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Place 9 Danielle

Jeffries
Hood

Minutes
1.

Call to Order

Chairman James Evans called the May 24, 2021, regular session to order at 5: 30 p. m.
Present were Commissioners Wayne Morris, Thomas Jeffries, Philip Robinson,

Paul

Park, Karen Bates and Glover George. Absent was Vice Chairman Danielle Hood and
Commissioner Berniece Brown. Present for City Staff are Director of Development

Letora Anderson and Executive Secretary Maria Segovia.
2.

Invocation

Staff Member Letora Anderson led the invocation.
3.

Roll Call

Maria Segovia gave the roll call.
4.

Approval of the minutes ( May 24, 2021)

Commissioner Wayne Morris motions to approve the minutes. Commissioner

Karen

Bates second the motion. The motion passes unanimously.
5.

Old Business

There was no old business before the Planning and Zoning Commission
6.

New Business
A.

Hold a public hearing to discuss and consider a request by Larry Crosby
for approval of a change in zoning from office to multi -family and take any
action necessary.

Letora Anderson approached the board to brief them regarding this request. She states
this is located in the North portion of Greenville off of Caddo St.,

North of Oneal

between Wesley and Wellington. The applicant is requesting to change the zoning to
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MF to an existing building. They want to convert it to a 9 to 12 unit dormitory that will
house youths that have aged out of foster care. The property is currently surrounded by
multi -family zoning. The property is zoned office, the previous tenant was a doctor' s

office. The Greenville Middle School is approximately 550 ft away. She shows the board
a map of the future land use. When the comp plan was done years ago, because of the

exiting use of them, they kept the zoning just in case the property owner changes, they
can continue with that same use. The existing zoning showed on a previous slide are all
single family homes even though they are MF zoning. The primary use for that area is
residential. We sent out 21 property owner letters and received zero responses in favor

but we did receive seven in opposition. Some of it was due to the land use causing

issues

in

the

area,

maybe some unwanted activity. Senior residents expressed
concerns about that coming into the area. And in overall, landlords are concerned about

the safety of their tenants. Commissioner Wayne Morris asks if the zoning is changed to
MF3, will it be possible if the existing building was to be demoed to rebuild an apartment

complex. Staff member Letora Anderson said no. He also asked why they would want to
open this up here? Staff member Letora Anderson stated that would be a question the
applicant can answer. His final question will be, who is funding this? That also would be
a question for the applicant, but as far as the compatibility with the uses that are

surrounding it is predominantly single family. The applicant has hired Larry Crosby,
9961 CR 2422 Royce City. He states he is a real estate broker. His services were asked

for by a company called Poiema. Their home church is Lake Point in Rockwall. Lake
Point is not the applicant, Poiema is, they are a non- profit organization who identified
this building for foster care kids who are aging out of the system. This home is to allow

young kids to get their feet on the ground, mentoring and get good jobs. He states it is a
little awkward that this is zoned commercial right in the middle of a residential

neighborhood. They believe this would be the perfect opportunity to take this building an
reuse it. When kids hit the streets with nothing to do, well we know what happens and
this would give the kids a backdrop to help them transition into an active adult life.

Commissioner Thomas Jeffries asks what is the age group. Mr. Crosby states it will be
18 and older. Commissioner Thomas Jefferies asks if there will be any funding outside
the church. Mr. Crosby states they do not take any state or federal funds. He states as

far as he knows, they have the funds to remodel this building to fit their needs. He
states there are security measures like fences, and pass codes to get in. Emergency
exits will trigger alarms. The main entrance off of Caddo will be key coded for entry. It is
not a gathering place or for street traffic. It is only for the residents staying there.
Chairman James Evans opens the public hearing and asks if there is anyone who is for
the request to change the zoning to come forward, state your name and address. The
applicant Steve Glass, the director of the boys home comes forward. The reason this
ended up on Caddo is because one of the ladies who volunteers for Poiema is familiar
with the building and she told them about it. When the architect looked at the layout, it

lays itself out for 26 young men in one wing and administration in another wing and a
common area. Kristie Glass, she is Steve' s wife, she would like to reiterate that this is a

cause that is so much in need. And if you look at the statistics they are alarming for
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those aging out of foster care. She states they will be doing background checks, no kids

with criminal or substance abuse history. There is no problem with support and funding.
Chairman James Evans asks if there is anyone else who would like to come forward to
step up to the mic. No one else comes forward. He asks if there is anyone present who

is against the request to come up. Mona Beachamp, lives at 3612 1/ 2 Caddo, directly
next door. She states there are many kids in the neighborhood and they have no idea if
this home will really be what they say. It looks good on paper. She worked for law

enforcement for eight years and is aware of the foster care system. They have been
trying to clean up the neighborhood for years and are doing a good job. She doesn' t
want to subject her kids to an element that she is familiar with. She fears she would not

be able to sleep at night worried if someone will break into her home or her vehicle. She
feels she would have the most to lose because she lives right next door. Chairman

James Evans asks the board for a discussion. Commissioner Karen Bates states that
she had experience with aging out kids, personally. She has a health and human

services background. She states that the protocols that they want to put in place would

be positive for the youth and she has personally seen some advancement. They don' t
have any way to ease out of the foster system without any care.

