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Citizens will also be able to participate in the following way (NOTE: Other than public hearings, citizens are 

only able to comment one time per agenda item; citizens cannot use both methods to comment on a single 

agenda item.  Public comments are not held for work session reports.):

•  eComment – On July 21, 2026, the agenda was posted online at 

https://tx-denton.civicplus.com/242/Public-Meetings-Agendas. Once the agenda is posted, a link to make 

virtual comments using the eComment module will be made available next to the meeting listing on the 

Upcoming Events Calendar. Within eComment, citizens may indicate support or opposition and submit a brief 

comment about a specific agenda item. Comments may be submitted up until the start of the meeting at which 

time the ability to make an eComment will be closed. Similar to when a citizen submits a white card to indicate 

their position on an item, the eComments will be sent directly to members of the Zoning Board of Adjustment 

and recorded by the Secretary. 

Members review comments received in advance of the meeting and take that public input into consideration 

prior to voting on an agenda item. The Chair will announce the number of Comment Cards submitted in 

support or opposition to an item during the public comment period. Comments will not be read during the 

meeting. The Secretary will reflect the number of comments submitted in favor/opposition to an item, the 

registrant’s name, address, and (summary of) comments within the Minutes of the Meeting, as applicable.

After determining that a quorum is present, the Zoning Board of Adjustment of the City of Denton, Texas will 

convene in a Regular Meeting on Monday, July 27, 2026, at 6:30 p.m. in Council Work Session Room at City 

Hall, 215 E. McKinney Street, Denton, Texas at which the following items will be considered:

1.  PLEDGE OF ALLEGIANCE

A.  U.S. Flag

B.  Texas Flag

“Honor the Texas Flag – I pledge allegiance to thee, Texas, one state under God, one and indivisible.”

2.  ITEMS FOR CONSIDERATION

Consider an appeal of an administrative decision regarding the existence of nonconforming 

rights for the building addressed as 910 North Mayhill Road. The building is one of four 

structures located on an approximately 3.5-acre property located on the east side of 

North Mayhill Road, approximately 735 feet north of Russell Newman Boulevard, in the 

City of Denton, Denton County, Texas. (AA26-0003a, 910 N Mayhill Rd, Hayley 

Zagurski)

AA26-0003aA.
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July 27, 2026Zoning Board of Adjustment Meeting Agenda

Exhibit 1 - Agenda Information Sheet

Exhibit 2 - Staff Analysis

Exhibit 3 - Location Map

Exhibit 4 - Appeal Letter and Application

Exhibit 5 - Zoning Verification Application Materials

Exhibit 6 - Nonconforming Use Determination

Exhibit 7 - Historic Imagery and Final Utility Bills

Exhibit 8 - TLGC Section 211.010 Appeal to Board

Attachments:

3.  CONCLUDING ITEMS

A.  Under Section 551.042 of the Texas Open Meetings Act, respond to inquiries from the Zoning Board of 

Adjustment or the public with specific factual information or recitation of policy, or accept a proposal to place 

the matter on the agenda for an upcoming meeting  AND  Under Section 551.0415 of the Texas Open 

Meetings Act, provide reports about items of community interest regarding which no action will be taken, to 

include: expressions of thanks, congratulations, or condolence; information regarding holiday schedules; an 

honorary or salutary recognition of a public official, public employee, or other citizen; a reminder about an 

upcoming event organized or sponsored by the governing body; information regarding a social, ceremonial, or 

community event organized or sponsored by an entity other than the governing body that was attended or is 

scheduled to be attended by a member of the governing body or an official or employee of the municipality; or 

an announcement involving an imminent threat to the public health and safety of people in the municipality that 

has arisen after the posting of the agenda.

NOTE:  The Zoning Board of Adjustment reserves the right to adjourn into a Closed Meeting on any item on 

its Open Meeting agenda consistent with Chapter 551 of the Texas Government Code, as amended, or as 

otherwise allowed by law.

CERTIFICATE

I certify that the above notice of meeting was posted on the official website 

(https://tx-denton.civicplus.com/242/Public-Meetings-Agendas) and bulletin board at City Hall, 215 E. 

McKinney Street, Denton, Texas, on July 21, 2026 , in advance of the three (3) business day posting deadline, 

as applicable, and in accordance with Chapter 551 of the Texas Government Code.

__________________________________________
OFFICE OF THE CITY SECRETARY

NOTE:  THE CITY OF DENTON'S DESIGNATED PUBLIC MEETING FACILITIES ARE 

ACCESSIBLE IN ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT.  THE CITY 

WILL PROVIDE ACCOMMODATION, SUCH AS SIGN LANGUAGE INTERPRETERS FOR THE 

HEARING IMPAIRED, IF REQUESTED AT LEAST TWO (2) BUSINESS DAYS IN ADVANCE OF 

THE SCHEDULED MEETING. PLEASE CALL THE CITY SECRETARY'S OFFICE AT 940-349-8309 

OR USE TELECOMMUNICATIONS DEVICES FOR THE DEAF (TDD) BY CALLING 

1-800-RELAY-TX SO THAT REASONABLE ACCOMMODATION CAN BE ARRANGED.
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City of Denton 
 
 
 

_____________________________________________________________________________________ 
 

AGENDA INFORMATION SHEET 
 
DEPARTMENT: Department of Development Services 
 
ACM:   Kenneth Hedges 
 
DATE:  July 27, 2026 
 
 
SUBJECT 
Consider an appeal of an administrative decision regarding the existence of nonconforming rights for the 
building addressed as 910 North Mayhill Road. The building is one of four structures located on an 
approximately 3.5-acre property located on the east side of North Mayhill Road, approximately 735 feet 
north of Russell Newman Boulevard, in the City of Denton, Denton County, Texas. (AA26-0003a, 910 N 
Mayhill Rd, Hayley Zagurski) 
 
BACKGROUND 
A full explanation of the background of this appeal request was provided as Exhibit 1 with agenda item 
AA26-0003 and is summarized herein.  
 
The appellant and property owner, Pascal Mike Aghyarian of 24K Holdings, LLC, submitted a Zoning 
Verification Letter – Determination of Nonconforming Rights application on May 12, 2026 seeking 
confirmation of nonconforming rights to use the building addressed as 910 N Mayhill Rd (hereafter, “the 
subject building”) for a variety of commercial and light industrial uses that would fall into the defined land 
use categories of Outdoor Storage; Warehouse and Wholesale Facility; Low-Impact Manufacturing; and 
Administrative, Professional, and Government Office under the Denton Development Code (DDC). The 
subject building is one of four approximately 1,200-square foot buildings located on the approximately 3.5-
acre subject property commonly known as 870, 890, 910, and 936 N Mayhill Rd (see Exhibit 3). Although 
there are four buildings on the property, the initial Zoning Verification Letter request, and therefore this 
appeal, are strictly related to the subject building addressed as 910 N Mayhill Rd. Subsection 1.5.3A.2 of 
the DDC specifies that nonconforming uses shall not be extended beyond the building the use operates 
within; therefore, a new Zoning Verification Letter request would be needed with additional documentation 
provided by the property owner in order for a determination to be made regarding the existence of 
nonconforming rights for each of the other three buildings.  
 
