., Tuesday, March 1, 2016 in City Hall Council Chambers with the following in 
attendance:  

MEMBERS PRESENT:       
Davey Edwards, Chairman 
Cecil LeMond, Vice-Chairman     
Eddie Allen 
Terry Berube 
Curtis Creswell 
John Lanier       
Eileen Standridge 
         
OTHERS PRESENT: Planning and Development Director Dedra Ragland, Legal 
Counsel Patricia Adams and Maritha Gan, representing staff and Jody Adams and Cary 
Hardin, representing the applicants. 
 
Chairman Edwards called the meeting to order at 6:00 p.m.  

 
ITEM 1: Consider and take appropriate action regarding approval of February 2, 

2016 Planning and Zoning Commission Meeting Minutes. 

 
Commissioner Standridge made a motion to approve the February 2, 
2016 P&Z Commission Meeting Minutes.  Vice-Chairman LeMond 
seconded the motion. The motion passed 6-0.  
 

ITEM 2: ZC2016-01 Commission to hear and consider and take action to make a 
recommendation to City Council regarding zoning change Application 
ZC2016-01—Jody Adam’s request, on behalf of Double Creek Capital, 
Ltd., to amend the Deer Park PD and site plan, Ordinance 2008-06-11, a 
tract of land approximately 47 acres out of the David Moses Survey, A-537 
and the John C. Bullock Survey, A-79 and located on the west side of 
Deer Park Road and immediately adjacent to Rann Elementary School, 
Decatur, Texas and previously referred to and approved as ZC2008-02.  
The proposed amendment will affect the phasing of the multi-family, 
single-family and commercial land use tracts; the street layouts for the 
multi-family and single–family land use tracts; and the open space, multi-
family and single  family acreage.  (ITEM CONTINUED FROM 
FEBRUARY 2, 2016 P&Z MEETING). 

 

Planning and Development Director Ragland presented the staff report. The history 
of the Planned Development was provided to the Commission. It was amended in 
2008.  The original Planned Development was adopted in 2005 and again in 2006, 
as a result of the southern portion being sold to a church. The proposed amendment 
will affect the phasing of the multi-family and single-family development. Based on 
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market demands, the applicant is seeking to change the multi-family to phase one, 
the single-family to phase two, and the commercial will remain phase three. The lay-
out of the single family lots and the multi-family buildings has changed. The plan 
originally had the single-family lots designed around a gas well.  The subdivision has 
been re-designed so that a street is located on top of the gas well.  This has resulted 
in more lots and a reduction in the green space/open space.  In addition, the gas 
and the electric easement on the eastern property line of the single-family phase 
can’t be counted as open space. In summary, the applicant is requesting the 
following modifications:  

o Due to market demands, change the phasing of the multi-family (from 
Phase 2 to Phase 1) and single-family (from Phase 1 to Phase 2) 
development; 

o Reduce the Open Space acreage from 4.2 acres to 3.61 acres in the 
single-family development; 

o Eliminate the 10’ linear landscape strip adjacent to all public and private 
rights-of-way; 

o Reduce the minimum separation for a two-story building adjacent to a 
one-story building from 20’ to 15’; 

o Eliminate the 6’ decorative fence and linear landscape band where the 
single-family development and the multi-family development abut; and 

o Reduce the minimum trees required from 1-6” tree for all lots to: 

 1-2.5” tree for lots less than 8,000 s.f. 

 1-6” tree for lots 8,000 s.f. – 10,000 s.f. 

 1-5” tree for lots greater than 10,000 s.f. 

Commissioner Standridge asked about the 5” tree diameter requirement. Mr. 
Adams replied that the tree size requirements are confusing and need clarification. Mr. 
Adams stated he wanted to follow the city’s tree requirements in the Design Standards:  

 1-2.5” tree for lots less than 8,000 s.f. 

 2-2.5” tree for lots 8,000 s.f. – 10,000 s.f. 

 3-2.5” tree for lots greater than 10,000 s.f. 

Commissioner Creswell asked about the distance of the compressor station from 
the lots and if any trees will be removed. Commissioner Creswell further asked if 
there was enough of a barrier between the Compressor and the development.  Mr. 
Adams stated there will be some land elevation to deflect the noise.  Outside noise is 
noticeable, but Mr. Adams assured the members that inside noise would be negligible. 