As far as the

neighborhood,

she can' t speak on behalf of it but she would like to say something
positive about it. Commissioner Philip Robinson would like for Mr. and Mrs. Glass to

come forward and answer a few questions and concerns about the security aspect and
the impact on the surrounding area. Mr. Glass states it is a two week process, including
an application, interview, background check, recommendations and references, criminal

background checks and sex offenders. They will have an RA overnight. They will have
their own room. There will be surveillance cameras. Controlled access on all doors

coming in and out. This is at will, they sign on. If they want to leave, they can leave.
They will be coming from Hunt County, Boles Home.
Chairman James Evans asks for a motion. Commissioner Wayne Morris states although

he supports the concept, he doesn' t think this is an appropriate location. He motions to

deny the request. Commissioner Paul Parks seconds the motion. The motion to deny
passes 4- 3. The three Commissioners who voted
Robinson, Karen Bates and Thomas Jeffries.

B.

against the motion to deny are Philip

Hold a public meeting to discuss consider a request by Kevin Webb for
approval of a change in zoning from Ag to Planned Development Single

Family on a property located in the 8300 Block of FM 1570 and take any
action necessary.

Staff Member Letora Anderson explains the location to the board. She states the

property is approximately 260 acres. Part of it is inside and part of it is outside the City.
They will be approximately

one acre Tots, minimum. The HOA will take care of the

interior streets. She states that the Northern portion is in the City limits. The future land
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use calls for low density which is exactly what they are doing.

We sent out eight

property owner letters and we didn' t receive anything, for or against. Chairman James
Evans states, "

explain to me, this is ETJ, pieces of it is and pieces of it isn' t in the City;
what I read in the packet, its talking about 26 ft wide streets with no curbs and gutters,
we' re talking about septic systems. Where are we as far as City Ordinances,

the

sections that are in the City limits and the sections that are in the ETJ, did you address
the street developer. Because it' s eventually possible we would be annexing this, we
are responsible for things? Where are we, what are
development?" Staff member
Letora
Anderson

the legal ramifications of this split
replies,

since

this

is

planned

development, everything that is in it is now in the contract that they have provided.
However, annexation has recently changed; the only way that this area will be annexed
is if they petition to be in the City limits. But as far as the roads are concerned, the HOA

is maintaining all of the interior roads. The only thing the City will maintain are those
exterior streets. Chairman

James Evans states, "

so we will never be required to go in
and curb and gutter?" Commissioner Wayne Morris states, so some of it is in the ETJ
and some of it isn' t, "
if I' m in the part where it' s city, I' m going to pay city taxes? So why

would I pay an HOA fee to maintain the streets if I' m paying the city residential tax to
maintain the street. Talking over Staff member Letora Anderson, he states, " I think this

needs to be addressed because I' m going to pay twice. If I choose to live there why
would 1 pay twice? Staff member Letora Anderson, states the zoning case is just to see

if what this development is providing is lucid for the area. Now the logistics on the taxes,

that would be upon the residents.( Inaudible words due to people talking over each
other)
member,

Commissioner
stating

Wayne

these

are

Morris states he would have to disagree with Staff
of the Planning and Zoning
questions

ligitament

Commission. Because it' s our due diligence to ask these questions so City Council has
the information when it goes to them tomorrow night. Staff member Letora Anderson
states we have no jurisdiction, there' s nothing that we can change as far as the tax

system goes. Commissioner Wayne Morris states, this is not just a tax question, this is
Because do we allow bar ditches in the City under new
guidelines?
No we don' t. Do we allow septic systems for new builds inside the City
limits, no we don' t. Not being argumentative, these are very valid questions that need to
be addressed in order to make a recommendation to City Council. Staff member Letora
Anderson states she does believe septic is allowed in the City. Commissioner Wayne
a question of zoning.

