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Approval of the Minutes of the December 3, 2019  
City Plan Commission Meeting 

 



 

CITY OF RICHARDSON 
CITY PLAN COMMISSION MINUTES – DECEMBER 3, 2019 

The Richardson City Plan Commission met on December 3, 2019, at 7:00 p.m. at City Hall in the 
Council Chambers, 411 W. Arapaho Road, Richardson, Texas. 

MEMBERS PRESENT: Ron Taylor, Chairman 
  Randy Roland, Vice Chairman 
  Ken Southard, Commissioner 
  Marilyn Frederick, Commissioner 
  Thomas Maxwell, Commissioner 
  Scott Zimmerman, Commissioner 
  Dorthy McKearin, Alternate 
   
MEMBERS ABSENT: Stephen Springs, Commissioner 
  Gwen Walraven, Alternate 
     
CITY STAFF PRESENT: Sam Chavez, Assistant Director Planning 
  Amy Mathews, Senior Planner 
  Connie Ellwood, 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 were provided new legislative updates.  No action was 
taken. 

REGULAR BUSINESS MEETING 
 
1. Approval of minutes of the regular business meeting of November 19, 2019. 

 
Commission Action 

 
Motion: Commissioner McKearin made a motion to approve the minutes as presented;  

 second by Commissioner Zimmerman. Motion approved 7-0. 
 

PUBLIC HEARING 
 
2. Zoning File 19-29 PD Planned Development / Special Permit – Velvet Taco:  Consider and 

act on a request to change the zoning on 0.56-acres located at the northwest corner of Alamo 
Road and W. Campbell Road from C-M Commercial to PD Planned Development for C-M 
Commercial with modified development standards and a Special Permit for a restaurant with 
drive-through service. Property Owner: Douglas M. MacMahon, 102 Campbell, LLC. Staff: 

Amy Mathews 
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Staff Comments 
 
Ms. Mathews presented regarding Zoning File 19-29 – The Velvet Taco, stating the subject 
property was located at 102 W. Campbell Road on the northwest corner of Alamo Road and 
was zoned C0M Commercial District.  The property was approximately 0.56-acres and 
contained the C&M Tire business.  The applicant requested approval of a zoning change from 
C-M Commercial to PD Planned Development for the C-M Commercial District with modified 
development standards and a Special Permit for a restaurant with drive-through service.  The 
property is currently zoned C-M which allowed a restaurant with a drive-through use via the 
Special Permit process; however, the applicant was requesting a PD in order to provide some 
flexibility in the redevelopment of the site for a restaurant with a patio and a drive-through.  
 
There was an existing 1,939-square foot building and the applicant was proposing to increase 
it to a 3,031-square foot restaurant and includes a roughly 750-square foot patio.  The drive-
through would be order ahead pickup only, there would not be any electronic ordering system 
or menu board installation.  The pickup lane provided for six (6) cars to queue in line prior to 
the pickup window.  To access the drive-through lane, traffic may either enter from Alamo 
Road and proceed around to the west side of the building to the drive-thru lane or enter the 
drive-through lane directly from the W. Campbell Road driveway.  Upon exiting the drive-
through, customers may turn right and exit onto Alamo Road or turn left and proceed 
counterclockwise on site to exit onto W. Campbell Road.  
 
The required building setback was 40-feet on both Alamo Road and W. Campbell Road.  The 
existing canopy encroaches roughly 30-feet into that. The applicant requested to have a 10-
foot setback for the canopy area only.  Ms. Mathews continued stating the site was entirely 
paved except for minor landscaped areas between the four (4) existing drive ways of which 2 
would be removed to provide for safer egress and ingress, with the remaining driveways 
improved to better meet the City’s requirements. The applicant requested a decrease in the 
parking ratio of one (1) parking space per 100-square feet of building floor area to a minimum 
of 26 parking spaces (roughly a ratio of one (1) space per 117-square feet) for the project.  Per 
the City’s off-street parking requirements, one (1) space per 100-square feet is required, which 
equals 31 parking spaces.  The parking on the east side of the property would be a dead-end, 
so the applicant has proposed to pave and hatch the area to provide a turn-around area. 
 
