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AGENDA 

 

CITY OF RICHARDSON - CITY PLAN COMMISSION 

MAY 2, 2017, 7:00 P.M. 
CIVIC CENTER – COUNCIL CHAMBERS 

411 W. ARAPAHO ROAD 

 

BRIEFING SESSION: 6:30 PM.  Prior to the regular business meeting, the City Plan 

Commission will meet with staff in the East Conference room located on the first floor to receive 

a briefing on: 

 

A. Discussion of Regular Agenda items 

 

B. . Staff Report on pending development, zoning permits, and planning matters

 

REGULAR BUSINESS MEETING: 7:00 P.M. - COUNCIL CHAMBERS 

 

MINUTES 

 

1. . Approval of minutes of the regular business meeting of April 18, 2017

 

PUBLIC HEARING 

 

2. :  Consider and take the necessary action on a request Zoning File 17-11 – Create Church

for a change in zoning from PD Planned Development to PD Planned Development with 

modified development standards for approximately 21.9 acres located at the northwest corner 

of Central Expressway and Renner Road.  Applicant: David Martin, Winstead, PC, 

representing Create Church.  Staff:  Amy Mathews. 

 

ADJOURN 

 

I HEREBY CERTIFY THAT THE ABOVE AGENDA WAS POSTED ON THE BULLETIN BOARD AT CITY HALL 

ON OR BEFORE 5:30 P.M., FRIDAY, APRIL 28, 2017. 

 

_______________________________________ 

                KATHY WELP, EXECUTIVE SECRETARY 

 

ACCOMMODATION REQUESTS FOR PERSONS WITH DISABILITIES SHOULD BE MADE AT LEAST 48 HOURS 

PRIOR TO THE MEETING BY CONTACTING TAYLOR LOUGH, ADA COORDINATOR, VIA PHONE AT 972 744-

4208, VIA EMAIL AT ADACOORDINATOR@COR.GOV, OR BY APPOINTMENT AT 411 W. ARAPAHO ROAD, 

RICHARDSON, TEXAS 75080. 

 

PURSUANT TO SECTION 30.06 PENAL CODE (TRESPASS BY HOLDER WITH A CONCEALED HANDGUN), A 

PERSON LICENSED UNDER SUBCHAPTER H, CHAPTER 411, GOVERNMENT CODE (HANDGUN LICENSING 

LAW), MAY NOT ENTER THIS PROPERTY WITH A CONCEALED HANDGUN. 

 

PURSUANT TO SECTION 30.07 PENAL CODE (TRESPASS BY HOLDER WITH AN OPENLY CARRIED 

HANDGUN), A PERSON LICENSED UNDER SUBCHAPTER H, CHAPTER 411, GOVERNMENT CODE 

(HANDGUN LICENSING LAW), MAY NOT ENTER THIS PROPERTY WITH A HANDGUN THAT IS CARRIED 

OPENLY. 
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Updated: April 27, 2017 

 
# Name/Location Project Information Status 

ZONING/SPECIAL PERMIT  

1 Primrose School 
2421 N. Plano Rd. 

Zoning File 17-08: A request for a Special 
Permit for a childcare center located at 2421 N. 
Plano Road, the northwest corner of N. Plano 
Road and Greenville Avenue. The property is 
zoned I-M(1) Industrial. Applicant: Travis 
Bousquet, representing Primrose Schools Staff: 
Amy Mathews. 

City Plan Commission 
April 4, 2017  

Recommended Approval 

City Council 
April 24, 2017 

Approved 

2 Thrive Affordable Vet 
Care 
904 Audelia Rd. 

Zoning File 17-09: A request for a Special 
Permit for a veterinary office to be located at 904 
Audelia Road. The property is zoned O/C 
Office/Commercial. Applicant: Alton Klein 
representing Richardson PLM, LLC. Staff: Amy 
Mathews. 

City Plan Commission 
April 4, 2017  

Recommended Approval 
City Council 
April 24, 2017 

Approved 

3 Sara’s Market & Bakery 
750 S. Sherman St. 

Zoning File 17-07: A request for a Special 
Permit for a Large Scale Retail/Service Store and 
a Special Development Plan for changes to the 
façade at 750 S. Sherman Street. The property is 
zoned PD Planned Development for the Main 
Street/Central Expressway Form Based Code 
(Railside Sub-district). Applicant: Sarah 
Holnbeck, CTA Architects Engineers, 
representing Sara’s Market & Bakery. Staff: Amy 
Mathews. 

City Plan Commission, 
April 18, 2017  

Recommended Approval 

City Council 
May 8, 2017 

Tentative 

4 Escape Room 
715 N. Glenville Dr. 

Zoning File 17-04: A request for a Special 
Permit for a commercial amusement center 
located at 715 N. Glenville Drive. The property is 
currently zoned I-M(1) Industrial. Applicant: Marty 
L. Parker, Bucket List Productions, LLC. Staff: 
Amy Mathews. 

City Plan Commission, 
April 18, 2017  

Recommended Approval 

City Council 
May 8, 2017 

Tentative 

5 Shiloh Challenger 
School 
3600 Shiloh Rd. 

Zoning File 17-06: A request for a Special 
Permit for a private school at 3600 Shiloh Road. 
The property is currently zoned O-M Office. 
Applicant: Fred Healy, representing The 
Challenger School. Staff: Amy Mathews. 

City Plan Commission, 
April 18, 2017  

Recommended Approval 

City Council 
May 8, 2017 

Tentative 
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# Name/Location Project Information Status 

ZONING/SPECIAL PERMIT (CONT’D) 

6 Hall Park at Richardson 
SW Corner of PGBH 
and Custer Pkwy. 

Zoning File 17-10: A request for a change in 
zoning from PD Planned Development for mixed 
use development to PD Planned Development for 
mixed-use development with modified 
development standards, including an increase in 
residential density. The property is located at the 
southwest corner of Custer Parkway and 
President George Bush Highway. Applicant: 
Blake Shroeder, Leon Capital Group, 
representing Edentree Proprerties Ltd. Staff: Sam 
Chavez. 

City Plan Commission, 
April 18, 2017  

Recommended Approval 

City Council 
May 8, 2017 

Tentative 

7 Create Church 
NW of Renner Rd. & 
Central Expy. 

Zoning File 17-11: A request for a change in 
zoning from PD Planned Development (Caruth 
Properties TOD Code) to PD Planned 
Development for the development of a church. 
The property is located at the northwest corner of 
Central Expressway and Renner Road.. 
Applicant: David Martin, Winstead PC, 
Representing Create Church, Inc. Staff: Amy 
Mathews. 

City Plan Commission 
May 2, 2017  

 

 

8 Sure Me Auto Repaire 
513 N. Interurban St. 

Zoning File 17-12: A request for approval of a 
Special Permit for a motor vehicle body shop for 
an existing 4,922 square foot building located at 
513 N. Interurban Street, west side of N. 
Interurban Street, north of Davis Street. The 
property is zoned PD Planned Development for 
the Main Street/Central Expressway Form Based 
Code (Interurban Sub-district). Applicant: Martin 
Wang, Sure Me LLC. Staff: Sam Chavez. 

City Plan Commission 
May 16, 2017  

Tentative 

 

9 Fox and Hound 
112 W. Campbell Rd. 

Zoning File 17-13: A request for approval of a 
Special Permit for an amusement arcade located 
at 112 W. Campbell Road, on the north side of 
W. Campbell Road, west of Central Expressway.  
The property is currently zoned C-M. Applicant: 
Michael Kelly, Fun Eats and Drinks LLC, 
representing Leon Capital Group. Staff: Amy 
Mathews. 

City Plan Commission 
May 16, 2017  

Tentative 

 

VARIANCE 

10 K1 Speed Indoor 
Carting 
677 W. Campbell Rd. 

A request for approval of a variance to Chapter 4 
of the Code of Ordinances to allow the on-
premises sale of beer and wine by a food and 
beverage certificate holder within 300 feet of a 
public school. The site is located at 677 W. 
Campbell Road, on the south side of Campbell 
Road, east of Floyd Road. Applicant: David 
Danglard, representing K1 Speed. Staff: Chris 
Shacklett. 

City Council 
To Be Determined 
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# Name/Location Project Information Status 

PLAT/CONCEPT PLAN/DEVELOPMENT PLAN 

11 Northside at UTD 
Addition 
NW of Synergy Park 
Blvd. & Floyd Rd. 

Replat: A request for approval of a replat of Lot 
1, Block A and 12.23 acres of un-platted land to 
create three (3) lots to accommodate the 
development of a 275-unit apartment 
development. The 25.47 acre site is located on 
the north side of Synergy Park Boulevard west of  
Floyd Road. Applicant: Kevin Wier, Spiars 
Engineering, representing Kirk Tames, Board of 
Regents of the University of Texas System. Staff: 
Chris Shacklett. 