The property is zoned Rural Residential (RR) District, which does not permit any of the land uses listed 
above. Based on information provided by the owner with their Zoning Verification Letter request (see 
Exhibit 5) and based on staff’s independent research, the Director determined that no nonconforming rights 
to continue to use the property for any of the above-listed uses exist for the subject building due to no use 
having been legally permitted within the subject building since at least 2021 (see Exhibit 6 for additional 
details). The appellant submitted an initial letter in appeal of this administrative decision on May 29, 2016, 
which was followed by submitting a complete Appeal of an Administrative Decision application and with 
supplemental information on June 16, 2026, which is all provided as Exhibit 4.   
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Staff’s analysis regarding how the land use determination was made and considerations related to the appeal 
are provided as Exhibit 2. 
 
Recent amendments to Section 211.010 of the Texas Local Government Code (Exhibit 8) require the Board 
of Adjustment to first hold a public hearing regarding the request and then to decide the outcome of the 
appeal at the next meeting for which notice can be provided following the hearing. In accordance with the 
Appeal of an Administration Decision procedures in DDC Section 2.8.4 and the Texas Local Government 
Code Section 211.010, the Zoning Board of Adjustment may affirm, reverse, or amend the interpretation as 
described below.  
 
 
OPTIONS 

1. Affirm the Director’s determination that nonconforming rights to utilize the subject building 
for the proposed uses of Outdoor Storage; Warehouse and Wholesale Facility; Low-Impact 
Manufacturing; or Administrative, Professional, and Government Office uses do not exist, 
thereby requiring the owner to utilize the subject building for a use permitted within the RR 
District or apply to rezone the property to a district that permits the desired uses, 

2. Reverse the Director’s determination in whole or in part; a reversal in part should contain 
finding(s) of fact related to which of the proposed nonconforming uses the Board finds have 
legal right to continue in the subject building, 

3. Amend or modify the Director’s decision or interpretation regarding the existence of 
nonconforming rights for the subject building, and/or 

4. Attach conditions of approval to ensure the health, safety, and welfare of the city. 
 
PUBLIC OUTREACH: 
The appellant/property owner was notified of the hearing date and time by email on June 30, 2026 and by 
certified United States mail sent to all associated addresses on June 30, 2026. No further public notification 
is required for an appeal of an administrative decision hearing. 
 
DEVELOPER ENGAGEMENT DISCLOSURES  
No developer contact disclosures have been provided to staff from members of this body as of the issuance 
of this report.  
 
EXHIBITS 

1. Agenda Information Sheet 
2. Staff Analysis  
3. Location Map 
4. Appeal Letter and Application 
5. Zoning Verification Application Materials 
6. Zoning Verification Director Determination Letter 
7. Historic Imagery and Final Utility Bills 
8. TLGC Section 211.010 Appeal to Board 

 
       Respectfully submitted and prepared by: 

      Hayley Zagurski, AICP 
Planning Director 

 
 



Staff Analysis 
AA26-0003/910 N Mayhill Rd 
 
REQUEST: 
Appeal of an administrative decision regarding the existence of nonconforming rights for the 
building addressed as 910 N Mayhill Rd. 
 
ANALYSIS: 
Pursuant to DDC Subsection 1.5.2B, the burden of establishing the existence of a nonconformity 
shall be solely on the owner of the property containing the nonconformity. The owner is required 
to utilize the Zoning Verification Letter process in DDC Subsection 2.5.4 to establish the existence 
of nonconforming rights. Per Subsection 2.5.4, the Director shall issue a Zoning Verification Letter 
after examination of the City’s zoning map and records for the property, and the applicant may 
appeal the findings of a Zoning Verification Letter to the Zoning Board of Adjustment. 
 
In this case, the property owner submitted a Zoning Verification Letter – Determination of 
Nonconforming Rights and included with the application a variety of materials that are provided 
as Exhibit 5. As detailed in the Agenda Information Sheet, the Zoning Verification Letter 
application was specific to the building addressed as 910 N. Mayhill Road, which is one of four 
approximately 1,200-square foot buildings located on the approximately 3.5-acre subject property 
commonly known as 870, 890, 910, and 936 N Mayhill Rd (see Exhibit 3).The provided records 
showed that the property was purchased by the current owner in 2021, that the buildings at 890 
and 920 N Mayhill were leased by Esparza Custom Cabinets in 2020, and that the entire property 
listed for lease in 2024. Various Google Street View images from 2013 through 2024 were 
provided. It should be noted that the various supporting documents provided with the application 
do not provide evidence, outside of their Zoning Verification Request letter, regarding the 
occupancy of the subject building by Esparza Custom Cabinets, the company which the owner 
asserts used the subject building from 2023 to January 2026. Furthermore, Staff did not find within 
the application materials any evidence that the subject building had been utilized legally or even 
associated with a specific use or business at all since prior to or since annexation in 2013. 
 
Although the DDC places the onus for proving that nonconforming rights exist solely on the 
property owner, in an effort to provide good customer service Staff conducted additional research 
as described in Exhibit 6 using all available historical imagery, Certificate of Occupancy (CO) 
records, utility service records, and Denton County Appraisal District records to attempt to 
establish further use history of the subject building before and after the property’s annexation. 
Staff does not deny that aerial and Google street view imagery reflects activity occurring around 
the subject building at various times prior to and since annexation.  However, no records or 
evidence other than the Zoning Verification Request (and later the “Affidavit of Mike Aghyarian” 
executed on June 22, 2026 and included in Applicant’s supplement to their Appeal of 
Administrative Decision, See Exhibit 4) were provided or located to substantiate this activity was 
related to a cabinet maker or similar contractor-related business that occurred at the subject 
building; vehicle parking activity could be related to the other three buildings on the subject 
property, for example. This led the Director to conclude that due to a lack of COs being obtained 
and due to utilities to the subject building having been cut off and not reestablished since 2021, 
the subject building had not been in legal use since at least 2021 but possibly since its annexation 
in 2013.  
 
DDC Subsection 1.5.2F specifies that when a nonconforming use is discontinued for one year or 
more all nonconforming rights cease and the property must be used in nonconformance with the 
applicable zoning unless an owner requests a delay in the determination of discontinuance, which 



can grant up to one additional year for a legally nonconforming use to be reestablished. As 
described in Exhibit 1 and provided in Exhibits 4 and 5 in the owner’s letters, the owner claims a 
cabinet maker used and occupied the subject building from 2023 to 2026. The owner claims that 
this was a continuation of a series of similar uses that had occurred on the broader property since 
before it was annexed into the City in 2013 and that nonconforming rights therefore exist and have 
not been discontinued for more than one year since the cabinet maker vacated the subject building 
in January of 2026.  
 