The applicant requested the use of cedar fencing for screening the ground level equipment.  
The Code requires all ground level equipment to be screened from view of streets and adjoining 
properties by a masonry wall or living screen not less than the height of the tallest element of 
the equipment.  The applicant felt the cedar was more in line with the style of the building. 
 
The applicant requested a reduction in the required 10-foot wide landscape island at the end 
each row of parking spaces by providing parking islands with a minimum width of eight-feet  
allow more parking.  The Code requires a 10-foot landscape buffer adjacent to streets, however 
the site had existing landscape buffers that were less than 10-foot wide.  The applicant 
requested to provide a minimum five-foot landscape buffer adjacent to both W, Campbell Road 
and Alamo Road. 
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She continued stating the City’s Landscape Policy stated screening for parking areas should be 
opaque, with a minimum height of 30-inces above the grade of the parking lot.  They requested 
a waiver from this requirement along the west and north property lines adjacent to the existing 
parking on both sides.  The property adjacent to the west is the new Chick-fil-a restaurant 
which already has screening and the parking proposed on the property along the north property 
line was parallel parking spaces which should limit headlight activity to the north. 

 

For eastbound W. Campbell Road traffic, there was an existing median break that allows a left 
turn only onto Alamo Road; however, the median will be removed by the City with the 
Campbell Road project; therefore, customers needing to access the site traveling eastbound on 
W. Campbell Road will have to use the median break prior to the Chick-fil-a site or continue 
under the Central Expressway overpass and return via west bound Campbell Road. 
 
There would be a raised curb separating the drive-thru from the patio.  The patio would consist 
of planter box bench seating, tables, planters and the reuse of tires from as landscape elements 
from the current tire store stacked in a pattern for decorating/separation of the open seating 
areas.  The tire elevations would be incorporated for a more eclectic feel. 
 
The tallest portion of the structure was the existing canopy which measured 18-’4” and the 
maximum height of the building is 16’-11”.  The C-M Commercial District required all 
buildings to be built of masonry construction with a maximum of 15-percent of the total 
building façade to be an approved non-masonry material and a maximum of 20-percent of any 
individual elevation to be an approved non-masonry material.  Except for the north elevation, 
the balance of the elevations did not conform with the required masonry percentages for 
materials.  The applicant proposed to reuse the existing brick and CMU building.  The other 
proposed building materials are metal, tile, and wood paneling. 
 
The proposal also includes a roughly 750-square foot patio that includes bench seating, 
removable tables, planter boxes, and the reuse of tires from the current tire store stacked in a 
pattern for decoration/separation of the open seating area and vehicular area  
 
Ms. Mathews then spoke about signage.  The Sign Code limits a pole sign for this location to 
a maximum height of 20-feet.  The existing pole sign was 30-feet tall, making it a legal, non-
conforming sign.  The applicant could resurface the existing sign; however, due to its proximity 
to existing power lines, the City has asked that the sign be relocated for safety reasons. The 
applicant requested to maintain the height of the existing 30- foot tall pole sign, while 
relocating it to the requested location. 
 
Ms. Mathews concluded her presentation summarizing the proposed Development Standards: 
- A Special Permit for a restaurant with a drive-through. 
- Exhibit ‘B’ will act as both the Zoning exhibit and the Site Plan for the development. 
- Administrative approval of the building elevations and landscape plan. 
- Parking for the restaurant will be set at a minimum of 26 parking spaces. 
- 1 pole sign with a maximum height of 30-feet. 
- The use of cedar fencing for screening of ground level equipment. 
- Minimum 8’ wide landscape islands at the end of each run of parking spaces. 
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- A 5’ landscape buffer adjacent to both W. Campbell Road and Alamo Road. 
- No vehicle headlight screening required along the west & north property lines. 
- A minimum 10’ building setback for the existing canopy along W. Campbell Road. 
- The use of tires as landscape elements, limited to the patio area. 

 
She stated no correspondence had been received in favor or opposition to this request and made 
herself available for questions.  
 
Commissioner Maxwell asked if the reduced landscape buffer was in conformance with what 
had been done previously for other sites.  He also asked about the reduction in the landscape 
island located by the ADA parking which was an approximate 2-foot island, commenting that 
it would not comply.  The applicant was asking for 8-foot.  Should this move forward would 
specific language need to be included in the motion?  He also asked if there was a shared 
parking agreement. 
 