City Plan Commission 
April 18, 2017  

Approved 

12 Bush Central Station 
West Addition 
SW of W. CityLine Dr. & 
Red Moon Way. 

Replat: A request for approval of a replat of Bush 
Central Station West Addition, Lots 1A and 2, 
Block B to dedicate easements to accommodate 
the development of a twelve (12) story, 201 room 
hotel and a single story 6,500 square foot 
conference center. The property is located on the 
southwest corner of W. CityLine Drive and Red 
Moon Way. Applicant: Alex Rathbun, Kimley-
Horn and Associates. Staff: Susan Smith. 

City Plan Commission 
April 18, 2017  

Approved 

ADMINISTRATIVE APPROVAL 

13 Berkner High School 
1600 E. Spring Valley 
Rd. 

Site & Landscape Plans: Revised the site and 
landscape plans to reflect the installation of metal 
shade structures, raised planters and concrete 
benches at the main entry on the north side of 
the school building. Four (4) Bradford Pears will 
be removed to accommodate the proposed 
addition; ten (10) Redbuds trees will be installed 
adjacent to the main entry sidewalk. Staff: 
Mohamed Bireima. 

Staff 
April 3, 2017 

Approved  
Approval Memo & Plans 

14 Café Gecko 
1381 W. Campbell Rd. 

Site & Landscape Plans: Revised the site and 
landscape plans to reflect the elimination of five 
(5) parking spaces to accommodate the 
construction of a 740-square foot covered patio 
on the east side of the building. A 3.5’ high metal 
fence with stone columns will enclose the 
proposed patio. Staff: Mohamed Bireima. 

Staff 
April 4, 2017 

Approved  
Approval Memo & Plans 

15 Collins Center 
1225 Alma Rd. 

Site & Landscape Plans: Revised the site and 
landscape plans to reflect the installation of a 
25’x25’ pavilion with outdoor tables at the 
northeast corner of the property and the removal 
of two (2) parking spaces to accommodate the 
installation of a bike rack on the west side of the 
building. Staff: Mohamed Bireima. 

Staff 
April 6, 2017 

Approved  
Approval Memo & Plans 

 

http://www.cor.net/Modules/ShowDocument.aspx?documentid=18899
http://www.cor.net/Modules/ShowDocument.aspx?documentid=18898
http://www.cor.net/Modules/ShowDocument.aspx?documentid=18897
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Development Status Map

Collin County
Dallas County

Zoning/Special Permit 
1. Prim rose Sc h ool, 2421 N. Plano R d. (ZF 17-08) 
2. Th rive Affordab le Vet Care, 904 Audelia R d. (ZF 17-09) 
3. Sara’s Market & Bakery, 750 S. Sh erm an St. (ZF 17-07) 
4. Escape R oom , 715 N. Glenville Dr. (ZF 17-04) 
5. Sh iloh  Ch allenger Sc h ool, 3600 Sh iloh  R d. (ZF 17-06) 
6. Hall Park at R ic h ardson, SW Corner of PGBH and Custer Pkwy. 
(ZF 17-10) 

7. Create Ch urc h , NW of R enner R d. & Central Expy. (ZF 17-11) 
8. Sure Me Auto R epaire, 513 N. Interurb an St. (ZF 17-12) 
9. Fox and Hound, 112 W. Cam pbell R d. (ZF 17-13) 

Variance 
10. K1 Speed, 677 W. Cam pbell R d. 

Plat/Concept Plan/Development Plan 
11. North side at UTD Addition, NW of Synergy Park Blvd. & Floyd R d. 
12. Bush  Central Station West Addition, SW of W. CityLine Dr. & R ed 
Moon Way 

Administrative Approval 
13. Berkner Hig h  Sc h ool, 1600 E. Spring Valley R d. 
14. Café Gecko, 1381 W. Cam pbell R d. 
15. Collins Center, 1225 Alm a R d. 

 ² Undeveloped 
Land (Approx. 4.5%)

Updated: April 27, 2017



 

City of Richardson, Texas ▪ City Plan Commission ▪ May 2, 2017 Meeting Packet 

Agenda  
Item 1 

 
 

Approval of the Minutes of the April 18, 2017 
City Plan Commission Meeting 

 



Ds:CPC/2017/2017-04-18 Minutes.doc   

CITY OF RICHARDSON 
CITY PLAN COMMISSION MINUTES – APRIL 18, 2017 

 
The Richardson City Plan Commission met on April 18, 2017, at 7:00 p.m. at City Hall in the Council 
Chambers, 411 W. Arapaho Road, Richardson, Texas. 

 
MEMBERS PRESENT: Ron Taylor, Chairman 
  Janet DePuy, Vice Chair 
  Bill Ferrell, Commissioner 
  Marilyn Frederick, Commissioner 
  Tom Maxwell, Commissioner 
  Randy Roland, Commissioner 
  Stephen Springs, Commissioner 
  Ken Southard, Alternate 
  Dorthy McKearin, Alternate 
 
CITY STAFF PRESENT: Sam Chavez, Assistant Director – Dev. Svcs. – Planning 
  Amy Mathews, Senior Planner 
  Chris Shacklett, Senior Planner 
  Mohamed Bireima, Planner 
  Kathy Welp, Executive Secretary 
 
BRIEFING SESSION 
 
Prior to the start of the regular business meeting, the City Plan Commission met with staff regarding 
staff reports, agenda items and rezoning initiatives.  No action was taken. 
 
REGULAR BUSINESS MEETING 
 
MINUTES 
 
1. Approval of minutes of the regular business meeting of April 4, 2017. 

 
Motion: Commissioner Roland made a motion to approve the minutes as presented; second by 

Vice Chair DePuy.  Motion approved 7-0. 
 

PUBLIC HEARINGS 
 
2. Replat - Northside at UTD Addition, Lots 1A, 2 and 3, Block A: Consider and take the 

necessary action on a request for approval of a replat of Lot 1, Block A and 12.23 acres of un-
platted land to create three (3) lots to accommodate the development of a 275-unit apartment 
development.  The 25.47 acre site is located on the north side of Synergy Park Boulevard between 
Floyd Road and Rutford Avenue.   
 
Mr. Shacklett stated the replat was being requested to accommodate the second phase of the 
Northside at UTD development on Lot 2, which would be a 275-unit multi-family development.  In 
addition, the applicant was proposing to construct a 122,000 square foot parking garage and create 
Lot 3 for the future development of a 6,600 square foot retail site. 
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Mr. Shacklett noted that the existing PD Planned Development allowed the site, elevations and 
landscape plans to be approved by staff; however, the plat would still have to come before the 
Commission for approval. 
 
Mr. Shacklett concluded his presentation by reviewing the proposed utility and public use/access 
easements and stated the replat complied with the City’s subdivision regulations. 
 
Vice Chair DePuy asked to clarify the ingress and egress easements that would be the roads into 
the development. 
 
Mr. Shacklett replied the north/south access easements acting as roads would be Northside 
Boulevard, Rutford and Eugene, with John Kirk and Cecil Avenues going east/west. 
 
With no further questions for staff, Chairman Taylor opened the public hearing. 
 
Ms. Emily Gold, 2737 N. Fitzhugh Avenue, Dallas, Texas, explained she was a graduate student at 
the University of Texas at Dallas (UTD) and as part of course requirements for the Public Policy 
program she was required to speak before an elected or appointed board or commission.  She added 
she was in favor of Item 2 and as a student at UTD she appreciated the increase in student housing 
options as well as the retail facilities.   
 
No other comments in favor or opposed were received and Chairman Taylor closed the public 
hearing. 
 
Motion: Commissioner Maxwell made a motion to approve Item 2 as presented; second by 

Commissioner Frederick.  Motion approved 7-0. 
 

3. Replat – Bush Central Station West Addition, Lots 1B & 2A, Block B: Consider and take the 
necessary action on a request for approval of a replat of Bush Central Station West Addition, Lots 
1A and 2, Block B to dedicate easements to accommodate the development of a twelve (12) story, 
201 room hotel and a single story 6,500 square foot conference center.  The property is located on 
the southwest corner of CityLine Drive and Red Moon Way.   
 
Mr. Shacklett advised the purpose of the replat was to dedicate easements to accommodate the 
development of a twelve-story, 201 room hotel and single story, 6,500 square foot conference 
center located at the northeast corner of CityLine Drive and the frontage road for Central 
Expressway.  He added the replat was platting easements for both the lot in question and the one to 
the east, but no development was proposed for the eastern lot at the current time. 
 
Mr. Shacklett concluded his presentation by noting there were no easements being abandoned and 
the replat complied with the City’s subdivision regulations. 
 
With no questions for staff, Chairman Taylor opened the public hearing. 
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No comments or questions, in favor or opposed, were received and Chairman Taylor closed the 
public hearing. 
 