However, the International Building Code (IBC), International Plumbing Code (IPC), 
International Mechanical Code (IMC), and National Electric Code (NEC) have all been adopted 
by the City establish minimum standards for sanitation facilities, ventilation, and lighting within 
any building intended for human occupancy, even if the building is a storage occupancy. 
Therefore, with no electric, water, or sewer service to the building since 2021, even if the cabinet 
maker used the building only as a warehouse storage space it could not have obtained a CO to 
legally occupy the subject building. As noted above and described in Exhibits 1 and 6, the City’s 
records indicate no COs have been sought or issued for the subject building since its 2013 
annexation. Therefore, it is staff’s determination that even if the cabinet maker’s use of the subject 
building from 2023 to January of 2026 did occur as the owner claims, it was not legal due to the 
lack of CO and utility service to the building during that time and therefore the owner does not 
have the rights associated with a legally nonconforming use that could enable the same use or any 
of the other requested non-permitted uses to be established within the subject building. 
 
It should be noted that Section 43.002 of the Texas Local Government Code obligates a city to 
allow uses that were legally established in a city’s extraterritorial jurisdiction (ETJ) to continue 
following annexation. In this case, no records were provided by the applicant or located in Staff’s 
research to determine what use(s) may have been occurring within the subject building prior to 
annexation in 2013. While aerial imagery shows outdoor storage activities were present at times, 
there is no evidence of what use may have occurred within the subject building or other buildings 
on site. Furthermore, the applicant has not asserted a chain of uses between annexation and when 
Esparza Custom Cabinets is purported to have leased the subject building in 2023.  Therefore, 
there is no way for Staff to reasonably conclude what use (if any) the City was obligated to allow 
to have continued from prior to the property’s annexation. 
 
Section 211.019 of the Texas Local Government Code requires a municipality to allow a person 
using their property in a manner that is nonconforming following the adoption of or change in a 
zoning regulation to continue to use the property in the same manner. This Section further specifies 
that the regulations in the Section no longer apply after a nonconforming use has been intentionally 
abandoned for at least 6 months. Staff recognizes that the affidavit provided as part of the Appeal 
Application (Exhibit 4) alleges that the appellant has not intended to abandon the nonconforming 
use of the subject building; however, as detailed above, Staff has not been provided nor been able 
to locate evidence to demonstrate that there was ever a legally established nonconforming use of 
the building to which this provision of state law would apply. 
 
REQUESTED RELIEF:  

1. Affirm the Director’s Decision: If the Board reaches the same conclusion as the Director 
and opts to affirm the Director’s determination, then the owner may either use the subject 
building for a use that is permitted within the Rural Residential (RR) zoning district or 
apply to change the zoning of the property to a district that permits the desired mix of uses 

2. Affirm the Director’s Decision in Part: If the Board reaches a different conclusion and finds 
that there are nonconforming rights, Staff requests that the Board specify which use they 
determine has legal nonconforming rights to continue since the owner’s original Zoning 



Verification Letter application requested the right to establish a variety of non-permitted 
uses in the subject building. In accordance with DDC Subsection 1.5.3B, a nonconforming 
use may only be changed to another nonconforming use if the Director determines that the 
new use would create lesser impacts to surrounding properties and is no more intensive 
than the use it would replace, and once this change occurs the use of the building may not 
be changed back to the more nonconforming use.  

3. Grant the Appellant’s Requested Alternative Relief: If the Board finds there are 
nonconforming rights but that the use of the subject building has been discontinued for less 
than one (1) year, then, in addition to option 2 above, the appellant has requested a delay 
of the discontinued status be granted for one (1) year in accordance with DDC Section 
1.5.2(F) since the property has been actively marketed for at least six (6) months during 
the previous year. Staff has no objection to this delay being granted if the Board finds there 
are nonconforming rights, but Staff would request that the Board specify which use has 
nonconforming rights to continue as detailed above in item 2. 

 
 
CONSIDERATIONS: 
In considering an appeal, the Denton Development Code (DDC) Section 2.8.3D states that the 
Board of Adjustment shall consider the approval criteria applicable to all applications in DDC 
Section 2.4.5 and the criteria detailed as items 2 and 3 below:  

 
1. General approval criteria  

 
Section 2.4.5E of the DDC outlines 13 criteria for approval that are intended to be broadly 
applied to all applications unless otherwise specified for a specific application type. These 
include whether the application complies with other application-specific criteria for 
approval (see items 2 and 3 below), is consistent with any prior approvals applicable to the 
development, is consistent with the Comprehensive Plan, is compliant with the DDC and 
other City regulations, is designed to minimize impacts to the environment and surrounding 
properties, and is adequately served by utilities, roads, and other public services.  
 
The determination that nonconforming rights do not exist for the subject building is 
consistent with the goals and intent of the DDC for the regulation and limited continuance 
of nonconforming uses and for the RR zoning district. The determination is also consistent 
with the Comprehensive Plan, which designates the area around the subject property as a 
primarily Moderate Density future land use (FLU) designation while also acknowledging 
a transition to a Business Center FLU designation that primarily applies to properties on 
the west side of N Mayhill Road. The existing RR zoning district is a remnant from the 
property’s annexation; while it is not consistent with the FLU designation in the area the 
placeholder zoning is a tool that ensures the public hearing process is able to proceed to 
establish appropriate zoning following annexation. Through the zoning process, the 
Planning and Zoning Commission and City Council have discretion to weigh potentially 
competing factors such as the FLU designation, existing development and use patterns, and 
neighborhood concerns to determine an appropriate zoning designation for a property. A 
variety of zoning districts could permit some or all of the uses the owner noted in their 
Zoning Verification Letter application (Exhibit 5). While some of the owner’s desired land 
uses, such as Administrative, Professional, and Government Office may be permitted in a 
variety of districts that clearly align with the adopted FLU Map, others such as Low Impact 
Manufacturing may not; thereby requiring additional research and analysis as part of the 
zoning change application process. It is important to adhere to the City’s adopted 
nonconforming use regulations in order to facilitate the property’s eventual alignment with 
the City’s Comprehensive Plan through the adopted zoning regulations and processes. 



 
There are no prior approvals related to the subject building, and the other general criteria 
for approval contained in Section 2.4.5E are not germane to the subject nonconforming use 
determination appeal as they are specific to site layout and design. These criteria would 
become applicable in the future if features on the site are expanded, the property is 
subdivided, or the property is redeveloped. 
 
The appellant’s request to permit the establishment and/or continuance of a variety of 
commercial and industrial land use categories is not consistent with the City’s adopted 
limitations for nonconforming uses described above and in Section 1.5 of the DDC. In 
order to establish the desired mix of uses and have the ability to freely change between 
those uses and/or allow them in various combinations, the proper procedure would be to 
apply to rezone the property to a district that permits those uses. 
 

2. The facts stated in the application, as presented by the appellant and/or the Director 
 
The appellant provided a complete appeal application on June 16, 2026, within the allowed 
20-day time frame from the date the determination was issued. The details of the appeal 
application are provided in Exhibit 4, and the original documentation provided with the 
Zoning Verification Letter application is provided in Exhibit 5 for the Board’s review and 
consideration. The administrative determination being appealed is provided in Exhibit 6 
and outlined in this report’s Agenda Information Sheet (Exhibit 1) along with an 
explanation of the analysis that led to the use determination. 
 
It is Staff’s position that the information and documents provided with the initial Zoning 
Verification Letter application and with the appeal do not prove that any of the proposed 
land uses have ever been legally established within the subject building. Further, the 
additional research conducted by staff did not yield evidence of those uses ever having 
been legally established through the acquisition of a CO for any use of the building. 
Therefore, nonconforming rights cannot exist. 
 