Mr. Chavez responded that he believed there was a reduced landscape buffer for the Burger 
King that was remodeled.  He also responded that a special condition specific to the ADA 
island should be added, should the commission approve this request.  Ms. Mathews stated there 
was no shared-parking agreement, this was a separate lot. 
 
Commissioner Maxwell asked for clarity on the sign if the applicant was refurbishing the sign 
or asking for a new one.  He also asked about the height of other signs in this shopping center. 
 
Ms. Mathews stated the applicant was requesting to reuse the height requirement but would 
have a new pole.  It would be a single pole and would be located out of the way of overhead 
powerlines which is the reason the sign was moving. 
 
Mr. Chavez responded regarding the signage height, stating the existing sign was a non-
conforming sign based on location and height, but based on its proximity to the power lines 
and intersection.  Staff asked that the exiting sign be moved, otherwise what can be done for a 
non-conforming sign is reface the sign box.  Mr. Chavez stated he was not aware of other 
businesses that had signage at the requested height. 
 
Chairman Taylor asked if the location for the new pole sign had been determined. 
 
Mr. Chavez stated it was on the site plan and had been reviewed by Building Inspections. 
 
Commissioner McKearin asked if the project had gone before sign control. 
 
Ms. Mathews responded no because the request was included as part of the planned 
development request.   
 
Commissioner Zimmerman asked if the sign was backlit or flashing and was it lit 24/7. 
 
Ms. Mathews responded that it was internally lit.  It would not flash. 
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With no questions of staff, Chairman Taylor opened the public hearing and asked if there was 
anyone to speak in favor or in opposition to this request. 
 
Mr. Mathias Halbert, 6017 Main Street, Frisco Texas came forward to speak in favor of this 
application.  He stated a goal was to pay homage from the existing use by repurposing and 
using some of the features such as the canopy, the large bay doors and tires.  He continued by 
stating the site would not have your typical fast-food menu board ordering facility, requiring 
longer queuing times.  It would essentially be a pick-up window for off-premises site sales and 
not a typical fast-food drive-thru window.  Studies were completed illustrating a much shorter 
que length, a much shorter time at the window, etc.  He addressed the landscape buffer variance 
request for reduction was due to site constraints. He mentioned they were exceeding the 
landscape buffer requirements in other areas, so the net for landscape buffer area comes out 
the same.  He concluded that they were required to move the sign for safety reasons, but they 
wanted to keep the existing height requirements then made himself available for questions. 
 
Commissioner Frederick asked if the trees would be preserved on the property.  She also asked 
about proposed seating within the facility and the access to those areas. 
 
Mr. Halbert responded that the trees would be preserved and that the indoor seating would be 
approximately 60-70 people, with seating for indoor and outdoor guests being approximately 
100 seats and there would be both internal and external ingress and egress points.  
 
Commissioner Maxwell commented that the queuing capacity at the window seemed excessive 
and was that the expectation for the facility.  He asked if the option of the southern portion of 
the drive through as a one-way lane and the eastern part of the site as one-way to allows on-
site circulation in a counter-clockwise manner had been considered.  Also, he wanted to know 
how people would be deterred from parking in the turn-around location. 
 
Mr. Halbert said the maximum capacity for queuing was (7) seven vehicles but studies have 
shown that the actual number for queuing would be approximately (4) four vehicles at a single 
time such as the lunch hour.  He continued by stating the counter-clockwise circulation option 
was discussed with City staff, however, the Velvet Taco staff felt that the site design as 
proposed would operate efficiently and that with the site so close to Campbell Road, they did 
not want queuing to cause back-up into Campbell Road.  They also did not want patrons to 
access Campbell or Alma in order to find parking.  He stated there would be a ‘No Parking’ 
sign placed at the designated turn-around area. 
 
Vice Chairman Roland asked if a shared parking agreement had been explored.  If not, how 
would a potential parking issue be addressed. 
 
Mr. Halbert stated he believed the Velvet Taco staff reached out to the surrounding business 
owners; however, it was cost prohibitive and issues going through the legal process of securing 
access easements and shared parking easements was time consuming.  By changing the zoning 
to PD Planned Development they could move forward with the expectation that operationally 
this would still work with fewer spaces than required. 
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Chairman Roland asked if there would be special events such as entertainment brought in that 
could potential put the location at a maximum capacity. 
 