Commissioner Roland asked to clarify the scale of the project compared to the tilt-wall building 
currently under constructed just down the street. 
 
Mr. Shacklett replied the tilt-wall construction was a five-story office building (approximately 90 
feet) and the hotel would be twelve stories (approximately 157 feet). 
 
Motion: Commissioner Roland made a motion to approve Item 3 as presented; second by 

Commissioner Springs.  Motion approved 7-0. 
 

4. Zoning File 17-07 – Sara’s Bakery (continued from March 21, 2017 and April 4, 2017 
meetings): Consider and take the necessary action on a request for approval of a Special Permit for 
Large Scale Retail/Service Store and a Special Development Plan for changes to the building 
façade.  The property is located at 750 S. Sherman Street and currently zoned PD Planned 
Development for the Main Street/Central Expressway Form Based Code (Railside Sub-district).   
 
Ms. Mathews reviewed some of the applicant’s previous requests including a Special Permit for a 
large scale retail/service store for enclosing the loading dock, moving the dumpster and changes to 
the façade; however, she noted that during the time the item was continued the applicant met with 
their neighbors to the north and made some changes to their proposal.  Those changes included 
enclosing the loading dock and adding a raised island and landscaping to the north to separate the 
two properties, but canceled plans to add a trash compactor and an additional loading dock to the 
rear of the building. 
 
Ms. Mathews stated the applicant felt that by utilizing the entire building as opposed to only half 
they would be able to cut down on the number of deliveries with the increase in useable square 
footage. 
 
Ms. Mathews concluded her presentation by reviewing the proposed changes to the building under 
the requested Special Development Plan. 
 
Commissioner Frederick asked if the open concrete area of the existing loading dock would be 
used as the foundation for the new enclosure. 
 
Ms. Mathews replied that was correct; walls and railing would also be added and the semi-trucks 
could back up flush to the building. 
 
Commissioner Roland asked if the entrance to the property to the north would be reconfigured with 
the change to the entrance to Sara’s Bakery property, specifically who would relocate the street 
light pole.   
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Mr. Chavez replied the street light belonged to the City, but the applicant would be responsible for 
any costs associated with relocating the pole and they would have to meet the current construction 
codes. 
 
Vice Chair DePuy asked if the applicant wanted to add a trash compactor in the future would they 
have to come back before the Commission. 
 
Ms. Mathews said the staff could administratively approve the addition of a trash compactor and 
screening under an amended site plan. 
 
Commissioner Ferrell asked to confirm the property lines between the bakery and the property to 
the north and whether the proposed raised island would delineate that line. 
 
Ms. Mathew replied that was correct.   
 
With no further questions for staff, Chairman Taylor continued the public hearing. 
 
Sara Hollenbeck, CTA Architects, 3601 S. Congress Avenue, Austin, Texas, representing Sara’s 
Bakery, stated she was available for any questions the Commission might have. 
 
No further comments in favor or opposed were received and Chairman Taylor closed the public 
hearing. 
 
Commissioner Frederick pointed out that a photograph in the Commission’s packet showed two 
semi-trucks backing up the loading dock and asked if there was room at the dock to handle two 
trucks. 
 
Mr. Chavez replied that at the current time the property to the north and the subject site shared a 
wide driveway, but the proposed raised island and separate driveway would limit the number of 
trucks coming into Sara’s Bakery with the exception that a truck may be on the street waiting for 
the loading dock to empty. 
 
Commissioner Roland also noted the pictures in the Commission’s packet seemed to illustrate that 
traffic would be off the paved alleyway and into the grass and wanted to know if that problem 
would be alleviated under the current proposal. 
 
Mr. Chavez said the alley was in the City’s right-of-way and the City would have to make any 
improvements. 
 
Motion: Commissioner Springs made a motion to recommend approval of Zoning File 17-07 as 

presented; second by Commissioner Maxwell.  Motion approved 7-0. 
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5. Zoning File 17-04 – Escape Room:  Consider and take the necessary action on a request for 
approval of a Special Permit for an indoor commercial amusement center located at 715 N. 
Glenville Drive located on the west side of N. Glenville Drive, south of E. Arapaho Road.  The 
property is currently zoned I-M(1) Industrial.   
 
Ms. Mathews stated the applicant was requesting a Special Permit for a commercial amusement 
center that would contain escape rooms as well as axe throwing areas.  She added the axe throwing 
areas would be designed similar to batting cages and noted that axe throwing was a fast growing 
trend in the United States that was imported from Canada. 
 
Vice Chair DePuy asked if there had been any correspondence received in favor or opposed. 
 
Ms. Mathews said none had been received. 
 
With no further questions for staff, Chairman Taylor opened the public hearing. 
 
Mr. Marty Lee Parker, 9870 Hyland Croy Road, Plain City, Ohio, explained the object behind 
escape rooms, especially the team building aspect and how quickly the rooms have spread 
throughout the United States.  He added the next new phenomena in team building was axe 
throwing, which began in Canada and was quickly replacing bowling as their national past time.  
He added that team members would participate in a thirty minute safety training session before 
moving on to actually throwing the axe and competing with their team against other teams. 
 
Vice Chair DePuy asked if the escape rooms and the axe throwing were two separate events. 
 
Mr. Parker said the two events were separate and would be housed in different areas of the 
building. 
 
Chairman Taylor asked if the axe throwing would be open to smaller groups as well as the larger 
team building groups. 
 
Mr. Parker replied that a minimum of two participants could reserve time for either the escape 
room and/or the axe throwing. 
 
No other comments or questions, in favor or opposed, were received and Chairman Taylor closed 
the public hearing. 
 
Motion: Commissioner Maxwell made a motion to recommend approval of Zoning File 17-04 as 

presented; second by Vice Chair DePuy.  Motion approved 7-0. 
 

6. Zoning File 17-06 – The Challenger Private School:  Consider and take the necessary action on a 
request for approval of a Special Permit for a private school located at 3600 Shiloh Road located 
on the east side of Shiloh Road, north of E. Renner Road.  The property is currently zoned O-M 
Office.   
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Ms. Mathews noted that the City’s zoning codes allows private schools in any zoning district with 
a Special Permit and the applicant was requesting to open a school at 3600 Shiloh Road just north 
of Renner Road.  She added that Shiloh Road was the dividing line between the cities of 
Richardson and Plano and staff had worked with Plano during the application process on the 
Traffic Impact Analysis (TIA). 
 
Ms. Mathews explained the school would be built in three phases and total approximately 50,000 
square feet when finished with the Pre-K and Kindergarten built first, and the elementary school as 
the second phase and the middle school as the final phase.  In addition, the school would stagger 
the drop off and pick up times for the younger and older students to help with the traffic flow on 
Shiloh Road. 
 
Ms. Mathews provided elevations and descriptions of the buildings, construction materials, and the 
masonry screening wall, as well as current photographs of the school’s location and surrounding 
properties.  She indicated the school would have hours of operation from 7:00 a.m. to 6:00 p.m.  
 
Commissioner Springs asked about the purpose of the small “notch” of land at the northeast corner 
of the property. 
 
Ms. Mathews replied the property was an electric substation. 
 
Commissioner Roland asked if both sides of Shiloh Road belonged to the City of Plano and did the 
school have to get permission from Plano for the curb cuts. 
 
Ms. Mathews replied Plano did own both the western side of the street as well as the street itself 
and the school had worked with Plano to get the curb cuts, driveways and the deceleration lanes. 
 
Vice Chair DePuy asked for clarification on the configuration of the proposed buildings. 
 
Ms. Mathews said the construction of the school would take place in phases, but the buildings 
would all be connected when finished. 
 
With no further questions for staff, Chairman Taylor opened the public hearing. 
 
Mr. Fred Healey, Director Development for Challenger Schools, 9424 S. 500 West, Sandy, Utah, 
stated Challenger Schools had been in the child education business for 54 years as a private school 
and received no funds from any government entity.  He added the students ranged in age from 3 
years old to junior high school and the curriculum was very traditional. 
 
Commissioner Roland asked what types of drop off/pick up processes the school would employ. 
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Mr. Healey said Challenger Schools had won awards from other cities for getting their school 
traffic off the streets through the design of the drop off/pick up areas and the process they used.  He 
added the process included staggered pick up and drop off times, double lanes and staff members 
assisting students in and out of vehicles. 
 
Vice Chair DePuy restated her question regarding the phased construction of the buildings. 
 
Mr. Healey replied the first phase would contain the administration office, multi-purpose room, 
storm shelter and classrooms for Pre-K through second grade.  In addition, the plumbing and 
electrical would be built during the first phase so when the demand was created for additional 
classrooms the buildings could be added. 
 
