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                                                                                                     Site Development Engineers 

              501 S. Carroll Blvd. Ste. 201 
          Denton, TX 76201  
                 940.566.0088 

  940.566.0008 fax 
travis@tbgsolutions.com  

  
 
March 6, 2017 
 
Planning Department 
City of Richardson 
 
RE: Traffic Memo 
 Proposed Primrose School 
 Plano Road and Greenville Avenue 
 TBG#15402 
 
To Whom it May Concern; 
 
In relation to the proposed site improvements on the above referenced project, there are 3 
entrance drives proposed for this site.  The current proposal is for 14,549 s.f. Primrose Child 
Care facility on the 2.17 Acre tract of land.    This traffic memo will review the potential 
movements  for the proposed use, as part of our Special Permit submittal.  It will also compare 
to what is currently allowed by the existing zoning.  The ITE manual was used for all numbers 
presented in the information below. 
 
The main access point, via a new driveway with right turn lane  off of N. Plano Road (Driveway 
1); a second access coming from the existing drive off of Greenville Avenue (driveway 2); and 
finally a 3rd point of access coming from the North(driveway 3) through the adjacent 
development.    For the distribution of traffic, it is assumed that approximately 50% will utilize 
the entrance off of Plano Road, 30% from the Greenville access and 20% from the North.      
 
ITE land use codes for the exhibit are as follows: 
Childcare Facility  – Land Use 565 
Office – Land Use 710 
 
Please find the attached worksheet showing the potential office use and the proposed 
Childcare facility.  For the peak hour (am and pm) It does show a higher use of traffic for the 
Child Care facility than that of an office.  But with the proposed deceleration lane and extended 
throat depth, we believe that our development will not cause and adverse effect on existing 
traffic on the adjoining streets. 
 
Thank you very much, and please let us know if you have any questions, or need additional 
info. 
 
Best regards; 
The Bousquet Group, Inc. 
 
 
Travis J. Bousquet, PE 
 President/CEO 
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EXHIBIT
TRAFFIC GENERATION WORKSHEET
PROPOSED RACETRAC MARKET
Plano and Greenville Avenue
RICHARDSON, TX

Uses allowed in Existing Zoning

Average Basis of  Bldg Total  Total trips No. of  driveway 1 driveway 2 driveway 3 Estimated Trips
Rate Measurement s.f. Trips Development Access Points split split split Driveway 1

(new drive) Greenville (from North) Entering Exiting Entering Exiting Entering Exiting
Peak Hour A.M. 1.55 per 1,000 s.f. of Building 60,000 93

93 3 50% 30% 20% 23 23 14 14 9 9
Peak hour P.M. 1.49 per 1,000 s.f. of Building 60,000 89

89 3 50% 30% 20% 22 22 13 13 9 9

Proposed Use

Average Basis of  No. of Total  Total trips No. of  driveway 1 driveway 2 driveway 3 Estimated Trips
Rate Measurement Stations Trips Development Driveways percentage percentage percentage Driveway 1

or access points (new Drive) (Greenville) (from North) Entering Exiting Entering Exiting Entering Exiting
Peak Hour A.M. 13.56 per 1,000 s.f. of Building 14,549 197 197 3 50% 30% 20% 49 49 30 30 20 20

Peak hour P.M. 13.91 per 1,000 s.f. of Building 14,549 202 202 3 50% 30% 20% 51 51 30 30 20 20

Estimated Trips
Driveway 2 Driveway 3

Office Use

Proposed Primrose School
Estimated Trips

Estimated Trips
Driveway 2

Estimated Trips
Driveway 3
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Notice of Public Hearing 

City Plan Commission ▪ Richardson, Texas 

 

Development Services Department ▪ City of Richardson, Texas 
411 W. Arapaho Road, Room 204, Richardson, Texas 75080 ▪ 972-744-4240 ▪ www.cor.net 

 

An application has been received by the City of Richardson for a: 

SPECIAL PERMIT 

File No./Name: ZF 17-08 / Primrose School 

Property Owner: Daryl N. Snadon 

Applicant: Travis Bousquet representing Primrose Schools 

Location: 2421 & 2401 N. Plano Road (See map on reverse side) 

Current Zoning: I-M(2) Industrial 

Request: A request for approval of a Special Permit for a Childcare center 

located at northwest corner of N. Plano Road and Greenville 

Avenue.   

The City Plan Commission will consider this request at a public hearing on: 

TUESDAY, APRIL 4, 2017 
7:00 p.m. 

City Council Chambers 
Richardson City Hall, 411 W. Arapaho Road 

Richardson, Texas 

This notice has been sent to all owners of real property within 200 feet of the request; as such ownership appears on 
the last approved city tax roll. 