Mr. Halbert stated no, not that he was aware of.  He did state that one of the bigger draws for 
this facility was that it stays open later drawing business at 3:00 and 4:00 a.m. 
 
Commissioner Frederick asked if the bollards blocking the driveway of the parking lot to the 
north would remain in place. 
 
Mr. Halbert responded yes. 
 
Commissioner Zimmerman commented that should one of the surrounding businesses decide 
to install a shrub barrier because parking had become an issue this could potentially cause 
traffic in a parking lot.  He then asked about the hours of operation and if alcohol was served 
at this location. 
 
Mr. Halbert said there would more than likely be a slight increase in traffic for the first several 
weeks until patrons learned how to access the site.  He also said the business would open at 
approximately 10:30 or 11:00 a.m. stay open until 3:00 a.m., Monday through Friday.  He was 
not sure about alcohol being served at this location.  He did state if the PD allowed for alcohol 
then more than likely the site would serve alcohol. 
 
No further comments were received in favor or in opposition from the public, Chairman Taylor 
closed the public hearing. 
 
Commissioner Maxwell asked staff if they agreed that the proposed site plan was a better 
option than the alternate site plan with circulation around the building. 
 
Mr. Chavez said the way the site is currently designed; the proposed site plan would operate 
fine.  What staff was considering was complete circulation around the building without having 
to drive off the site in order to pull to the other driveway.  The issue was the drive-thru lane 
and that individuals would more than likely not use that drive-thru lane if it was labeled as a 
drive-thru lane.  Therefore, they would automatically circulate in a counter-clockwise fashion 
to that site.  Staff felt this was a good design. It allows people to park and it allows people to 
circulate the site without having to leave the site in order to get to another portion of the 
property. 
 
Vice Chairman Roland asked staff if there had been any discussion about a total rebuild. 
 
Mr. Chavez stated no because the structure was sound and constructed of masonry.  The 
applicant will be adding materials to the building to give it an upgrade but keeping some of the 
nostalgic look to the building. 
 
Commissioner Zimmerman asked staff about the site being labeled as a drive-thru and would 
it encourage traffic causing congestion in the parking area. 
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Ms. Mathews stated there would be an escape lane provided for individuals that change their 
mind and do not want to stay in line. 
 
Commissioner Zimmerman asked if changes take place in the future where the facility changes 
to a true drive-thru restaurant with ordering boards, etc. would the applicant be required to 
come back before the Commission to amend the PD. 
 
Ms. Mathews stated they would have to come back before the Commission to amend the PD. 
 
Commission Action 
 
Motion: Commissioner McKearin made a motion to recommend approval of zoning file 19-

29 – Velvet Taco with an additional condition that the landscape island adjacent to 
the accessible parking space be a minimum of 2-feet; Second by Chairman Taylor. 
Motion approved 6-1; Vice Chairman Roland in opposition. 

 
With no further business before the Commission, Chairman Taylor adjourned the regular 
business meeting at 7:48 p.m. 
 
 
 
 
             
Ron Taylor, Chairman 
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VARIANCE 19-05 
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TO: City Plan Commission 
 

FROM: Chris Shacklett, Development Review Manager 
 

DATE: December 13, 2019 
 

RE: Variance 19-05 
 
SUMMARY 
 
Owner: Michele Wheeler, representing Jackson Shaw/GID Parc 

Northeast Limited Partnership 
 
Applicant: Zac McGuire, representing Jackson-Shaw Co.  
 
Project Name: Richardson Industrial – Building 4 
 
Location: 2940 Telecom Parkway 
 East side of Telecom Parkway, south of Breckinridge 

Boulevard. 
 
Request: This is a request for approval of a variance to the City of 

Richardson Subdivision and Development Code, 
Chapter 21, Article III, Section 21-46(d), Lots and 
Blocks, to allow a lot to be platted as a flag lot or as a lot 
without frontage on a public street. 

 
Notification: This request is not a public hearing and specific 

notification is not required by State Law. 
 
CPC Action: Recommendation to the City Council 
 The City Plan Commission may recommend approval of 

the request as presented, recommend approval with 
conditions, or deny. 

 
Earliest City Council Agenda: January 13, 2020 
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DEVELOPMENT SUMMARY 
 
Land Area: 38.39 acres 
 
Zoning: PD Planned Development District  
 
Existing Development: 447,000-square foot office and warehouse 

development within four (4) buildings. 
 