Commissioner Maxwell noted that one of the conditions of approval was the hours of operation, 
but asked what would happen when there was an after-hour school function (band concert, 
graduation, etc.).  He also asked staff for their input regarding the times listed in the special 
conditions and how that affected any after-hours programs. 
 
Mr. Healey said the actual hours of operation for the school were 8:30 a.m. to 3:00 p.m. and the 
hours before and after were “after care” hours.  He added that most of the extra programs for the 
school were held during school hours with just a few being held beyond the normal school hours.  
In addition, it was their policy to never have a program where the whole student body was required 
to be there at the same time. 
 
Mr. Chavez replied that the condition was worded “as the operation of the school” which did not 
cause a problem if the item was approved. 
 
Commissioner Frederick wanted to know, based on the applicant’s experience, how long it would 
take to fully complete the construction of the school. 
 
Mr. Healey replied anywhere from five to seven years to complete construction of the school. 
 
Commissioner Ferrell asked if the school would be in session year around. 
 
Mr. Healey said they would be in session much like the public schools and would also offer 
summer school. 
 
Chairman Taylor said he appreciated the applicant’s sensitivity to issues of keeping the traffic 
flowing in the area. 
 
Commissioner Southard asked if the summer school programs would be offered to all students or 
just those enrolled in Challenger. 
 
Mr. Healey said the summer program was for Challenger students, but a student could start their 
enrollment with summer school and continue into the regular school year. 
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Chairman Taylor called for any other comments in favor and with none, called for those in 
opposition. 
 
Ms. Kathy Bishop, 3512 Willowbrook Drive, Richardson, Texas, was opposed to the school 
because of the amount of traffic already on Renner and Shiloh Roads and felt the school would 
only exacerbate the problem.  She also had concerns with parking for after-hours programs and the 
playground and soccer field that could be used by local soccer teams and bring even more traffic 
and non-residents into the area. 
 
Ms. Bishop said she also took exception with the fact that her neighborhood had not been notified 
of the meeting and felt there would have been a better turn out if it had. 
 
Commissioner Roland asked the speaker what she thought would developed on the site if not a 
school.  He also wanted to know if the speaker thought the school would be a less impactful 
situation then a business or hotel. 
 
Ms. Bishop replied that when they moved into their home they knew there would be development 
with the highway in the area, but with Renner Road being used as a route for many of the cities 
from the east to access the President George Bush Toll road, the increase in traffic was horrendous. 
 
Regarding the type of development that would be the least impactful to the area, Ms. Bishop said 
she thought the property would eventually be an extension of the existing neighborhood or could 
possibly be some type of medical facility.  She also expressed concern that children from the 
school would try and cross Shiloh Road to get to the convenience store on the west side of the 
street. 
 
Chairman Taylor asked if the applicant had any closing statements. 
 
Mr. Matt Cooper, Challenger Schools, 9424 S. 500 West, Sandy, Utah, reviewed the history of 
Challenger Schools in Texas, specifically four projects built in Austin, and noted that in addition to 
the property in Richardson, Challenger had purchased two pieces of property in the City of Plano 
to build new schools. 
 
Mr. Cooper said that with their long history of building schools and educating children, they 
understood the issues that schools create with traffic and that was one of the reason they developed 
the current drop off/pick up system.  He added that representatives from public and private schools 
had asked to come watch and video tape their system.   
 
Regarding evening school programs, Mr. Cooper restated that most programs would not be held in 
the evening, or the programs would be staggered or just for one grade level, but there would be 
sufficient parking on campus for the vehicles. 
 
Chairman Taylor asked how many cars the proposed school property could accommodate if all the 
spaces and drop off/pick up lanes were used during an evening program. 
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Mr. Healey replied that in addition to the existing 145 parking spaces, the drive thru lanes could be 
utilized for evening programs, but again stressed that evening programs were infrequent and 
staggered. 
 
Mr. Healey addressed a question about after-hours use of the soccer field and noted that their 
schools were private and not opened to the public, would have security, and would be completely 
fenced. 
 
Mr. Cooper responded to the question about foot traffic and stated they were basically a commuter 
campus and because of a previous question in another city from a planning commission, a survey 
of four campuses in the Las Vegas area found they had only two students who walked. 
 
Commissioner Roland asked if there were any lights on the soccer field and pointed out that the 
field was surrounded by a vinyl coated chain-linked fence with a Knox box. 
 
Mr. Healey replied their soccer field did not have lights. 
 
Ms. Sue Eaves, 3514 Willowbrook Drive, Richardson, Texas, asked if the school could use the 
road on the back side of the property to enter and leave their facility.  In addition, she expressed 
concerns about the noise level and how it would impact the subdivision to the north and wanted the 
vote on the item delayed until additional homeowners could be notified. 
 
Ms. Mathews stated that notices were mailed to all property owners within 200 feet of the property 
notifying them of the public hearing as required by state law. 
 
Mr. Chavez added that homes abutting the property as well as a few home on the north side of the 
street fell within the 200-foot notification area, and zoning notification signs had been placed on 
the property. 
 
Commissioner Frederick pointed out that from information in their packets there appeared to be 14 
or 15 homes to the north that had been notified. 
 
Mr. Chip Pratt, 2700 W. Prairie Creek, Richardson, Texas, asked if staff knew how the total 
enrollment for the proposed school stacked up against some of the existing city schools. 
 
Mr. Healey stated that Challenger had spoken to the homeowners association and noted that it was 
their practice to have an annual meeting with surrounding neighborhoods to hear about any issues.  
He also pointed out their school encompassed a much larger area than many of the local schools, so 
the closest one of the neighboring homes would be to the one of the school buildings was 120 feet 
so noise should not be an issue. 
 
With no further comments or questions, in favor or opposed, Chairman Taylor closed the public 
hearing. 
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Commissioner Roland acknowledged that the panhandle of Richardson was quickly being built-
out, and recognized the concern expressed by some of the nearby homeowners, but said that if 
Challenger followed through with the plans as presented to the Commission there should be little 
impact to the area and he would be supporting the proposal.  
 
Vice Chair DePuy concurred with Mr. Roland and stated she would be in favor of the proposal.  
 
Motion: Vice Chair DePuy made a motion to recommend approval of Zoning File 17-06 as 

presented; second by Commissioner Frederick.  Motion approved 7-0. 
 

7. Zoning File 17-10 – Hall Park at Richardson:  Consider and take the necessary action on a 
request for a change in zoning from PD Planned Development for Mixed-Use Development to PD 
Planned Development for Mixed-Use Development with modified development standards, 
including an increase in residential density.  The 29.9 acres is located at the southwest corner of 
Custer Parkway and President George Bush Turnpike (PGBT).   
 
Mr. Chavez stated the current PD Planned Development allowed for a mix of uses including 
residential (single-family detached and attached dwellings, patio homes, duplexes, townhomes and 
apartments) at a maximum density of 12 units per acre.  In addition he reviewed the Traffic Impact 
Analysis (TIA) highlighting the traffic mitigation elements of deceleration lanes, a continuous 
right-turn lane for southbound Custer Parkway and a proposed traffic signal to be installed prior to 
the issuance of the first Certificate of Occupancy. 
 
Mr. Chavez briefly reviewed some of the Development Standards including the floor to area ratio 
(FAR), building regulations, allowable uses, the percent of masonry and non-masonry material, 
building height, setbacks, parking and maximum lot coverage.  He also noted the applicant was 
requesting an increase in the density for the number of allowable apartment units from 12 units per 
acre to 14 units per acre, which would increase the allowable number of units to 420 units (an 
increase of 62 units). 
 
Mr. Chavez concluded his presentation by noting that no correspondence had been received and 
staff was available for any questions. 
 
Commissioner Maxwell asked if the apartment elevations, Exhibits, D1 and D2, would be part of 
the packet that staff would be using to review and administratively approve submissions, and 
wanted to know what would be used to guide staff for the office buildings. 
 
Mr. Chavez replied that Exhibits D1 and D2 would become part of the ordinance and the office 
buildings and parking garage would be covered by the Building Standards in Exhibit B. 
 
Vice Chair DePuy asked which school district would be impacted by the development. 
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Mr. Chavez replied the development was in the Plano Independent School District. 
 
Commissioner Ferrell asked if the main reason the item was before the Commission was the 
change in density or were there other reasons to change the PD. 
 
Mr. Chavez replied the applicant was requesting the change in the PD because of the increase in 
the density and the development standards (Exhibit B) that would be specific to the site. 
 
Commissioner Springs asked about the number of parking spaces and would the project be over 
parked. 
 
Mr. Chavez said the required number of parking spaces, based on the square footage, would be 
1,893 spaces and the applicant was proposing 2,264 parking spaces. 
 
Commissioner Frederick ask if the item was approved, would the applicant be required to construct 
2,264 parking spaces or just the minimum. 
 