3. The requirements and intent of the applicable standards from this DDC compared to the 
written decision that is being appealed. 
 
The DDC standards related to nonconformities are consistent with state law and exist with 
the purpose and intent of regulating and limiting the continued existence of uses, structures, 
and site features that were legally established at one time, but which no longer conform to 
the City’s adopted zoning and development regulations. The DDC intends to curtail 
substantial investment in nonconformities in order to eventually eliminate them and 
thereby preserve the integrity of the City’s adopted ordinances and plans. DDC Subsection 
1.5.2B places the burden of establishing the existence of a legal nonconformity on the 
property owner. In this case the Director determined that the owner did not substantiate 
their assertion that they had nonconforming use rights for the subject building, and Staff 
was not able to locate such evidence in their own research as explained in the analysis 
above and in Exhibits 1 and 6.  Therefore, the use determination is consistent with the 
intent of the DDC to not allow for the establishment of new nonconforming uses in order 
to bring the subject building and the overall property into compliance with the DDC. 
 
As noted above, this determination does not eliminate the owner’s rights to either use the 
property in compliance with the current RR zoning district or to request a zoning change 
to a district that would permit the desired mix of uses.   
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Development Services 

401 N. Elm St., Denton, TX 76201  (940)349-8600 

 
 

Owner Authorization 
  
 

Name:   

 

Company Name:   
 

Address: _________________________________________________________________________  

 
Telephone:                                                            Email:           

 

CHECK ONE OF THE FOLLOWING: 
❑ I will represent the application myself; or 
❑ I hereby designate                                                                 (name of project representative) to 

act in the capacity as my agent for submittal, processing, representation, and/or presentation of 
this development application. The designated agent shall be the principal contact person for 
responding to all requests for information and for resolving all issues of concern relative to this 
application. 

 
I am the owner of the property and further confirm that the information provided on this form 

is true and correct.  By signing below, I agree that the City of Denton (the “City”) is authorized 

and permitted to provide information contained within this application to the public.  The City 

is also authorized and permitted to reproduce any information submitted in connection with 

the application, if such reproduction is associated with the application in response to a Public 

Information Request.  By signing this application, staff is granted access to your property to 

perform work related to your case. 

 
Owner's Signature: _____________________________ Date:        
 

07-24

Stephen McFayden

Mike Aghyarian

24K Holdings, LLC

4305 Belle Drive; Flower Mound, TX 75022

pascal@24kholdings.com972-400-0944

             Stephen McFayden✔

Docusign Envelope ID: F38BCCD8-DBE9-85A2-83F0-03F7E6D1DBEE

6/16/2026



Appeal of Administrative Decision – ZV26-0032

May 27, 2026

City of Denton

Development Services Department

Planning Division

401 N. Elm Street

Denton, TX 76201

RE: Appeal of Administrative Decision – ZV26-0032

Property Address: 910 N Mayhill Rd., Denton, Texas

To Whom It May Concern:

This letter serves as a formal appeal of the administrative determination issued on May 27, 2026,

regarding ZV26-0032 and the alleged expiration of nonconforming use rights for the property located at

910 N Mayhill Rd., Denton, Texas.

The determination concludes that nonconforming rights for commercial and light industrial uses do not

exist and further alleges that such rights expired due to discontinuance of use. The property owner

respectfully disputes these findings and requests that the decision be overturned.

The property in question contains multiple non-residential buildings that were constructed and actively

utilized for commercial-related operations prior to annexation by the City of Denton in 2013. The

historical use of the property included contractor services, storage, warehouse activities, material

storage, and related operational uses consistent with the character of the improvements constructed on

the site. The City’s own findings acknowledge the presence of commercial activity, storage operations,

trailers, equipment, and vehicular activity dating back many years prior to annexation.

The determination improperly concludes that nonconforming rights were lost due to alleged

discontinuance. However, temporary reductions in activity, tenant turnover, vacancies, utility

interruptions, operational transitions, or fluctuations in business operations do not necessarily

constitute abandonment or legal discontinuance under Texas law. At no point did the property owner

demonstrate intent to abandon the commercial character or historical use of the property.



Additionally, the property has continuously maintained improvements specifically designed and

configured for commercial and contractor-related operations. The economic realities of the property,

the nature of the existing structures, and the historical use of the site support the continuation of vested

and nonconforming use rights.

The determination also appears to rely heavily upon the absence of Certificates of Occupancy and

utility billing records. However, the absence of utility service alone does not establish legal

abandonment of nonconforming rights, particularly where the physical improvements remained intact

and the property continued to maintain its commercial character and operational capability.

Further, the property owner reserves all rights under: Texas Local Government Code Chapter 211;

Texas Chapter 245 vested rights protections; The Texas Constitution; The United States Constitution;

and Any and all applicable statutory and common law protections related to vested property rights,

inverse condemnation, regulatory takings, and due process. The property owner respectfully requests:

Reversal of the administrative determination; Recognition of the property’s lawful nonconforming use

rights; Authorization for continued commercial occupancy and leasing of the existing structures; and

Any additional relief deemed appropriate. Please accept this correspondence as a timely appeal of the

administrative determination pursuant to Denton Development Code Section 2.8.3 and Texas Local

Government Code Section 211.010.

The property owner further reserves the right to supplement this appeal with additional documentation,

witness testimony, historical operational records, aerial imagery, lease agreements, tax records,

photographs, and legal arguments as this matter proceeds.

Sincerely,

Pascal Mike Aghyarian

24K Holdings, LLC

4305 Belle Drive

Flower Mound, TX 75022



24K HOLDINGS, LLC 
4305 Belle Drive, Flower Mound, TX 75022 

 

June 16, 2026 

City of Denton 

Development Services Department – Planning Division 

Attn: Board of Adjustment / Hearing Body 

401 N. Elm Street 

Denton, TX 76201 

RE:  Supplement to Appeal of Administrative Decision – ZV26-0032 

Property: 910 N Mayhill Rd., Denton, TX 76208 

Owner: 24K Holdings, LLC 

Tax ID: R126411 

To the Board of Adjustment / Hearing Body: 

24K Holdings, LLC submits this supplement to its timely appeal (filed May 29, 2026) of the May 27, 

2026 administrative determination that no nonconforming use rights exist for the building addressed as 

910 N Mayhill Rd. The owner respectfully requests that the determination be reversed, or in the 

alternative, that the determination of discontinued status be delayed pursuant to DDC Subsection 1.5.2(F). 

1. The applicable standard. The burden is on the owner to establish (a) that a nonconforming use 

lawfully existed at the time the property became subject to RR zoning, and (b) that the use has not 

been discontinued for one year or more (DDC Subsection 1.5.2). The owner addresses each 

requirement below specifically as to Building 910. 