Morris states, not anymore it isn' t. Chairman James Evans asks if the representative is

present. Todd Winters, the engineer for the project. He states he has been talking to city
staff, city attorney and city manager for several months now. They have drafted an
agreement to annex the entire property so the zoning does apply to the entire property
so there will not be any ETJ issues or anything regarding half being inside and half
being outside the City limits. Everything will be permit through the City, built to City

standards and codes, City engineering and built like any other subdivision in the City.
This project is halfway between 66 and 1- 30 and we are extending a 16" water line all
the way down from 66 past the Industrial Park which will help them all the way down to
county road Ablowich 2118,

so the 16" water line will be all the way down the FM road,

across the trail mix line down that road and then circulate the water, having a loop
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So we will greatly increase the value of all the

properties by bringing in a 16" water line. As Mrs. Anderson mentioned we will be

improving the perimeter of the streets so they will be concrete streets, we will do a traffic
impact analysis of the traffic, the turning movements. We do have one connection to FM
1570 which we will probably have decal and protective left turn lanes, but the traffic

study will determine that. We will analyze all of the other intersections for turning which
is also required by the City. We are viewing one acre Tots as well as three and four acre
lots and they will be open ditch sections as part of the negotiation that we had with the

city staff, city manager and city attorney that drafted this agreement that I believe you
have in your packet. So it was somewhat of a negotiation and in return for this
concession is that we are agreeing to maintain the streets so that it is not a burden to

the City. So every home will be notified that they will be paying an HOA fee that will
maintain the streets and also the drainage, City staff was very adamant for this. All the
city will actually be maintaining out here will be the water line up to the water meters,
after that it' s private. There will not be any sewer, there will be permitted septic systems,

we' ve worked out the details with City staff as well on that. He states he will be happy to
answer any questions. Commissioner Philip Robinson asks if he can talk about what

kind of house will be built. Mr. Winters states they will be larger houses, usually when
we use one acre lots, most of them are a minimum of 120 to 150 ft wide. You get a little
bit of a wider house. The septic system will be well in the back so there will be room for
a pool and a utility building. The houses are somewhere in the 2, 500 to 3, 000
sometimes 3, 500 sq ft. So we expect these to be easily $ 400, 000 or above. One

hundred and eight of those will be about 72 million dollar tax raise. But as you' ve seen
here in Greenville, the prices are going up. Commissioner Wayne Morris asks if there is

a creek that runs through there. Mr. Winters states there is a creek that runs along the
Western edge. Commissioner Wayne Morris asks what would be the impact of the
septic system if it ran off into the creek. Mr. Winters states that each septic system is

designed by a registered sanitarium to obviously treat that water. It is a very low impact
system that supposedly stays on the site. I' m sure there' s some that runs off when

there' s conditions like we' ve had this month. But that water is guaranteed to have no
negative impact. They are required to have a yearly maintenance report by a registered
sanitarian to keep on file. So they somewhat have to be maintained. The property is 310
acres, we took about 50 acres of the flood plain out of this property because we' re not
going to plat the flood plain. Very little of it is in the flood plain. This project will be in

phases. We will start with phase one, which is in the City, while we are working on the
annexation. Just for timing so everyone will understand, this is May of 2021, if we get
the zoning, I will start the engineering process, June, July, August and go through the
review process that puts us into the fall. Start construction hopefully by January 1st of
2022, takes us a year to build this. Time of development, time of water lines, streets,

grading done. Probably will not start building the first house until 2023. This is a long
term project. We are planning to do a major flood study of the creek. Commissioner
Wayne Morris asks if there will be sidewalks. Mr. Winters stated he didn' t believe there
would be. He states there will not be any sidewalks because we have a 44' setback
outside the right of way. With a 60' right of way and a 26' street. We have a large right
City of Greenville, Texas
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of way and a 44' setback so there' s usually not any cars parked out in the street.
Commissioner Wayne Morris stated he was confused because in previous meetings,
when the question was asked if there would be sidewalks and street lights, the answer

was yes, there has to be. Commissioner Philip Robinson stated that's only if it was SF
zoning. Mr. Winters stated there will be street lights but no sidewalks. Chairman James
Evans asks what are the street size of these other developments? Staff member Letora
Anderson states they are 31'. Commissioner Philip Robinson asked if she could clarify
the PD verses the SF. SF has a specific ordinance on sidewalks, PD doesn' t. Each
culvert will be sized accordingly to the driveway so that we know how much water is

coming from these Tots. Commissioner Paul Park states " you said earlier that you have
entered into an agreement with the City to annex this development?"

Mr. Winters replied

yes sir. Commissioner Paul Park continues " your application states that this is going to
be generally similar to SF1 zoning; can you list any exceptions where it' s not? He states
he is confused how this can become part of the city and annexed into it and how are all

these exceptions being granted going in. I assume that it has to happen and it won' t be

annexed until you' re finished. Mr. Winters replied, no. If we get the zoning, we will start
the annexation process immediately. That was part of the agreement, that we will go

ahead and annex the entire thing. Well before we start phase two, we would already
have been annexed. What was done here, they took your biggest lot here which is an
SF1 and compared it to what we' re doing. A planned development is kind of a

negotiation so our normal lot is 100 ft. A lot of these are Tess than an SF1 is. The HOA

will be maintaining these. That' s an addition to rather than a setback. This is just a bullet
point to what we have agreed to. We will do the landscaping, the tree preservation.
Anything that has the flood plain, the living area will be at least 3 three feet above.