Process for Public Input:  A maximum of 15 minutes will be allocated to the applicant and to those in favor of the 

request for purposes of addressing the City Plan Commission.  A maximum of 15 minutes will also be allocated to 
those in opposition to the request.  Time required to respond to questions by the City Plan Commission is excluded 
from each 15 minute period. 

Persons who are unable to attend, but would like their views to be made a part of the public record, may send signed, 
written comments, referencing the file number above, prior to the date of the hearing to: Dept. of Development 
Services, PO Box 830309, Richardson, TX 75083. 

The City Plan Commission may recommend approval of the request as presented, recommend approval with 
additional conditions or recommend denial.  Final approval of this application requires action by the City Council. 

Agenda:  The City Plan Commission agenda for this meeting will be posted on the City of Richardson website the 

Saturday before the public hearing.  For a copy of the agenda, please go to: 
http://www.cor.net/index.aspx?page=1331. 

For additional information, please contact the Dept. of Development Services at 972-744-4240 and reference Zoning 
File number ZF 17-08. 

Date Posted and Mailed:  03/24/2017 

 

http://www.cor.net/index.aspx?page=1331
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Updated By: mathewsa, Update Date:03/23/2017\File: DS\Mapping\Cases\Z\2017\ZF1708\ZF1708 notification.mxd

SUBJECT PROPERTY
FOR SPECIAL PERMIT

This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or surveying
purposes.  It does not represent an on-the-ground survey and
represents only the approximate relative location of property boundaries.
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CREEKVIEW JV 
15280 ADDISON RD STE 301 
ADDISON, TX  75001-4548 
 

 CREEKVIEW CORPORATE 
CENTER LTD 
15280 ADDISON RD STE 300 
ADDISON, TX  75001-4550 
 

 CREEKVIEW JOINT VENTURE 
15280 ADDISON RD STE 300 # 301 
ADDISON, TX  75001-4550 
 

FCGEN REAL ESTATE LLC 
4500 DORR ST 
TOLEDO, OH  43615-4040 
 

 CREEKVIEW JV 
15280 ADDISON RD STE 300 # 301 
ADDISON, TX  75001-4550 
 

 CREEKVIEW CORPORATE 
CENTER LTD 
15280 ADDISON RD STE 300 
ADDISON, TX  75001-4550 
 

JDM III SF DALLAS DC LLC 
ATTN: TRANSWESTERN  BLDG 2 STE 
1120 S CAPITAL OF TEXAS HWY 
AUSTIN, TX  78746-6464 
 

 SUPERINTENDENT OF SCHOOLS 
RICHARDSON ISD 
400 S. GREENVILLE AVE. 
RICHARDSON, TEXAS  75081 

 RICHARDSON ISD MAINTENANCE & OP 
ATTN: MICHAEL LOGANECKER 
RICHARDSON ISD 
400 S. GREENVILLE AVE. 
RICHARDSON, TEXAS  75081 

 
 

ZF 17-08 
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Zoning File 17-09:  
Thrive Affordable Vet Care 

  



ZONING FILE 17-09 
 

Attachments: 
  
1. Staff Report 

 
2. Zoning Map 

 
3. Aerial Map 

 
4. Oblique Aerial Looking West 

 
5. Zoning Exhibit (Exhibit B) 

 
6. Applicant’s Statement 

 
7. Notice of Public Hearing 

 
8. Notification List 



D E V E L O P M E N T  S E R V I C E S  

 
 
TO: City Plan Commission 
 
FROM: Amy Mathews, Senior Planner AM 
 
DATE: March 31, 2017 
 
RE: Zoning File 17-09:  Thrive Affordable Vet Care 
 
REQUEST: 
 
A request for a Special Permit for a veterinary office located at 904 Audelia Road, at the 
southwest corner of Audelia Road and Centennial Boulevard. (See applicant’s statement for 
further explanation.) 
 
APPLICANT / PROPERTY OWNER: 
 
Alton Klein and Michael Mugel with Richardson PLM, LLC. 
 
EXISTING DEVELOPMENT: 
 
The site is developed with a 10,758 square foot single-story retail building. 
 
ADJACENT ROADWAYS: 
 
Centennial Boulevard: 6-lane divided Arterial, 30,000 vehicles per day on all lanes, eastbound 
and westbound, east of Audelia Road (2015). 
 
Audelia Road: 6-lane divided Arterial, 19,800 vehicles per day on all lanes, northbound and 
southbound, south of E. Buckingham Road (2015). 
 