2. Lawful pre-existing use. The property was annexed into the City of Denton in 2013. The City’s 

own findings confirm commercial and storage activity — including a variety of vehicles, trailers, 

and materials — on the property in both the January and September 2013 aerial imagery, in the 

yards behind the buildings addressed 890 and 910 N Mayhill Rd. Dated Google Street View 

imagery spanning 2013 through 2024, included in the owner’s verification package, corroborates 

continuous vehicular and storage activity at the site. The four non-residential metal buildings were 

constructed in 2009–2011 with overhead doors and fenced yard storage — improvements with no 

residential utility — confirming the established commercial and light-industrial character of the 

property prior to annexation. 

3. Continuity of use at Building 910. Esparza (operating as Esparza Custom Cabinets and later 

Esparza Custom Millwork) maintained documented occupancy on the property from 2019 forward. 

The tenant relocated its operations into Building 910 in 2023 under a written commercial lease and 

continued to occupy and operate from Building 910 through January 2026 under a month-to-month 

holdover tenancy. No twelve-consecutive-month period of discontinuance has occurred. 

4. Utility records do not establish abandonment. The determination rests its finding of 

discontinuance principally on the closure of a utility account in 2021. Under Texas law, the loss or 



interruption of utility service does not, standing alone, establish legal abandonment of a 

nonconforming use absent evidence of an intent to abandon. The physical improvements remained 

intact and in use, the site continued in commercial operation, and the owner continuously marketed 

the property for lease (MLS active since March 20, 2024; CoStar). At no point did the owner take 

any action, or form any intent, to abandon the commercial character of Building 910. 

5. Alternative request — delay of discontinued status (DDC 1.5.2(F)). To the extent any 

discontinuance is found, the owner requests that the determination of discontinued status be delayed 

for up to one year. The property has been actively marketed for lease well in excess of the six-

month threshold required under DDC Subsection 1.5.2(F), as shown by the enclosed MLS and 

CoStar marketing records. 

6. Reservation of rights. The owner expressly reserves all rights under Texas Local Government 

Code Chapter 211 and Chapter 245, the Texas Constitution, the United States Constitution, and all 

applicable statutory and common-law protections related to vested rights, regulatory takings, 

inverse condemnation, and due process. 

For the foregoing reasons, the owner respectfully requests reversal of the administrative determination, 

recognition of Building 910’s lawful nonconforming use rights, and authorization for continued 

commercial occupancy and leasing of the existing structure. The owner is prepared to supplement this 

appeal with additional executed leases, affidavits, historical tax records, and dated imagery, and to appear 

and present testimony at hearing. 

Respectfully submitted, 

Stephen McFayden 

General Counsel, 24K Holdings, LLC 

Pascal Mike Aghyarian 

Owner / President, 24K Holdings, LLC 

Enclosures: 

2023 executed commercial lease for Building 910; affidavit of continuous occupancy; MLS and CoStar marketing 

records; historical tax records; dated photographic and aerial imagery. 













































































































CITY OF DENTON UTILITIES       CYCLE:  18 ROUTE: 175      BILLING JOURNAL 00076541 REPRINT  meherrer   05/19/2026 10:38  Page: 1
BATCH: 126169  CONSUMPTION YEAR-MONTH: 2018-06
           BILL    BILL                                                 BILL ELAP    BALANCE                     LATE
SERVICE    TYPE    CODE CAT  LAST READ  READ DATE  BILL DATE   DUE DATE DAYS DAYS    FORWARD      CURRENT       CHARGE          NET

                                                      ----- READ -----                                 USAGE         DEMAND  POWER
 METER      POS.             PREV READ      CURR READ TYPE UNITS   DAYS      MULT         USAGE        BILLED        BILLED  FACTOR
====================================================================================================================================
  4400064-000 MICHAEL L DOYLE                18  175  5470        910 N     MAYHILL RD                 DENTON        Cust:    49918
ELEC      5 FINAL GS1 1  CO 05/24/2018 06/21/2018  06/25/2018 07/11/2018   28   28        0.00        44.20       20.00        44.20
MISC      5 FINAL MI     CO 05/24/2018 06/21/2018  06/25/2018 07/11/2018   28   28        0.00         0.00        0.00         0.00
 012562372     1  GS1 1           10426          10632 MR 1 kWh      28        1.0        206.00        206.00         20.00
 012562372     2  GS1 1           00296          00374 MR 2 kW       28        1.0          3.74

ECA       :        7.02  E KW      :        0.00  E MUNI TAX:        0.61  E N/A     :        0.00           NET       :       44.20
E KWH     :       33.04  E TAX     :        2.76  TCRF      :        0.77                                    LATE CHRGE:       20.00
                                                                                                             GROSS     :       64.20
------------------------------------------------------------------------------------------------------------------------------------



CITY OF DENTON UTILITIES                                  BILLING JOURNAL 00076541 REPRINT  meherrer   05/19/2026 10:38  Page: 2
BATCH: 126169  CONSUMPTION YEAR-MONTH: 2018-06

CYCLE: ALL      PSEUDO    G/L ACCOUNT                                                                 DEBIT            CREDIT

====================================================================================================================================
               1000       00000600.1242.00000.000000               ELEC RECEIVABLE                       44.20
               1001       00000600.2111.00000.000000               ELEC SALES TAX                                           2.76
               1002       00000600.2206.00000.000000               ELEC RESI MUNI TAX                                       0.61
               1008       00006000.5012.00000.004420               ELEC GENERAL SVC SMALL                                  33.04
               1132       00006000.5089.00002.004420               ELE TCRF COMMERCIAL                                      0.77
               1976       00006000.5090.00002.004420               ELEC ECA COMMERCIAL                                      7.02
                                                                                             ================= =================
                                                                                                         44.20             44.20

   Utility        Balance Forward  No Bill  First  Final  Regular  Budget  Delay   Equal Payments
   ELEC                      0.00                      1                                     0.00
   MISC                      0.00                      1                                     0.00
                 ================                                                =================
                             0.00                                                            0.00
   Total Bills:       1



CITY OF DENTON UTILITIES       CYCLE:  18 ROUTE: 175      BILLING JOURNAL 00083908 REPRINT  meherrer   05/19/2026 10:37  Page: 1
BATCH: 136960  CONSUMPTION YEAR-MONTH: 2020-08
           BILL    BILL                                                 BILL ELAP    BALANCE                     LATE
SERVICE    TYPE    CODE CAT  LAST READ  READ DATE  BILL DATE   DUE DATE DAYS DAYS    FORWARD      CURRENT       CHARGE          NET

                                                      ----- READ -----                                 USAGE         DEMAND  POWER
 METER      POS.             PREV READ      CURR READ TYPE UNITS   DAYS      MULT         USAGE        BILLED        BILLED  FACTOR
====================================================================================================================================
  4400064-001 PEGASUS INVESTORS LLC          18  175  5470        910 N     MAYHILL RD                 DENTON        Cust:   294172
ELEC      5 FINAL GS1 1  CO 07/27/2020 08/26/2020  09/08/2020 09/24/2020   30   30        0.00        44.19       20.00        44.19
MISC      5 FINAL MI     CO 07/27/2020 08/26/2020  09/08/2020 09/24/2020   30   30        0.00         0.00        0.00         0.00
 012562372     1  GS1 1           14410          14613 MR 1 kWh      30        1.0        203.00        203.00         20.00
 012562372     2  GS1 1           00223          00222 MR 2 kW       30        1.0          2.22