We' re going to do a drainage study in the 100 year flood plain. This is basically just
bullet points of what that agreement is from what the city attorney prepared..

Commissioner Wayne Morris asks, " so you used a
template and did exceptions to it?" Mr. Winters replied

single family 1 as a model or
" yes." Usually when you have a

PD there' s a base, you start with one, SF1, SF2 or SF3, whatever the City has. So we
started

with one because

it' s the biggest lot. Commissioner

Paul Park states what

concerns him is there' s a bunch of exceptions to what the City requires that are going to

be known going into this. Knowing this is going to be annexed in. If the city attorney is
involved, I' m sure it' s legal, but I have a real ethical problem, I have a serious ethical
problem.

Mr. Winter states that the City manager, the City engineer, City attorney,
Planning and Zoning staff were involved in every single step. Commissioner Paul Park
states " you just compounded my ethical problem." Commissioner Wayne Morris asks

Staff member Letora Anderson, if a study was done on running a major water line that
far if there weren' t any issues with capacity or water pressure. Staff member Letora
Anderson states that before an applicant is able to request a PD or a change Brett and

Press make sure that it is possible. Mr. Winters states that a study has already been

done by the City and the City has already hired someone to design that line. It was

designed as a 12" line and when we came to the table they asked us to up size it to a
16".
We' re going to take the plans that the City has previously done and put it in the
same depth, it' s just going to be a bigger line and it' s coming off of a 16" line, it' s coming
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through Hwy 66 and it' s going to loop into a 20" line so it definitely has the capacity and
it loops the system and we' re going to do that for the City.

Chairman James Evans opens the public hearing and asks if there is anyone present
who would like to come forward and speak for the request. There being none, he asks if

there is anyone who would like to speak against the request to come forward. Stepping
forward is John Kelso, 6005 Horne Dr, he has a question about the peripheral roads,
Ablowich, Main, I think they' re county roads. The agreement says 26' roads inside the
development.

It said for these peripheral

roads that will be upgraded

to standard

collector road for the City of Greenville. Does anyone know what are the specs for a
collector road for the City of Greenville? I' m curious, what' s the width of that, is it storm

drain, curb and gutter? It' s hard for me to imagine that they' re going to put in all that

and also they are country roads, who is going to maintain those. Will the city maintain
them because they will be built to city specs? Chairman James Evans asks if there is

anyone else who would like to speak against the request. There being none, he closes
the public hearing. He states he still has questions on feeder roads and some of these

other conditions that exist. Staff member Letora Anderson states she will try to provide
more clarity. We have a 60' right of way for a collector road. If it's not residential we' re

looking at 41' backup curb and for commercial 49' backup road. Chairman James Evans

asks if we have any answers to what Mr. Kelso asks regarding the county

roads?

Staff

member Letora Anderson states they would have to answer that. A collector road is a
street that feeds into an arterial road.
Chairman

James

Evans

asks

for

a

motion

if

there

is

no

further

discussion.

Commissioner Philip Robinson motions to accept the request. Commissioner Glover
George seconds the motion. The motion passes 4- 3. Commissioners Paul Park and
Wayne Morris voted against as well as Chairman James Evans.

8.

Updates and Discussion

Chairman James Evans asks Staff member Letora Anderson are there any updates.
Staff member Letora Anderson states she would like to address the gentleman' s
concerns. She wants to make sure she has the correct concerns. She says it's just the
questions about the sidewalks improvement to the roads as far as who is responsible.

Commissioner Wayne Morris says he just finds it baffling that we' re going to go with a
development, annex it with bar ditches, septic system and pray by the grace of God that
everybody in the HOA pays their dues to maintain them. Seems to be that we' re

agreeing with no exceptions to take this on and begging that it' s not going to add to the
city' s burden. " I just find it mind boggling." Commissioner Paul Park states that it bother

him that if he was annexed in the City and he had to pay City taxes and was told that

he had to join a home owners association to maintain the streets, it would be see you in
court. File that under never gonna happen. I guarantee if any of the residents have any
sense at all, that' s exactly what they are going to say. Chairman James Evans says lets
City of Greenville, Texas
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just list the comments. He asks Staff member Letora Anderson if there was anything
else under the stated items that she may need to address.
9.

Adjourn

The Planning and Zoning Commission meeting adjourned at 6: 46 p. m.

i____
Chairman Signature
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