Adjacent Land Use/ Zoning: 

North Industrial / I-M(1) Industrial 
 
East  Single Family / R-1100-M Residential & PD Planned 

Development 
 
South City of Garland 
 
West Industrial / I-M(1) Industrial 

 

BACKGROUND INFORMATION 
 
Background: The applicant is proposing to subdivide the lot into two 

(2) lots for the purpose of selling an approximately 7.2-
acre lot that is developed with a 95,000-square foot 
office and warehouse building. The proposed building 
is located at the rear (east side) of the property; 
therefore, if the lot is platted separately from the 
overall lot, it is required to be platted in a flag lot 
configuration or as a lot without frontage on a public 
street.   

 
The proposed flag lot would incorporate half of the 
northern driveway as well as the entirety of the drive 
aisle from the Telecom Parkway driveway entrance to 
their property.  The major drive aisles throughout the 
development are currently platted as access, drainage 
and utility easements.  If the variance is approved, the 
easements will remain when the lots are replatted.  
Each lot will also be required to comply with the 
minimum parking and landscaping requirements 
exclusive of one another. 
 
The PD Planned Development approved in 2018 
required landscape screening along the northern and 
eastern property lines as well as a masonry screening 
wall along the east property line, adjacent to the single-
family residential development.  The goal of the 
proposed lot configuration was to keep all perimeter 
landscaping and the masonry wall on the larger lot; 
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however, Building Code requires each of the buildings 
within the development to be located a minimum of 
sixty (60) feet from any property line.  Therefore, the 
proposed property line to the east of Building 4 was 
moved east of the eastern drive aisle to meet the 60-
foot separation.  By doing so, the canopy trees located 
along the inside of the screening wall will be located 
on the proposed flag lot.  The applicant has stated that 
a landscape maintenance easement will be provided 
between the driving aisle and screening wall so that the 
landscaping can be consistently maintained throughout 
the entire development.  





VAR 19-05

APPLICANT’S STATEMENT

Richardson Industrial – Subdivision Variance

Jackson-Shaw, a Dallas-based real estate development company with more than 45 years of experience in the
development of office, industrial, mixed use and hospitality projects, currently owns a 38.39-acre tract of land in east
Richardson. The tract was replatted as Lot 5A, Block B, Shiloh Business Park Addition.  The property is on the south
side of Telecom Parkway, between Breckinridge Boulevard and the southern city limit line. Jackson-Shaw recently
completed construction of four industrial buildings on the property. Development in the surrounding area includes
industrial uses to the north, south and west (Fujitsu Network Communications, data center and Advocare Distribution
Center), and the Creek Hollow and Crystal Creek neighborhoods to the east. The property is within a PD with a base
zoning of I-M(1) Industrial with additional conditions provided in Ordinance 4259, which was approved by City Council
on June 11, 2018.

Jackson-Shaw is requesting a variance to the City of Richardson Ordinance to allow for the creation of a flag lot for
Building 4, generally located at the southeast corner of the property, for the purpose of selling the new lot to a
building user. Access to the Building 4 lot is provided through the existing drives on the property, which are located
within an existing “Access, Drainage, and Utility Easement”. The new lot will still meet all requirements set forth in
the Ordinance 4259 including: screening, parking count, and landscaping.

Per the conditions provided with the approval of Ordinance 4259, a living screen was installed along the northeastern
and eastern property lines, adjacent to Buildings 1 and 4. Additionally, on the east side of Building 4, a minimum 8’
tall masonry screen wall and evergreen canopy trees were installed. The goal of the configuration of the lot line for
the Building 4 flag lot was to keep as much of the existing screening on the larger lot containing Buildings 1, 2, and 3
for maintenance purposes. Along the northeast property line, adjacent to Building 1, the proposed lot line is shown at
the back of the existing curb. To meet the City code requiring the building to maintain a minimum of 60’ clearance
from a property line, the property line on the east side of Building 4 has been shifted from the back of curb to
approximately 6” west of the masonry screen wall. This configuration places the evergreen canopy trees on the
Building 4 lot. To ensure the all screening elements are maintained in a consistent manner, a landscape maintenance
easement is planned between the back of curb and the masonry wall east of Building 4.
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