ECA       :        6.92  E KW      :        0.00  E MUNI TAX:        0.61  E N/A     :        0.00           NET       :       44.19
E KWH     :       33.90  E TAX     :        2.76  TCRF      :        0.00                                    LATE CHRGE:       20.00
                                                                                                             GROSS     :       64.19
------------------------------------------------------------------------------------------------------------------------------------



CITY OF DENTON UTILITIES                                  BILLING JOURNAL 00083908 REPRINT  meherrer   05/19/2026 10:37  Page: 2
BATCH: 136960  CONSUMPTION YEAR-MONTH: 2020-08

CYCLE: ALL      PSEUDO    G/L ACCOUNT                                                                 DEBIT            CREDIT

====================================================================================================================================
               1000       00000600.1242.00000.000000               ELEC RECEIVABLE                       44.19
               1001       00000600.2111.00000.000000               ELEC SALES TAX                                           2.76
               1002       00000600.2206.00000.000000               ELEC RESI MUNI TAX                                       0.61
               1008       00006000.5012.00000.004420               ELEC GENERAL SVC SMALL                                  33.90
               1976       00006000.5090.00002.004420               ELEC ECA COMMERCIAL                                      6.92
                                                                                             ================= =================
                                                                                                         44.19             44.19

   Utility        Balance Forward  No Bill  First  Final  Regular  Budget  Delay   Equal Payments
   ELEC                      0.00                      1                                     0.00
   MISC                      0.00                      1                                     0.00
                 ================                                                =================
                             0.00                                                            0.00
   Total Bills:       1



CITY OF DENTON UTILITIES       CYCLE:  18 ROUTE: 175      BILLING JOURNAL 00085763 REPRINT  meherrer   05/19/2026 10:34  Page: 1
BATCH: 139828  CONSUMPTION YEAR-MONTH: 2021-03
           BILL    BILL                                                 BILL ELAP    BALANCE                     LATE
SERVICE    TYPE    CODE CAT  LAST READ  READ DATE  BILL DATE   DUE DATE DAYS DAYS    FORWARD      CURRENT       CHARGE          NET

                                                      ----- READ -----                                 USAGE         DEMAND  POWER
 METER      POS.             PREV READ      CURR READ TYPE UNITS   DAYS      MULT         USAGE        BILLED        BILLED  FACTOR
====================================================================================================================================
  4400064-002 PEGASUS INVESTORS LLC          18  175  5470        910 N     MAYHILL RD                 DENTON        Cust:   294172
ELEC      5 FINAL GS1 1  CO 02/23/2021 03/16/2021  04/05/2021 04/21/2021   21   21      319.58        62.81       20.00       382.39
MISC      5 FINAL MI     CO 02/23/2021 03/16/2021  04/05/2021 04/21/2021   21   21        0.00         0.00        0.00         0.00
 012562372     1  GS1 1           16098          16487 MR 1 kWh      21        1.0        389.00        389.00         20.00
 012562372     2  GS1 1           00381          00222 MR 2 kW       21        1.0          2.22

ECA       :       13.26  E KW      :        0.00  E MUNI TAX:        0.87  E N/A     :        0.00           NET       :      382.39
E KWH     :       44.76  E TAX     :        3.92  TCRF      :        0.00                                    LATE CHRGE:       20.00
                                                                                                             GROSS     :      402.39
------------------------------------------------------------------------------------------------------------------------------------



CITY OF DENTON UTILITIES                                  BILLING JOURNAL 00085763 REPRINT  meherrer   05/19/2026 10:34  Page: 2
BATCH: 139828  CONSUMPTION YEAR-MONTH: 2021-03

CYCLE: ALL      PSEUDO    G/L ACCOUNT                                                                 DEBIT            CREDIT

====================================================================================================================================
               1000       00000600.1242.00000.000000               ELEC RECEIVABLE                       62.81
               1001       00000600.2111.00000.000000               ELEC SALES TAX                                           3.92
               1002       00000600.2206.00000.000000               ELEC RESI MUNI TAX                                       0.87
               1008       00006000.5012.00000.004420               ELEC GENERAL SVC SMALL                                  44.76
               1976       00006000.5090.00002.004420               ELEC ECA COMMERCIAL                                     13.26
                                                                                             ================= =================
                                                                                                         62.81             62.81

   Utility        Balance Forward  No Bill  First  Final  Regular  Budget  Delay   Equal Payments
   ELEC                    319.58                      1                                     0.00
   MISC                      0.00                      1                                     0.00
                 ================                                                =================
                           319.58                                                            0.00
   Total Bills:       1





















 

Department of Development Services / Planning Division 

401 N. Elm Street, Denton, TX 76201  (940) 349-8600 

 
 

OUR CORE VALUES 

Integrity  Fiscal Responsibility  Transparency  Outstanding Customer Service 
 

ADA/EOE/ADEA www.cityofdenton.com TDD (800) 735-2989 

 

 

May 27, 2026 

 

Mike Aghyarian 

24K Holdings, LLC 

4305 Belle Drive 

Flower Mound, TX 75022 

 

 

RE: ZV26-0032 Determination of Nonconforming Rights, 910 N Mayhill Rd. 

 

 

Mr. Aghyarian: 

 

This letter is intended to serve as a determination regarding the existence of nonconforming rights in 

accordance with Denton Development Code (DDC) Subsection 1.5.2B for the building addressed as 910 N 

Mayhill Rd. The subject building is one of four non-residential buildings located on an approximately 3.5-

acre property commonly known as 870, 890, 910, and 936 N Mayhill Rd., Denton, Texas. The subject 

property is zoned Rural Residential (RR) District. In accordance with the submitted Letter of Intent and in 

keeping with the limitations in DDC Subsection 1.5.3 regarding nonconforming uses not being expanded 

into additional structures, this determination letter is solely the building addressed as 910 N Mayhill Rd, 

and this letter should not be construed to apply to the other buildings addressed as 870, 890, and 936 N 

Mayhill Rd. 

 

Based on the provided Letter of Intent, the intended use for the property is contractor services, equipment 

and material storage, warehouse, office, and related light industrial activities. These uses most closely align 

with the defined uses of Outdoor Storage; Warehouse and Wholesale Facility; Low-Impact Manufacturing; 

and Administrative, Professional, and Government Office in the DDC, none of which are permitted in the 

RR District and any of which could only be permitted to occur on the property if nonconforming rights are 

established or a change in zoning occurs as discussed below. As explained below, this letter concludes that 

non-conforming rights to use the property for any of the above-listed uses do not exist for the building 

addressed as 910 N Mayhill Rd on the subject property. 

 

The following background information, sourced from Staff research and provided in your application was 

utilized to analyze the existence of the use and the date the use ceased on the subject property: 

• Denton County Appraisal District records indicate that the building addressed as 910 N Mayhill 

Rd and the other three buildings on site were built in approximately 2009.  