Mr. Chavez replied the developer would have to construction at least the minimum number of 
1,893 spaces. 
 
Vice Chair DePuy noted that Area A on the concept plan was listed to have a minimum of 15,000 
square feet of retail and asked if something other than retail could be built. 
 
Mr. Chavez replied the building on Area A could be larger, but would always be retail. 
 
With no further questions for staff, Chairman Taylor opened the public hearing. 
 
Mr. Felipe Castillo, 7303 Campbell Road, Dallas, Texas, representing the land owner and 
retail/office developer reviewed some of their other projects in the Dallas/Fort Worth area, as well 
as their vision for the property in Richardson. 
 
Mr. Blake Schroeder, Leon Capital Group, 609 Baldevino Skyway, Lakeway, Texas, said they 
develop multi-family properties and noted they usually only focused on 4 or 5 projects per year and 
approached the land developer to participate in the proposed project.  He added the owner of the 
Leon Capital had invested much of his own money, which forced the planners to focus on the small 
details that are sometimes overlooked when a larger company develops a project. 
 
Mr. Barry Hand, Principal and Studio Director, Genzler, 5420 LBJ Freeway, Dallas, Texas, stated 
he was also a Richardson resident and was thrilled to be before Commissioners after previously 
serving for over eight years on the Commission. 
 
Mr. Hand complimented staff on their presentation and said his job was to explain the vision for 
the project.  He said they felt the property was well suited for a live/work/play/walkable 
environment especially with the President George Bush Turnpike (PGBT) on the north and Custer 
Parkway on the east.   
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Mr. Hand provided graphics for the retail building and described how they hoped the property 
would become another neighborhood center for the Canyon Creek/Prairie Creek neighborhoods 
with local restaurants and possibly small festivals.  He also highlighted the proposed green space 
and the buffers along the PGBT and felt the proposed development would be appropriate for the 
property and where the City would want to put the increased density. 
 
Mr. Bill Dahlstrom, Jackson Walker, 2323 Ross Avenue, Dallas, Texas, said they were proposing a 
far better, higher quality development that would have a large amount of trees, landscaping and 
open space.   
 
Commissioner Springs asked if medical/dental was a permitted land use and said he was in favor 
and would support an even higher density if it was proposed. 
 
Mr. Chavez medical/dental was covered under the permitted office uses. 
 
Mr. Dahlstrom thanked Mr. Springs for bringing up permitted land uses and pointed out that one of 
the land uses permitted under the current zoning was automobile filling station and that was being 
removed from the new PD. 
 
Commissioner Roland asked the applicant to share their vision of what the exterior of the proposed 
parking garage would look like.  He added that one of the presenters used the term “useful life of 
the product” and asked for a definition. 
 
Mr. Hand replied that because of the location of the garage in the heart of the community, it was to 
everyone’s benefit to make sure it was clad with a decent material to make it look more like an 
office building.  
 
Regarding the definition of “useful life of the product”, Mr. Schroeder said that with the quality 
being proposed for the development it would allow the development to compete with properties 
built 10 years in the future. 
 
Mr. Hand stated that a better product is built when a developer composes a product that brings 
greater value and felt that was what Mr. Schroeder was referring to when he spoke of the quality of 
the product. 
 
Commissioner Maxwell asked about the timing of construction, especially since the elevations for 
the multi-family had been provided, but not for the office buildings. 
 
Mr. Schroeder said they did not have a tenant as yet for the office buildings and were focusing on 
the design for the project as well as getting through the zoning approval process. 
 
Commissioner Ferrell asked if the applicant knew the anticipated build-out date for the project.  He 
also wanted to know the mix of one, two and three bedroom apartments. 

 
Mr. Schroeder replied the multi-family and the park would be built first with the initial office 
building built afterwards depending on the backlog in the State Farm campus.  He said that retailers 
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would want the density of the multi-family and the office building before they committed to the 
development.   
 
Regarding the mix of apartments, Mr. Schroeder said that 67% would be one bedroom apartments 
and the remaining would be a majority of two bedrooms with a few three bedroom apartments. 
 
Vice Chair DePuy asked if the applicant knew what the apartment price points would be. 
 
Mr. Schroeder said the market would allow $1,500 for a one bedroom apartment.  He also pointed 
out that 114 garages would be available, some with direct access. 
 
Commissioner Frederick stated she liked the comment from Mr. Dahlstrom about the amount of 
trees that would be planted and felt it could do nothing but improve the project. 
 
No other comments in favor were received and Chairman Taylor called for those in opposition. 
 
Mr. Warren Caldwell, 2014 Sandy Trail, Richardson, Texas, said he was representing the Canyon 
Creek Homeowners Association (CCHOA) and was appreciative of the transparency and respect 
shown by Hall Park and Leon Capital.  He added that because the parcel was at a prominent entry 
point to the city, the CCHOA put a premium on the quality of the construction so it would reflect 
well on the existing homes, and the aesthetic and quality of retail should represent the impression 
the CCHOA wanted to project to those coming into the City. 
 
Mr. Caldwell stated the Board of CCHOA was of the view the multi-use project was far preferable 
to a 12 apartment per acre, garden style apartment currently allowed under the zoning.  He also 
thought a higher density over half of the available land would drive a higher quality project which 
in turn would have a longer life span. 
 
Mr. Caldwell concluded his statement by saying the CCHOA was comfortable with allowing the 
retail portion to reveal itself organically once the quality infrastructure was in place; however, the 
CCHOA also felt it was important to acknowledge the “No More Apartments” sentiment felt by 
some of the residents and encouraged the requirement of having the office building and multi-
family built concurrently.  He said that without the concurrent requirement the HOA Board would 
have to voice strong opposition. 
 
Commissioner Ferrell asked if the speaker had any suggestions regarding the phasing. 
 
Mr. Caldwell said the Board had not defined their position, but thought a Certificate of Occupancy 
for the apartments should be withheld until ground is broken for the office building. 

 
Commissioner McKearin asked if the speaker was okay with the increase in the density. 
 
Mr. Caldwell said he felt the increased density would make for a better overall project with a 
longer life span. 
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No other comments in favor or opposed were received and Chairman Taylor closed the public 
hearing. 
 
Commissioner Ferrell stated he liked the project and the applicant’s efforts to meet with the 
homeowners association.  He added that he would like to see phasing included in the request, but 
would wait to see how the City Council would handle the case. 
 
Vice Chair DePuy said she liked the higher density, especially along the PGBT, was a little 
concerned with a speculative office building, but based on the Hall Company’s track record she 
was comfortable with the request. 
 
Commissioner Springs stated the proposal was an improvement over the current entitlements. 
 
Commissioner Maxwell said he liked the project and his only concern was the phasing of the office 
building and wondered if assurance could be made so if there was a downturn in the economy the 
applicant would not be able to come back before the Commission to request additional apartment 
buildings. 
 
Commissioner Frederick said she liked the proposed project, was pleased with the presentation, 
and felt the project would not become like the dated apartments along the LBJ freeway in Dallas. 
 
Commissioner Roland stated that if the Dallas Area Rapid Transit followed through with their 
plans to build the Cotton Belt Rail system, which was adjacent to the property in question, he felt 
the buildings could not be built fast enough. 
 
Motion: Commissioner Roland made a motion to recommend approval of Zoning File 17-10 as 

presented; second by Commissioner Springs.  Motion approved 7-0. 
 

ADJOURN 
 
With no further business before the Commission, Chairman Taylor adjourned the regular business 
meeting at 9:26 p.m. 
 
 
 
_______________________ 
Ron Taylor, Chairman 
City Plan Commission 
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TO: City Plan Commission 
 
FROM: Amy Mathews, Senior Planner AM 
 
DATE: April 28, 2017 
 
RE: Zoning File 17-11:  Create Church 
 
REQUEST: 
 
A request for a change in zoning from PD Planned Development to PD Planned Development for 
the LR-M(2) Retail District with modified development standards for a proposed church on 
approximately 21.92 acres of land located at the northwest corner of Central Expressway and 
Renner Road. (See applicant’s statement for further explanation) 
 
APPLICANT & PROPERTY OWNER: 
 
Tommy Mann/David Martin representing Winstead PC and Ryan Binkley representing Create 
Church 
 
EXISTING DEVELOPMENT: 
 
The 21.92 acre site is currently undeveloped. 
 
ADJACENT ROADWAYS: 
 
W. Renner Road: Six-lane divided arterial, 30,440 vehicles per day, east and west bound, west 
of N. Central Expressway (2016). 
 