Planning and Development Director Ragland stated that notices were sent out to 13 
property owners within 200’ there was one (1) in opposition and one (1) in favor of the 
PD Amendment. The notice in opposition had to do with drainage and did not impact the 
request at this time.  
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Commissioner Eddie Allen made a motion to approve Zoning change 
Application ZC2016-01.  Commissioner Eileen Standrige seconded 
the motion. The motion passed 6-0.  
 

ITEM 3:  ZC2016-02 Commission to hear and consider and take action to make a 
recommendation to City Council regarding Zoning Change Application 
2016-02—Jose Martinez’ request to change zoning from a Single-Family 
Residential-2 (SF-2) Zoning Designation to a Two-Family (2-F) Zoning 
Designation on approximately 0.153 acres of land being legally described 
as Lot 13R, Block 13, Range “D”, Devereux Addition, and approximately 
9.06 acres to the centerline of W. Oak and approximately 0.08 acres to the 
centerline of W. Mill where adjacent to the site, also more commonly 
referred to as 600 W. Mill St., Decatur, Texas.  

 
Planning and Development Director Ragland presented the staff report. The request is 
for Two-family (2-F) Zoning.  The tract/lot is located in the Downtown Land Use District, 
which is suitable for mixed residential uses.  
 
Thirty (30) property owners were notified within 200’ and there were no responses.  
 
Vice-Chairman LeMond asked what is the square footage of the residence.  Ms. 
Ragland stated the house is sizable but did not have the exact measurements available. 
 
Commissioner Standridge asked if firewalls will be installed between the two 
units.  Ms. Ragland stated the house would meet the Fire and Building Codes.  
 
Mr. Martinez plans to leave the outside footprint of the house the same, while converting 
the inside of the residence into a duplex.  If Mr. Martinez does have to change the 
footprint of the existing building, he will have to apply for building permit and submit a 
CO application. Mr. Martinez was not in attendance.  Staff recommends approval. 
 

Commissioner Creswell made a motion to approve Zoning Change 
Application 2016-02.  Commissioner Berube seconded the motion. 
The motion passed 6-0.  

 
ITEM 4: SUP2016-01 Commission to hear and consider and take action to make a 

recommendation to City Council regarding Specific Use Permit Application 
2016-01—Cary Hardin’s request for a Specific Uses Permit to allow a 
Private Club on approximately 0.675 acres of land being legally described 
as Lot 9R, S.L. Brown Addition or more commonly referred to as 603 W. 
Main Street, Decatur, Texas. 

 
Planning and Development Director Ragland presented the staff report.   The Specific 
Use Permit is being requested for the on premises sale and consumption of Beer and 
Wine at the Main Street Home and Gardens business. Planning and Development 
Director Ragland reminded the Commission of the zoning rewrite and the change from 
Special Use Permits to Specific Use Permits.  Specific Use Permits are treated like 
zoning changes. SUPs require a site plan identifying precisely where alcoholic 
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beverages will be sold and consumed. Certain restrictions were added to the SUP, of 
which the Hardins had no objection.  Staff is recommending the following restrictions: 
 

(a) The Specific Use Permit granted herein for a restaurant (Main Street Home and 
Gardens) with the sale of alcoholic beverages (beer and wine) for on-premises 
consumption only shall be limited to that particular areas designated on the site 
plan as described upon the attached Exhibit “B” (which Exhibit is made a part 
hereof for all purposes).   

 
(b) No signs advertising sale of alcoholic beverages shall be permitted other than 

those authorized under the Texas Alcoholic Beverage Commission, and any sign 
ordinance of the City of Decatur, Texas. 
 

(c) If a license or permit to sell alcoholic beverages on property covered by this 
specific use permit is revoked, terminated or cancelled by proper authorities, the 
City Council may authorize hearings to be held for the purpose of considering a 
change of zoning. 
 

(d) The establishment shall not use the term “bar”, “tavern”, or any other terms or 
graphic depictions that relate to the sale of alcoholic beverages on any signs 
visible from the exterior of the premises.    

 
Thirty Five (35) property owners within 200’ were notified and staff received four (4) 
responses in favor of the request.  
 
Ms. Ragland deferred any further questions to Mr. Cary Hardin. 
 
Commissioner Berube asked if Main Street Home and Gardens will be opened for 
dinner.  Mr. Hardin replied that they intend to be open for dinner on Friday and 
Saturday evenings. 
 