• Historical aerial imagery from prior to annexation in 2013 indicates the following: 

o The buildings addressed as 890 and 910 N Mayhill Rd were constructed on the property as 

of February of 2010. 

o The buildings addressed as 870 and 936 N Mayhill Rd were constructed on the property as 

of February of 2011. 

o In both January and September of 2013 imagery reflected a variety of vehicles present in 

the front yard of the property, and a variety of trailers and materials were visible in the rear 

yard behind the buildings addressed as 890 and 910 N Mayhill Rd. Although the uses 

appear to be related to building materials storage, no business names or records were 

available to verify the nature of these operations.  
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• Historical aerial imagery from after annexation indicates the following: 

o Imagery from January of 2015 through March of 2021 show vehicular traffic and storage 

of materials outside of the building addressed as 910 N Mayhill Rd. 

o Imagery from November of 2022 through the present reflect the previous materials stored 

in the rear yard being removed, modifications to the property to add fencing between 

buildings, and little to no vehicular presence at the building addressed as 910 N Mayhill 

Rd.  

• City utility billing records reflected a total of 3 different active accounts for the building addressed 

as 910 N Mayhill Rd.: 

o An account under the name of Michael L. Doyle was active between 2011 and 2018 with 

a final bill issued in June of 2018. 

o An account under the name of Pegasus Investors LLC was active between 2018 and 2020, 

with a final bill issued in August of 2020. 

o An account under the name of Pegasus Investors LLC was active between 2020 and 2021 

with a final bill issued in April of 2021. 

o No utility account has been active for the building since 2021, which is consistent with the 

historical imagery discussed above that indicates commercial activity was not routinely 

occurring at the building from 2022 onward. 

• City records indicate that the property was annexed into the City of Denton in 2013. At that time 

the property was assigned the placeholder zoning designation of Rural Residential (RD-5x), and 

this zoning transitioned to Rural Residential (RR) with the adoption of the current DDC in 2019. 

Since annexation, no applications have been submitted to rezone the property. 

• City records indicate that no Certificates of Occupancy (CO) have been issued for the building 

addressed as 910 N Mayhill Rd.  

• Records that were provided as part of the Zoning Verification application included the following:  

o A copy of the commercial lease with Esparza Custom Cabinets for the buildings addressed 

as 870 (920) and 890 N Mayhill Rd. that had a term of January 1, 2020 through December 

31, 2020; 

o Historical tax records and an ownership deed from the most recent purchase in 2021; 

o A copy of the Multiple Listing Service (MLS) record showing the property, which includes 

all four buildings and has a listing date of March 20, 204 and expiration date of November 

30, 2026; and  

o Imagery from Google Street View from 2013 to 2024 that show various levels of vehicular 

activity each year. Images from 2023 and 2024 reflect previously stored materials around 

the 910 N Mayhill Rd building being removed and no visible business signage on the 

building, which is consistent with the historical imagery and utility billing records 

discussed above that indicated use of this building had ceased by this time. 

• A Letter of Intent describing the nature of the proposed use of the building and explaining that 

Esparza Custom Millwork (presumed to be the same business as Esparza Custom Cabinets), which 

previously occupied buildings addressed as 870 (also referred to as 920) and 890 N Mayhill Rd., 

moved operations from 890 to 910 N Mayhill Rd. in 2023 and occupied the building until January 

of 2026. 

 

Based on the information above, it is determined that nonconforming rights to use the property for Outdoor 

Storage; Warehouse and Wholesale Facility; Low-Impact Manufacturing; or Administrative, Professional, 

and Government Office uses do not exist for the building addressed as 910 N Mayhill Rd. Although the 

Letter of Intent indicates that the building was utilized through January of 2026 by Esparza Custom 

Millwork, no record of that use having legally existed in the building prior to annexation has been shown 

,and no evidence was provided or located that Esparza Custom Millwork, the last possible user of the 

building, ever legally operated from 910 N Mayhill Rd. Staff finds that the use has been discontinued since 

at least April of 2021 when utility service to the building ceased. The nonconforming rights therefore 

expired one year from the date of discontinuance, or in April of 2022, in accordance with DDC Subsection 
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1.5.2F.1. As a result, the above-listed uses may not be reestablished or introduced in the subject building. 

The use of the building must be in accordance with the uses permitted in the RR Zoning District as listed 

in Table 5.2-A of the DDC. 

 

If you disagree with this determination, you may submit an appeal of an administrative decision in 

accordance with DDC Section 2.8.3 and Texas Local Government Code Section 211.010.  Please note that 

the appeal must be received in writing within 20 calendar days of the date of this letter.  

 

Alternatively, you may apply for a zoning change if you wish to change the zoning of the property to a 

district that permits the desired mix of uses. Districts where the above-listed uses are permitted by right can 

be found in DDC Table 5.2-A, and Subsection 2.7.2 outlines the zoning change process and the criteria that 

must be met in order for the Council to approve a zoning change. 

 
Thank you, 

 

 
 

Hayley Zagurski, AICP 

Planning Director 

Development Services Department 

Hayley.Zagurski@cityofdenton.com  

 

 

mailto:Hayley.Zagurski@cityofdenton.com


February 2009 

 



February 2010 

 

 



February 2011 

 



January 2013 

 

 



September 2013 

 

 



January 2015 

 



March 2017 

 



January 2019 

 

 



January 2021 

 

 



November 2022 

 

 

 

 

 

 

 



December 2022 

 

 

 

 

  

  



April 2023 

 

  



May 2023 

 

 

 



November 2023 

 

  



February 2025 

  



March 2026 

 



CITY OF DENTON UTILITIES       CYCLE:  18 ROUTE: 175      BILLING JOURNAL 00076541 REPRINT  meherrer   05/19/2026 10:38  Page: 1
BATCH: 126169  CONSUMPTION YEAR-MONTH: 2018-06
           BILL    BILL                                                 BILL ELAP    BALANCE                     LATE
SERVICE    TYPE    CODE CAT  LAST READ  READ DATE  BILL DATE   DUE DATE DAYS DAYS    FORWARD      CURRENT       CHARGE          NET

                                                      ----- READ -----                                 USAGE         DEMAND  POWER
 METER      POS.             PREV READ      CURR READ TYPE UNITS   DAYS      MULT         USAGE        BILLED        BILLED  FACTOR
====================================================================================================================================
  4400064-000 MICHAEL L DOYLE                18  175  5470        910 N     MAYHILL RD                 DENTON        Cust:    49918
ELEC      5 FINAL GS1 1  CO 05/24/2018 06/21/2018  06/25/2018 07/11/2018   28   28        0.00        44.20       20.00        44.20
MISC      5 FINAL MI     CO 05/24/2018 06/21/2018  06/25/2018 07/11/2018   28   28        0.00         0.00        0.00         0.00
 012562372     1  GS1 1           10426          10632 MR 1 kWh      28        1.0        206.00        206.00         20.00
 012562372     2  GS1 1           00296          00374 MR 2 kW       28        1.0          3.74

ECA       :        7.02  E KW      :        0.00  E MUNI TAX:        0.61  E N/A     :        0.00           NET       :       44.20
E KWH     :       33.04  E TAX     :        2.76  TCRF      :        0.77                                    LATE CHRGE:       20.00
                                                                                                             GROSS     :       64.20
------------------------------------------------------------------------------------------------------------------------------------