N. Central Expressway: Highway, 269,000 vehicles per day, north and south, south of Renner 
Road (2015). 
 
SURROUNDING LAND USE AND ZONING: 
 
North:  City of Plano; undeveloped 
East:  Retail/Commercial/Office; PD Planned Development 
South:  Public/Institutional School (Church); T-OM Technical Office 
West:  Multi-Family; PD Planned Development  
  

Staff Report

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



 
FUTURE LAND USE PLAN: 
 
Regional Employment 
Regional Employment districts are generally located along Richardson’s highways north of 
Arapaho Road, and at the intersection of Spring Valley Road and Central Expressway. Higher 
density development is appropriate in these areas, with the primary use being high-rise office. 
Secondary uses include retail centers and entertainment venues. 
 
Future Land Uses of Surrounding Area: 
 
North: City of Plano 
South: Regional Employment 
East: Regional Employment 
West: Multi-Family Residential 
 
EXISTING ZONING: 
 
PD Planned Development (PD 3805- Caruth Transit Oriented PD Planned Development District) 
 
TRAFFIC/ INFRASTRUCTURE IMPACTS: 
 
A Trip Generation Memo was submitted by the applicant as part of the zoning application in 
order to evaluate the potential impact of the development on the adjacent roadway system, 
specifically in coordination with The Heights Baptist Church, located across the street on W. 
Renner Road.  The memo provides an expanded summary of the vehicular traffic flow on the 
perimeter of The Heights, as well as the inbound and outbound of its parking facilities.  
 
Phase 1 of the project includes a 30,000 square foot building with a sanctuary and education 
rooms.  Accordingly, the anticipated trip generation at Sunday peak hours for Phase 1 is 361.2 
(12.04 trips x 30), and the anticipated trip generation for all of Sunday is 1,098.9 (36.63 trips x 
30).  Projected attendance for Phase 1 of the Project is 450-600 people across all services.   
 
According to the memo, it is assumed that the biggest challenge will be the traffic flow between 
church services, due to the first service participants exiting and the incoming vehicles for the 
later service.  Accordingly, two recommendations are offered for the request site: 
 

• Staggered Service Times for the two churches; and  
• Providing an on-site traffic administrator, adequate police officers, and way-finding to 

direct traffic leaving Sunday services to exit either through the driveway onto the US-75 
service road or to make a right-tum only onto Renner Road. (The Heights Church 
currently using off-duty police officers for managing traffic.) 
 

After reviewing the Trip Generation Memo and its recommendations, City staff believes they 
have enough information at this time for the project.  As future phases develop and future 
Development Plans are submitted; the issue of traffic will be revisited.  
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STAFF COMMENTS: 
 
Background: 
In 2011, City Council adopted the Caruth Transit Oriented Development PD Planned 
Development (Ordinance Number 3805) rezoning approximately 86.0 acres of land at the 
northeast and northwest corners of US-75 and Renner under a Form Based Code.  The PD 
created a form based code that allowed for a dense, mixed-use, transit-oriented development.  
Then in 2014, 55.0 acres was rezoned to amend the Regulating Plan and associated development 
standards for the portion of the Caruth PD located east of the N. Central Expressway. 
 
Request: 
The applicant is requesting to rezone approximately 21.92 acres of land to develop a church.  A 
church is allowed in all zoning districts; however the property is currently zoned PD Planned 
Development with a very specific form based code.  Due to the characteristics of the Property 
and surrounding development, a form-based zoning of the property is no longer practical and the 
applicant is requesting a base zoning of LR-M(2) with specific regulations for the development 
of a church.   
 

Requirements LR-M(2) Retail District Proposed PD 
Front setback (south) 40-feet 60-feet 
Rear setback (north) None (with screening) 25-feet 
Side Setback (west) None 50-feet 
Side Setback (east) 40-feet 80-feet 

Height 25-feet (1-story) 50-feet (no story requirement) 

Building Materials 
(primary) 

Minimum 85% masonry 
construction 

Minimum 85% of entire building may 
be: glass (curtain wall) or glass block, 
brick, stone, split-face concrete block, 
3-step stucco, or cast stone 

Building Materials 
(secondary) 

Maximum 15% of the building 
facade constructed of non-
combustible construction, with a 
max of 20% of the each elevation. 

Maximum 20% of each elevation may 
be wood, architect metal panel, tile, pre-
cast concrete panels, or EIFS.   

Screening (adjacent to 
multi-family) 

Masonry wall, not less than six feet 
in height 

Existing retaining wall/wood fence 
adjacent to existing apartments; a 
minimum 6-foot shrub row along the 
western property line, beginning from 
the point where the existing wall 
terminates extending north. 

 
The church is proposed to be built in phases in order to accommodate its needs as the 
congregation grows.  The first phase will be a 30,000 square foot building, including a large 
sanctuary (seats up to 600) and a 14,000 square foot portion including a second story.  At this 
time, the church is not certain of the timeline and extent of the future phases, though as the 
congregation grows, they would like to add more worship, education, fellowship, and 
administrative space, plus the required associated parking.  Additional phases could also include 
an amphitheater (which would require a Special Permit), recreation facilities, and trail 
extensions/connections.  
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The applicant is proposing increased building setbacks to more centrally locate the first phase 
building, while allowing for future phases to be built closer to the N. Central Expressway.  Phase 
1 also includes a fire lane that wraps the building and 200 parking spaces.  Access to the property 
is from the US-75 service road and Renner Road.   
 
The City of Richardson adopted the US 75 Design Guidelines in 1989 in order to positively 
influence the visual and functional qualities of US Highway 75 through Richardson and the 
surrounding cities, by ensuring a reasonable degree of uniformity and aesthetic character.  
Although there are specific requirements in the Guidelines, it is intended that there is flexibility 
based on a site-by-site basis for implementation.  The Guidelines include a 30-foot Interface 
Zone (outside the right-of-way and parallel to the frontage road or intersecting street), with 
specific landscaping and trail requirements.  Adjacent to the N. Central Expressway, the 
applicant is requesting to reduce the interface zone to 20-feet (to include all required 
landscaping), and dedicate 30-feet of right-of-way (ROW) to include the required 10-foot trail. 
 
There is an existing varying height stone retaining wall with a six foot wooden fence on top 
located along the western property line adjacent to the apartment complex.  A minimum six-foot 
shrub row will be required along the western property line where the existing screening wall 
terminates and extending north as the property develops in order to provide screening along the 
entire western property line at full build out.  
 
The proposed development regulations are generally outlined below (see the attached PD 
Regulations for a detailed list of the development regulations): 
 
• The property will be developed according to the LR-M(2) Local Retail Zoning District 

except as otherwise stated in the attached PD Regulations.  
• The maximum height of buildings is 50 feet, independent of the number of stories. 
• Increased building setbacks. 
• Development will be in phases, and a future amphitheater use will require a Special Permit. 
• Site plans and landscape plans will be approved by City Staff for development of Phase 1. 
• The City Plan Commission (CPC) will approve site and landscape plans for future phases. 
• The CPC will review and approve building elevations for all phases.  
• A minimum six-foot shrub row will be required along the western property line where the 

existing screening wall terminates. 
• Primary building materials include glass and stucco, and each façade may have no more 

than 20% accent material.  
• Create Church will have staggered service times compared to the Heights Baptist Church.  
• A traffic administrator, police officer(s), and way-finding will be provided to direct traffic.  

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

 
1. The subject site shall be zoned PD Planned Development District for the LR-

M(2) Retail District and shall be developed in accordance with the Zoning 
Concept Plan attached hereto as Exhibit “B” and the PD Development 
Regulations attached hereto as Exhibit “C”. 
 

Council Hearing Date:  The earliest possible City Council hearing date is May 22, 2017. 

X:\Zoning\Zoning Cases\2017\ZF 17-11 Create Church NW Corner Of Renner Road & Central\2017-05-02 CPC Packet Info\ZF 1711 Staff 
Report.docx  
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EXHIBIT "B" 



CREATE CHURCH 
PD CONDITIONS 

EXHIBIT “C” 
 

1. Base Zoning District: The Property shall be developed and used in accordance with the 
Concept Plan attached as Exhibit "B" and in accordance with the LR-M(2) Zoning 
District, except as otherwise provided below: 
 
A. Height Regulations. 

 
a. The maximum height of buildings shall be 50 feet. 
b. Cupolas and special architectural elements are exempt from the height limitations. 
c. Individual stories of buildings shall not be subject to maximum height restrictions. 

 
B. Building Setbacks. 

 
a. Western property line.  The building setback from the western property line shall 

be 50 feet. 
b. Southern property line.  The building setback from the southern property line 

shall be 60 feet. 
c. Eastern property line.  The building setback from the eastern property line shall be 

80 feet. 
d. Northern property line.  The building setback from the northern property line shall 

be 25 feet.    
e. Recreation fields and associated uses shall not have setbacks. 

 
C. US-75 Design Guidelines. 

 
a. The Interface Zone as described in the US-75 Design Guidelines shall be limited 

to 20 feet in width along Central Expressway. 
b. A 30-foot landscape setback along Renner Road applies.  The US-75 Design 

Guidelines shall apply within the landscape setback for 300 feet from the US-75 
frontage road. 