Commissioner Standridge asked if there will be any additional parking or 
expansion due to this SUP.  Mr. Hardin replied that they had no intentions of 
expanding the restaurant.   
 

Commissioner Lanier made a motion to approve SUP2016-01.  
Commissioner Berube seconded the motion. The motion passed 6-0. 

 
Non Public Hearing Items: 
 
ITEM 5:       New and/or future business items. 

 
Planning and Development Director Ragland discussed upcoming Planning and 
Development requests.  The Commission will see future applications coming soon for 
Quick Trip, Pilot Travel Centers and Discount Tire.  In addition, a couple of people have 
contacted staff regarding residential subdivisions. Mr. David Fuller has purchased the 
property north of the Museum for future residential development.  There is a pressing 
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need for more housing in Decatur and the Planning and Development Department is 
supportive of Mr. Fuller’s proposal. 

The next meeting is April 5, 2016 at 6:00 p.m. 

 
The meeting adjourned at 6:35 p.m. by Chairman Davey Edwards.  
 
 
       ________________     

William D. Edwards, Chairman 
 
ATTEST:  
 
 
        
Dedra Denée Ragland, Planning and Development Director 



 
CITY OF DECATUR, TEXAS 

Development Services   1601 S. State Street  Decatur, TX  76234  (940) 393-0250 voice (940) 627-4629 fax  

 
STAFF REPORT 

April 5, 2016 – Planning and Zoning Commission Meeting 

TO: Planning and Zoning Commissioners CASE:  ZC2016-03 

FROM: Dedra Ragland, AICP Planning Director APPLICANT: Randy Neighbors 

DATE:   March 31, 2016 REQUES T: Zoning Change from SF-2  
    to 2F 

Subject: 
Commission to hear staff report, public comment and take action to make a recommendation to City 
Council regarding Zoning Change Application 2016-03—Randy Neighbors’ request to change zoning from 
a Single-Family Residential-2 (SF-2) Zoning Designation to a Two-Family (2F) Zoning Designation on 
approximately 0.423 acres of land being legally described as Lot 2 and the north 23 feet of Lot 3, Block 51, 
South Decatur Addition, and approximately 0.07 acres to the centerline of S. Stratton, approximately 0.16 
acres to the centerline of E. Hale St., and 0.03 acres to the centerline of an alley where adjacent to the site, 
which is also more commonly referred to as 600 E. Hale St., Decatur, Texas. 

Legality: 
According to the Texas Local Government Code, this property can be legally rezoned given proper notice 
(§211.006(a) and 211.007(c)), public hearings (§211.006 (a)), review and recommendation from the Planning 
& Zoning Commission (§211.007 (b)) and approval by City Council (§211.007 (b)). 

Analysis:  

 Property is currently zoned Single-Family Residential-2 (SF-2). Surrounding zoning:  SF-2 to the north, 
south, east and west. 

 Current Long Range Master Plan Land Use Map, amended in August 2006, identifies the subject site as 
being suitable for medium density residential, which allows for a gross density of 5.3 – 9.6  dwelling 
units/acre.  Gross density is the number of dwelling units for each acre of land, including areas devoted 
to streets, parks, sidewalks, and other public rights-of-way.  The property is approximately 0.423 acres 
and applicant is proposing to develop as two lots, with one duplex per lot; a proposed density of 4 
dwelling units/acre. 

 A zoning change to Two-Family (2-F) is consistent with the current Long Range Master Plan Land Use 
Map. Approval of this request is not spot zoning.  Spot zoning is the application of zoning to a 
specific parcel or parcels of land within a larger zoned area when the rezoning is usually at odds with a 
city's master plan and current zoning restrictions.  According to USLegal.com, spot zoning is a 
provision in a general zoning plan which benefits a single parcel of land by creating an allowed use for 
that parcel that is not allowed for the surrounding properties in the area. Refer to Attachments 9 and 
10. 

 Twenty-five (25) property owners were notified.  To date, staff has received no notices in favor, three 
notices against and no notices neutral to the request.   

 Before any development may occur, applicant may have to replat property; and submit a site plan, and 
building permit and certificate of occupancy applications. 

 
Recommendation: 
Staff recommends approval of a zone change from Single-Family Residential-2 (SF-2) zoning designation to 

Agenda Item 2 



 

a Two-Family (2-F) zoning designation. 