CITY OF DENTON UTILITIES                                  BILLING JOURNAL 00076541 REPRINT  meherrer   05/19/2026 10:38  Page: 2
BATCH: 126169  CONSUMPTION YEAR-MONTH: 2018-06

CYCLE: ALL      PSEUDO    G/L ACCOUNT                                                                 DEBIT            CREDIT

====================================================================================================================================
               1000       00000600.1242.00000.000000               ELEC RECEIVABLE                       44.20
               1001       00000600.2111.00000.000000               ELEC SALES TAX                                           2.76
               1002       00000600.2206.00000.000000               ELEC RESI MUNI TAX                                       0.61
               1008       00006000.5012.00000.004420               ELEC GENERAL SVC SMALL                                  33.04
               1132       00006000.5089.00002.004420               ELE TCRF COMMERCIAL                                      0.77
               1976       00006000.5090.00002.004420               ELEC ECA COMMERCIAL                                      7.02
                                                                                             ================= =================
                                                                                                         44.20             44.20

   Utility        Balance Forward  No Bill  First  Final  Regular  Budget  Delay   Equal Payments
   ELEC                      0.00                      1                                     0.00
   MISC                      0.00                      1                                     0.00
                 ================                                                =================
                             0.00                                                            0.00
   Total Bills:       1



CITY OF DENTON UTILITIES       CYCLE:  18 ROUTE: 175      BILLING JOURNAL 00083908 REPRINT  meherrer   05/19/2026 10:37  Page: 1
BATCH: 136960  CONSUMPTION YEAR-MONTH: 2020-08
           BILL    BILL                                                 BILL ELAP    BALANCE                     LATE
SERVICE    TYPE    CODE CAT  LAST READ  READ DATE  BILL DATE   DUE DATE DAYS DAYS    FORWARD      CURRENT       CHARGE          NET

                                                      ----- READ -----                                 USAGE         DEMAND  POWER
 METER      POS.             PREV READ      CURR READ TYPE UNITS   DAYS      MULT         USAGE        BILLED        BILLED  FACTOR
====================================================================================================================================
  4400064-001 PEGASUS INVESTORS LLC          18  175  5470        910 N     MAYHILL RD                 DENTON        Cust:   294172
ELEC      5 FINAL GS1 1  CO 07/27/2020 08/26/2020  09/08/2020 09/24/2020   30   30        0.00        44.19       20.00        44.19
MISC      5 FINAL MI     CO 07/27/2020 08/26/2020  09/08/2020 09/24/2020   30   30        0.00         0.00        0.00         0.00
 012562372     1  GS1 1           14410          14613 MR 1 kWh      30        1.0        203.00        203.00         20.00
 012562372     2  GS1 1           00223          00222 MR 2 kW       30        1.0          2.22

ECA       :        6.92  E KW      :        0.00  E MUNI TAX:        0.61  E N/A     :        0.00           NET       :       44.19
E KWH     :       33.90  E TAX     :        2.76  TCRF      :        0.00                                    LATE CHRGE:       20.00
                                                                                                             GROSS     :       64.19
------------------------------------------------------------------------------------------------------------------------------------



CITY OF DENTON UTILITIES                                  BILLING JOURNAL 00083908 REPRINT  meherrer   05/19/2026 10:37  Page: 2
BATCH: 136960  CONSUMPTION YEAR-MONTH: 2020-08

CYCLE: ALL      PSEUDO    G/L ACCOUNT                                                                 DEBIT            CREDIT

====================================================================================================================================
               1000       00000600.1242.00000.000000               ELEC RECEIVABLE                       44.19
               1001       00000600.2111.00000.000000               ELEC SALES TAX                                           2.76
               1002       00000600.2206.00000.000000               ELEC RESI MUNI TAX                                       0.61
               1008       00006000.5012.00000.004420               ELEC GENERAL SVC SMALL                                  33.90
               1976       00006000.5090.00002.004420               ELEC ECA COMMERCIAL                                      6.92
                                                                                             ================= =================
                                                                                                         44.19             44.19

   Utility        Balance Forward  No Bill  First  Final  Regular  Budget  Delay   Equal Payments
   ELEC                      0.00                      1                                     0.00
   MISC                      0.00                      1                                     0.00
                 ================                                                =================
                             0.00                                                            0.00
   Total Bills:       1



CITY OF DENTON UTILITIES       CYCLE:  18 ROUTE: 175      BILLING JOURNAL 00085763 REPRINT  meherrer   05/19/2026 10:34  Page: 1
BATCH: 139828  CONSUMPTION YEAR-MONTH: 2021-03
           BILL    BILL                                                 BILL ELAP    BALANCE                     LATE
SERVICE    TYPE    CODE CAT  LAST READ  READ DATE  BILL DATE   DUE DATE DAYS DAYS    FORWARD      CURRENT       CHARGE          NET

                                                      ----- READ -----                                 USAGE         DEMAND  POWER
 METER      POS.             PREV READ      CURR READ TYPE UNITS   DAYS      MULT         USAGE        BILLED        BILLED  FACTOR
====================================================================================================================================
  4400064-002 PEGASUS INVESTORS LLC          18  175  5470        910 N     MAYHILL RD                 DENTON        Cust:   294172
ELEC      5 FINAL GS1 1  CO 02/23/2021 03/16/2021  04/05/2021 04/21/2021   21   21      319.58        62.81       20.00       382.39
MISC      5 FINAL MI     CO 02/23/2021 03/16/2021  04/05/2021 04/21/2021   21   21        0.00         0.00        0.00         0.00
 012562372     1  GS1 1           16098          16487 MR 1 kWh      21        1.0        389.00        389.00         20.00
 012562372     2  GS1 1           00381          00222 MR 2 kW       21        1.0          2.22

ECA       :       13.26  E KW      :        0.00  E MUNI TAX:        0.87  E N/A     :        0.00           NET       :      382.39
E KWH     :       44.76  E TAX     :        3.92  TCRF      :        0.00                                    LATE CHRGE:       20.00
                                                                                                             GROSS     :      402.39
------------------------------------------------------------------------------------------------------------------------------------



CITY OF DENTON UTILITIES                                  BILLING JOURNAL 00085763 REPRINT  meherrer   05/19/2026 10:34  Page: 2
BATCH: 139828  CONSUMPTION YEAR-MONTH: 2021-03

CYCLE: ALL      PSEUDO    G/L ACCOUNT                                                                 DEBIT            CREDIT

====================================================================================================================================
               1000       00000600.1242.00000.000000               ELEC RECEIVABLE                       62.81
               1001       00000600.2111.00000.000000               ELEC SALES TAX                                           3.92
               1002       00000600.2206.00000.000000               ELEC RESI MUNI TAX                                       0.87
               1008       00006000.5012.00000.004420               ELEC GENERAL SVC SMALL                                  44.76
               1976       00006000.5090.00002.004420               ELEC ECA COMMERCIAL                                     13.26
                                                                                             ================= =================
                                                                                                         62.81             62.81

   Utility        Balance Forward  No Bill  First  Final  Regular  Budget  Delay   Equal Payments
   ELEC                    319.58                      1                                     0.00
   MISC                      0.00                      1                                     0.00
                 ================                                                =================
                           319.58                                                            0.00
   Total Bills:       1
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