SURROUNDING LAND USE AND ZONING: 
 
North:  Retail/Commercial; O/C Office/Commercial 
South:  Retail/Commercial; O/C Office/Commercial 
East:  Single Family; R-1100-M Residential 
West:  Retail/Commercial; O/C Office/Commercial 
  

Staff Report



X:\Zoning\Zoning Cases\2017\ZF 17-09 Thrive Affordable Vet Care\CPC Meeting\ZF 1709 Staff Report.docx  2 

 

FUTURE LAND USE PLAN: 
 
Neighborhood Service 

 
Neighborhood Service includes service-related uses such as retail sales; personal 
services such as cleaners, barbers and beauty shops; entertainment; recreation; and 
office uses oriented to the immediate area. Retail centers often contain a major or 
junior anchor, but may not. Office uses in this category are usually integrated into 
retail centers, but may include small freestanding office buildings that provide services 
for the surrounding neighborhood. Some Neighborhood Service districts may include 
senior housing. 

 
Future Land Uses of Surrounding Area: 
 
North: Neighborhood Service 
South: Neighborhood Service 
East: Neighborhood Residential 
West: Neighborhood Service 
 
EXISTING ZONING: 
 
The property is zoned O/C Office/Commercial.  (Town of Buckingham Zoning Ordinance)   
 
TRAFFIC & INFRASTRUCTURE IMPACTS: 
 
The request will not have any impacts on the existing utilities or traffic in the area.   
 
STAFF COMMENTS: 
 
Request: 
The applicant’s request is for approval of a Special Permit to allow a “Veterinary office” within 
suite 300 in a building located at 904 Audelia Road, at southwest corner of Audelia Road and 
Centennial Boulevard.  A veterinary office is defined by the Comprehensive Zoning Ordinance 
as: 
 
“an establishment where domestic animals and household pets are admitted for examination for 
medical treatment and are cared for during the time of such treatment. Boarding of animals in 
connection with medical treatment shall be permitted in conjunction with the primary use of the 
facility as a veterinary office. Overnight boarding of animals shall be permitted on a short-term 
basis, and must be incidental to the veterinary activities. All boarding shall take place within the 
confines of the building containing the veterinary office.” 
 
Although the applicant is requesting a Special Permit for this use, they do not intend to board 
animals.  Thrive Affordable Vet Care specializes in affordable vet care, including 
immunizations, check-ups, and minor procedures.  The company currently operates five facilities 
in Texas, and is expanding throughout the state.   
  



X:\Zoning\Zoning Cases\2017\ZF 17-09 Thrive Affordable Vet Care\CPC Meeting\ZF 1709 Staff Report.docx  3 

Article XXII-E Supplemental Regulations for Certain Uses of the Comprehensive Zoning 
Ordinance (CZO) requires the following of veterinary offices, pet sales and grooming, and 
boarding kennel facilities: 
 

a) Veterinary offices, pet sales and grooming businesses, and boarding kennels shall be 
permitted to locate within a multi-tenant building provided an eight-inch masonry wall, 
sealed to the roof deck, is constructed to separate tenants and protect from insects and the 
transmission of sound and noxious odors. 
 

b) In lieu of the required eight-inch masonry wall in a multi-tenant building, a wall system 
constructed of one layer of gypsum board, sprayed with a minimum of two and one-half 
inches of cellulose fiber insulation treated for insect control, followed by two additional 
layers of gypsum board, may be utilized to separate this space from adjacent tenants. The 
wall shall be properly sealed at all penetrations and at the roof deck and soffit. 

 
The applicant is proposing to utilize option (b) above. 
 
The subject property is developed with one building totaling approximately 10,758 square and 
contains 86 parking spaces, which is roughly one space per 125 square feet of building.  Based 
on the retail sales and service facilities parking requirements of buildings of 10,000 square feet 
or more require 30 spaces, plus one space per 200 square feet of building floor area in excess of 
10,000 square feet, as such the building requires 34 parking spaces.  Currently, roughly half of 
the store is leased for retail with the remaining spaces unoccupied.   
 
Correspondence:  As of this date, no correspondence has been received. 
 
Motion: The Commission will be making a recommendation to the City Council regarding this 

request.  The Commission may approve the request, add or amend conditions, or 
recommend denial of the request. 

 
Should the CPC recommend approval of the applicant’s request, the motion should 
include the following special conditions: 

 
1. A veterinary office shall be allowed as defined in the Comprehensive Zoning 

Ordinance and limited to the area shown on the attached concept plan, marked 
as Exhibit “B” and made a part thereof.   
 

Council Hearing Date:  The earliest possible City Council hearing date is April 24, 2017. 
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This product is for informational purposes and may not have
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