Attachments: 

1. Location Map 
2. Existing Zoning Map 
3. Proposed Zoning Map 
4. Existing Land Use Map 
5. 200’ Property Owner Notification and Response Map 
6. Proposed Site Plan 
7. Proposed Duplex Design Elevation 
8. Draft Ordinance 
9. A Planner’s Dictionary Definition of Spot Zoning 
10. Understanding Spot Zoning



 
Attachment 1 

LOCATION MAP 

 
Attachment 2 

Existing Zoning Map  
Attachment 3 

Proposed Zoning Map 
Attachment 3 

Proposed Zoning Map 
Attachment 3 

Proposed Zoning Map 
Attachment 3 

Proposed Zoning Map 

 



 
Attachment 2 

Existing Zoning Map 

 



 
Attachment 3 

Proposed Zoning Map 



 
Attachment 4 

Land Use Map 



 
Attachment 5 

Property Owner Notification 
 



 

PROPERTY OWNER RESPONSE MAP



 



 



 



 



 



 
Attachment 6 

Proposed Site Plan 



 
Attachment 7 

Proposed Duplex Design Elevation 
 



 
Attachment 8 

Draft Ordinance 
 

ORDINANCE NUMBER ______________ 

 

 

AN ORDINANCE AMENDING THE CODE OF ORDINANCE OF THE CITY OF DECATUR, BY 

AMENDING THE OFFICIAL ZONING MAP OF THE CITY OF DECATUR, GRANTING A 

ZONING CHANGE FROM A SINGLE-FAMILY RESIDENTIAL-2 (SF-2) ZONING DISTRICT TO 

A TWO FAMILY (2F) ZONING DISTRICT ON APPROXIMATELY 0.423 ACRES OF LAND 

BEING LEGALLY DESCRIBED AS LOT 2 AND THE NORTH 23 FEET OF LOT 3, BLOCK 51, 

SOUTH DECATUR ADDITION, AND APPROXIMATELY 0.07 ACRES TO THE CENTERLINE 

OF S. STRATTON, APPROXIMATELY 0.16 ACRES TO THE CENTERLINE OF E. HALE ST., 

AND 0.03 ACRES TO THE CENTERLINE OF AN ALLEY WHERE ADJACENT TO THE SITE, 

WHICH IS ALSO MORE COMMONLY REFERRED TO AS 600 E. HALE ST., DECATUR, 

TEXAS.  
 

WHEREAS, the current zoning of the tract of land illustrated in the attached Exhibit “A” is Single-

Family 2 (SF-2); and 

 

WHEREAS, application has been properly made to amend the Official Zoning Map of the City of 

Decatur, Texas, requesting that the current zoning of such properties be changed to Two-Family (2F) 

Zoning; and 

 

WHEREAS, said applications have been properly heard by the Planning and Zoning Commission of 

the City of Decatur, Texas, as required by State statutes and the Zoning Ordinance of said City; and 

 

WHEREAS, said Planning and Zoning Commission has made recommendation that the change of 

land use classification and zoning classification as requested be APPROVED, and all legal requirements, 

conditions and prerequisites having been complied with, the case having come before the City Council of 

said City, after all legal notices, requirements, conditions and prerequisites having been complied with; and 

 

WHEREAS, the City Council of the City of Decatur, Texas, at a called public hearing did consider 

all appropriate factors in determining whether to grant such requested change; and 

 

WHEREAS, the City Council of the City of Decatur, Texas does find that the requested change is in 

the public interest and that the zoning change does not unreasonably invade the rights of adjacent property 

owners;  

 

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

DECATUR TEXAS: 

 

SECTION 1.   The Zoning Ordinance of the City of Decatur, Texas, be, and the same is hereby 

amended and changed in that the use of the properties described upon the attached  Exhibit “A” (which 

Exhibit is made a part hereof for all purposes)  is hereby changed and assigned a Two-Family (2F) zoning 

classification.  

SECTION 2.  The Planning Director is hereby directed to correct the official zoning map of the City 

of Decatur, Texas, to reflect the herein change in zoning. 



 
SECTION 3.  In all other respects, the use of the tract or tracts of land hereinabove described shall 

be subject to all the applicable regulations contained in said City of Decatur Zoning Ordinance and all other 

applicable and pertinent ordinances of the City of Decatur, Texas. 