 
2. Phased Development. 

   
A. The Property may be developed in multiple phases as indicated on the Concept Plan. 

 
a. Future development phases of the Property shall be in accordance with the 

conditions listed herein. 
b. Amphitheater use requires a Special Permit. 

 
3. Staff Approval. 

   
A. Site plans and landscape plans shall be approved by City Staff for development of 

Phase One. 
 

B. Site plans and landscape plans shall be approved by the City Plan Commission for 
future development phases. 
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CREATE CHURCH 
PD CONDITIONS 

EXHIBIT “C” 
 

C. Prior to site plan review by City Staff, the City Plan Commission shall review and 
approve building elevations for any new construction on the Property.  

 
4. Building Materials. 

 
A. Type of materials.  

 
a. A minimum of 85% of the cumulative area of all building façades (excluding 

doors and windows) shall be finished in one of the following masonry materials: 
glass (curtain wall) or glass block, brick, stone, split-face concrete block, stucco 
utilizing a three-step process, or cast stone.   

b. No more than 20% of each individual façade shall use accent materials such as 
wood, architect metal panel, tile, pre-cast concrete panels, or Exterior Insulating 
Finishing System (EIFS).  EIFS may only be used eight feet above the ground 
floor.   
 

5. Landscaping.  For development of future phases, a minimum six-foot shrub row shall be 
required along the western property line, beginning from the point at which the existing 
screening wall terminates and extending north as the Property develops. 
 

6. Traffic.   
 

A. Staggered Service Times 
a. Services for Create Church shall be 9:00am and 10:30am (15 and 20 minutes 

stagger from the Heights, respectively).   
 

B. Provide an on-site traffic administrator, adequate police officer(s), and way finding 
to direct traffic leaving Sunday services to exit either through the driveway onto the 
US-75 service road or to make a right-tum only onto Renner Road. 
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Trip Generation Memo - Create Church -- Phase 1 

The Institute of Transportation Engineers Manual indicates that trip generation for church 
use is as follows: 

• Sunday: 36.63 trips per 1,000 sf. of floor area. 

• Sunday (peak hours): 12.04 trips per 1,000 sf. 

• Weekday: 9.11 trips per 1,000 sf. 

Current Site 

The church's current site is 9,576 sf. Accordingly, trip generation for the current site is 
115.29 trips at peak hours on Sunday (12.04 x 9.576) and 348.57 trips for all of Sunday (36.63 x 
9.576). Average attendance on Sunday including all services is 310 people. 

Phase 1 

Phase 1 of the Project is anticipated to be 30,000 sf. Accordingly, the anticipated trip 
generation at Sunday peak hours for Phase 1 is 361.2 (12.04 trips x 30), and the anticipated trip 
generation for all of Sunday is 1,098.9 (36.63 trips x 30). Projected attendance for Phase 1 of the 
Project is 450-600 people across all services. 

Relation to Adjacent Church 

An existing church (The Heights Baptist Church) is located across Renner Road from the 
request site. Traffic operations for the Heights are described in more detail in the attached 
report. Accordingly, two recommendations are offered for the request site: 

(1) Staggered Service Times 
a. Services at the Heights are held at 9:15 and I 0:50am and last 

approximately 1 hour. 
b. Services for the Project are proposed to be at 9 and I 0:30am (15 and 20 

minutes stagger from the Heights, respectively). Services will last 
approximately 1 hour. 

(2) Provide an on-site traffic administrator, adequate police officers, and way finding 
to direct traffic leaving Sunday services to exit either through the driveway onto 
the US-75 service road or to make a right-tum only onto Renner Road. 
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ABOUT THIS REPORT 

The purpose of this report is to deliver an expanded summary of the vehicular traffic flow on the perimeter of 

The Heights Baptist Church (from here on, The Heights) in Richardson, TX, as well as the inbound and 

outbound of its parking facilities. 

Since it was prepared from a single vantage point, the samples were taken for a span of time which covered 

the duration of the morning services during one day, and it did not include demographics and a complete 

vehicle count, it is not by any means, a detailed and comprehensive analysis, nor should constitute a pattern 

of vehicular traffic on the specified area.   

LOCATION AND TIME 

This report is prepared according to the data gathered around the perimeter of The Heights, located at the 

physical address of 201 W Renner Rd, Richardson, TX 75080. 

The report covers a span of time which started at 8:30 am CST on Sunday April 23
rd

, 2017, until 12:30 pm 

CST on that same day. 

BACKGROUND INFORMATION 

From prior research, it was calculated that The Heights parking lot has 1,057 (38 for Handicap) available 

spaces. They are distributed as 509 (12 of those for Handicap) on the West Side, 398 on the East Side, 132 

(eight for Handicap) on the South Side and 18 (all for Handicap) on the North Side. See Points of Reference 

Section for a visual distribution on the map. 

In order to properly collect information about how the vehicular traffic flows on the perimeter street areas of 

The Heights, as the vehicles enter and/or exit the parking slot before, during and after services, it was 

necessary to establish a Vantage Point that could give a complete view to all entrance/exits of The Heights. 

After surveying the area by driving through Renner Road and Central Expressway South, it was determined 

the best area for the Vantage Point was on a parking space located on the top left corner the North-East 

point of The Heights parking lot (see Points of Reference Section).  

It was confirmed that it has three main entrance/exits (see Points of Reference Section): 1) The North Side 

which serves both Eastbound and Westbound traffic from Renner Road, 2) The North-West Side, which 

serves only for Eastbound traffic on Renner Road, and 3) The South-East side, which serves Southbound 

traffic on Central Expressway South.  

But it was also confirmed that it has two additional entrance/exits to its parking slots (see Points of 

Reference Section). The first is on the West Side which connects to the adjacent parking slot for the 

Outreach Health Services building located in 251 Renner Parkway. This feeds off from traffic on Renner 

Parkway which has a four-way crossing with a traffic light at Renner Road. 

The second is located on the South Side which connects to the adjacent parking slot for the (QMacs) Office 

Building located at 2929 Central Expressway South. The entrance to that parking slot if located 70 meters 

south of the South-East side entrance/exit of The Heights. 

There are no post signs on the property that direct traffic through The Heights parking slots. The only 

directional signs are white arrows painted on the ground at the entrance/exit on the North Side, at the 

entrance of the Worship Center to notify of the left and right flow possibility and on the North-East parking at 

one location to notify drivers there is a two-way pass instead of a parking spot. 

There are permanent location signs, of where to go if you are driving to the Worship Center, The Chapel, 

The Gym, Fine Arts Institute, or The Library, and two removable indicating where the Guest Parking is, which 

is on the North-East Side parking. 
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POINTS OF REFERENCE 

PARKING SPACES AVAILABLE (1,057) 

 

TRAFFIC FLOW SIGNS ON THE GROUND 
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LOCATIONS MAP 

 

LOCATIONS MAP LEGEND 

Entrance/Exits 

1 NW – For eastbound traffic on Renner Road 

2 N – For eastbound and Westbound traffic on Renner Road  

3 SE – For southbound traffic on Central Expressway South 

4 S – For inbound traffic from 2929 Central Expressway South (QMacs Building) parking 

5 W – For inbound traffic from 251 Renner Parkway (Outreach Health Services) parking 

Main Streets Traffic Flow 

1 Eastbound traffic on Renner Road 

2 Westbound traffic on Renner Road  

3 Southbound traffic on Central Expressway South 

Traffic Lights 

1 Four-way crossing on Renner Road and Renner Parkway 

2 Four-way crossing on Renner Road and Central Expressway South 

Vantage Point(s) 

1 Location where the observation and data gathering took place 
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TRAFFIC FLOW OBSERVATIONS 

For the traffic flow observations, we setup at 8:30 am at the Vantage Point and took into perspective the two 

service times for The Heights. Since they hold two distinctive demographics  

The first timeslot of services is at 9:15 am CST on Sundays: 1) Blended Worship and Bible Study for adults 

and 2) New Generation Service (for birth through Pre-K, Kindergarten through Sixth Grade, and Seventh 

Grade through 12
th

).  

Then at 10:50 am CST, they hold two services: 1) Contemporary Worship and Bible Study for adults and 2) 

Spanish-Speaking Service for adults.  

Once the parking was more than three-quarters emptied and outbound traffic was almost non-existent, we 

closed observations at 12:30 pm CST. 

BEFORE FIRST SERVICE (8:30 AM -9:15 AM CST) 

From 8:30 am CST to about the time the Police Officers arrived (8:50 am CST), inbound traffic was mostly 

on the North-West side. The South-East entrance was the second most used at the time with the North and 

the West entrance being used almost evenly. 