SECTION 4.  This ordinance shall be cumulative of all other ordinances of the City of Decatur and 

shall not repeal any of the provisions of such ordinances, except in those instances where provisions of such 

ordinances are in direct conflict with the provisions of this ordinance. 

SECTION 5.  This ordinance shall take effect on its final passage, and it is so ordained. 

 

PRESENTED ON FIRST READING THIS _________ DAY OF _________, 2016 

PRESENTED ON SECOND READING AND APPROVED THIS _________ DAY OF _________, 

2016 BY A VOTE OF _____ AYES, _____ NAYS, _____ ABSTENTIONS, AT A REGULAR 

MEETING OF THE CITY COUNCIL OF THE CITY OF DECATUR, TEXAS. 

 
APPROVED: 

 

 

    

Martin B. Woodruff, MAYOR 

 

 

ATTEST: 

 

 

    

Diane Cockrell, TRMC, CITY SECRETARY 

 
 

APPROVED AS TO CONTENT AND FORM: 

 

 

    

Mason L. Woodruff, CITY ATTORNEY 

 

 



 Exhibit “A” 



 
Attachment 9 

A Planners Dictionary Definition of Spot Zoning 

 



 
 

Attachment 10 

Article:  Understanding Spot Zoning 
By Daniel Shapiro, Esq.

Exhibit “A” 
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CITY OF DECATUR, TEXAS 
Development Services   1601 S. State Street  Decatur, TX  76234  (940) 393-0250 voice  (940) 626-4629 fax 

STAFF REPORT 
April 5, 2016 – Planning & Zoning Commission Meeting 

 
TO: Planning & Zoning Commissioners CASE:  PP2016-01 

FROM: Dedra D. Ragland, AICP, Planning Director APPLICANT: Retail Connection/Pilot  
    Travel Center 

DATE: March 31, 2016  REQUEST: Preliminary Plat Application 

 
Case Notes: 
Hear staff report and consider taking action to make a recommendation to City Council regarding Preliminary 
Plat Application 2016-01—Todd Smutz’s request, on behalf of Retail Connection and Pilot Travel Center, LLC., 
to preliminary plat Lot 1, Block A, Pilot Travel Center Decatur, being a 11.4494-acre tract of land located in the 
G. Vigil Survey, Abstract No. 857, and as legally described by metes and bounds on the plat exhibit in the staff 
report, City of Decatur, Wise County, Texas. 
 
Legality:      
  
This property can be legally platted in 
accordance with Section 212 of the Texas Local 
Government Code.  
 
Issues:  
None.  
 
Recommendation:  
The plat meets the minimum requirements of 
the City of Decatur’s Zoning Ordinance, 
Subdivision Regulations and the Design 
Standards. Staff recommends approval.  

Attachment:  
1. Preliminary Plat Exhibit 
 

LOCATION MAP 
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Preliminary Plat Exhibit 
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CITY OF DECATUR, TEXAS 
Development Services   1601 S. State Street  Decatur, TX  76234  (940) 393-0250 voice  (940) 626-4629 fax 

STAFF REPORT 
April 5, 2016 – Planning & Zoning Commission Meeting 

 
TO: Planning & Zoning Commissioners CASE:  FP2016-01 

FROM: Dedra D. Ragland, AICP, Planning Director APPLICANT: Retail Connection/Pilot  
    Travel Center 

DATE: March 31, 2016  REQUEST: Final Plat Application 

 
Case Notes: 
Hear staff report and consider taking action to make a recommendation to City Council regarding Preliminary 
Plat Application 2016-01—Todd Smutz’s request, on behalf of Retail Connection and Pilot Travel Center, LLC., 
to final plat Lot 1, Block A, Pilot Travel Center Decatur, being a 11.4494-acre tract of land located in the G. 
Vigil Survey, Abstract No. 857, and as legally described by metes and bounds on the plat exhibit in the staff 
report, City of Decatur, Wise County, Texas. 
 
Legality:       
This property can be legally platted in 
accordance with Section 212 of the Texas Local 
Government Code.  
 
Issues:  
None.  
 
Recommendation:  
The plat meets the minimum requirements of 
the City of Decatur’s Zoning Ordinance, 
Subdivision Regulations and the Design 
Standards. Staff recommends approval.  

Attachment:  
1. Final Plat Exhibit 
 

LOCATION MAP 
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ATTACHMENT 1 

Final Plat Exhibit 
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