When the Police officers arrived, inbound traffic was even out between all three main entrances, North, 

North-West and South-East. At around 9:10 am, inbound traffic was mostly on the North Side entrance/exit, 

with the North-West and South-East receiving barely noticeable inbound traffic. 

Noticeable was the number of cars that entered through the Outreach Health Services Building on Renner 

Parkway. During this period, 86 cars entered and 53 parked on the building’s parking lot. This leaves 

approximately 33 cars that could have entered The Heights West entrance/exit. This is based on the count of 

cars that entered that building parking, but the parked there could also come from an overflow on The 

Heights’ West Side parking. 

Eastbound Traffic Hold Ups (by police officers) on Renner Road during this period: 

TIME (CST) EASTBOUND CARS HELD HOLD UP TIME (secs) 

8:52 am  3 7 

8:52 am 6 6 

8:55 am 1 8 

8:56 am 1 7 

8:58 am 6 7 

8:59 am 1 4 

9:00 am 2 4 

9:01 am 1 5 

9:02 am 2 4 

9:03 am 3 5 

9:03 am 2 4 

9:04 am 1 3 

9:05 am 1 3 

9:06 am 2 6 

9:09 am 3 5 

9:10 am 3 6 

9:12 am 2 4 

9:15 am 1 7 

 

DURING FIRST SERVICE (9:15 AM – 10:30 AM CST) 

Inbound or outbound traffic was very limited. In this period, until 9:45 am CST the number of inbound 

vehicles per entrance/exit was: 

 North-West (34), North (31), South-East (15) and West (8) 
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Eastbound Traffic Hold Ups (by police officers) on Renner Road 

TIME (CST) EASTBOUND CARS HELD HOLD UP TIME 

9:17 am 4 4 

9:19 am 1 3 

 

 BETWEEN SERVICES (10:30 AM- 10:50 AM CST) 

Outbound traffic started increasing at 10:30 am CST. Most of it though, was through the South-East towards 

Central Expressway South. The rest of the entrance/exits were almost not being used for outbound traffic.  

They were not being instructed not to do so, but drivers were using the South-East entrance/exit as the 

preferred outbound. Also, the South connection towards the QMacs building as an overflow for exiting. 

Conversely, that entrance/exit was the least used for inbound traffic. Also, contributing to the traffic being 

smooth was the fact that attendees were leaving and entering at intervals which made the transition between 

services seamless. 

Police officers arrived at 10:40 am CST and started to look for Eastbound vehicles on Renner Road that 

were inbound vehicles coming from the East toward that North entrance/exit, which at this time were the 

majority of the inbound traffic.  

Eastbound Traffic Hold Ups (by police officers) on Renner Road: 

TIME (CST) EASTBOUND CARS HELD HOLD UP TIME 

10:40 am 2 8 

10:41 am 5 9 

10:41 am 2 5 

10:42 am 2 5 

10:46 am 3 6 

10:46 am 1 3 

10:47 am 4 5 

10:49 am 1 5 

10:50 am 3 6 

10:50 am 1 3 

 

DURING SECOND SERVICE (10:50 AM -12:05 PM CST) 

During this period traffic was mostly inbound from the North-West entrance/exit but it was barely noticeable. 

Until 11:45 am CST the number of inbound vehicles per entrance/exit was: 

 North-West (30), North (23), South-East (11) and West (5) 

Police officers left at 10:55 am CST and returned at 12:00 noon CST. 

Eastbound Traffic Hold Ups (by police officers) on Renner Road: 

TIME (CST) EASTBOUND CARS HELD HOLD UP TIME 

10:51 am 1 3 

10:51 am  5 4 

10:52 am 2 5 

10:53 am 3 3 

10: 54 am 2 4 
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AFTER SECOND SERVICE (12:05 PM – 12:30 PM CST) 

The attendees left in a staggered manner. And the outbound traffic, while there were expected lines to exit 

the parking premises, it flowed with ease.  

Once again, most of the outbound traffic was through the South-East end and they also used the South 

connection towards the QMacs building as an overflow for exiting. Police officers left at 12:20 pm CST as the 

outbound traffic flow was back to normal. 

Eastbound Traffic Hold Ups (by police officers) on Renner Road: 

TIME (CST) EASTBOUND CARS HELD HOLD UP TIME 

12:07 pm 2 4 

12:08 pm 5 5 

12:10 pm 3 3 

12:12 pm 2 4 

12:15 pm 1 2 

12:19 pm 1 2 

 

FINAL (GENERAL) OBSERVATIONS 

There were no minor or major issues with vehicular traffic flow. Having five entrances at all cardinal points 

seems to allow for a seamless driving experience whether drivers are just driving through Renner Road or 

Central Expressway South, or going into or out of The Heights. 

The vehicle flow once was inside The Heights parking lots, from the North-West entrance/exit drivers would 

look for an available space in that side since is the biggest and was the most available lot. From that 

entrance, the only cars that turn left towards the East were for the Handicap parking. 

On the North Side, only five vehicles went in coming Eastbound on Renner, all others were Westbound from 

Renner. Once inside, most would be entering through here, turned right and looked for parking on the West 

Side lot. The ratio would be 3:1 on that perspective, as most of the North-East side parking space was filled-

up from inbound vehicles on the South-East entrance/exit. 

It could safely be assumed that the biggest challenge would have been between services due to the already 

full first service exiting would interfere with the incoming vehicles, but the fact that attendees were arriving 

and leaving at intervals made it a smooth transition. 

Also, on Renner Road, having the North-West Side entrance/exit, which leads directly to their biggest 

parking space, in addition to the drivers who enter through the Renner Parkway office building entrance, 

makes it less probable that there would be a big hold up for the vehicles that are passing through westbound 

on Renner Road. 

When the police officers are directing traffic at the North Side entrance/exit, they divide their attention to the 

Eastbound and Westbound traffic and do a good job of maintaining the hold ups to a very short time. Given 

the amount of traffic passing through Renner Road, the hold ups were minimal.  

Drivers who were Westbound on Renner Road had not problems passing through as outbound traffic from 

The Heights is not allowed on that direction. And having a solo turning lane for the Heights inbound vehicles, 

in addition to the three lanes on Renner Road allowed for not having any hold ups or traffic interferences 

going Westbound. 

There were no issues on Central Expressway South as pass through drivers have plenty of lanes to pass by 

the speed reducing vehicles that are turning towards or coming out the South-East entrance/exit or the 

further down entrance/exit to the QMacs Office Building parking lot. 

On a final note, biker activity on Renner Road (mostly Eastbound) was noticeable. They would be riding 

single to packs ranging from five to over 20. They were never held up while going Eastbound as the Police 

Officers would hold any inbound traffic to allow for the bikers to not have to stop. This didn’t cause any 

issues at any time and traffic flow was normal. 



Applicant's Statement 

 The purpose of this +/- 21.92-acre request is to allow for development of a church at the 
Northwest corner of Renner Road and Central Expressway (“Property”).  The Property is 
currently zoned as part of the Caruth Properties Transit Oriented Development planned 
development district.  Due to the characteristics of the Property and surrounding development, a 
form-based zoning of the Property is no longer practical.  This request would allow for 
development of the church under standard zoning district regulations.   

 The property to the north of the request is zoned both R-1500-M and Planned 
Development District, and is comprised of a dog park and undeveloped land.  The property to the 
west is zoned Planned Development District and is developed with apartments.  The property to 
the south, across Renner Rd., is zoned Technical Office District and is developed with a church.  
The property to the east, across US-75, is zoned Planned Development District and is to be 
developed with a mix of uses.   

The proposed church will be a low-impact use, consistent with the surrounding 
residential, institutional, and recreational uses.       
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SUBJECT PROPERTY
FOR ZONE CHANGE



PRAIRIE CREEK APTS LLC 

6529 PRESTON RD STE 100 

PLANO, TX 750242686 
 

 ONCOR ELECTRIC DELIVERY COMPAN 

PO BOX 219071 

DALLAS, TX 752219071 
 

 PRAIRIE CREEK APTS LLC 

6529 PRESTON RD STE 100 

PLANO, TX 750242686 
 

BINKLEY MANAGEMENT GROUP LLC 

14241 DALLAS PKWY STE 700 

DALLAS, TX 752542937 
 

 OTR 

275 E BROAD ST 

COLUMBUS, OH 432153703 
 

 RICHARDSON HEIGHTS BAPTIST CHU 

201 W RENNER RD 

RICHARDSON, TX 750801318 
 

SUPERINTENDENT OF SCHOOLS 

RICHARDSON ISD 

400 S. GREENVILLE AVE 

RICHARDSON, TX 75081 
 

  
 

 
  ZF 17-11 
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 


	Agenda
	B. Development Status Report & Map
	1. Approval of the Minutes of the April 18, 2017 City Plan Commission Meeting
	2. Zoning File 17-11: Create Church



