
CITY OF RICHARDSON 
CITY PLAN COMMISSION MINUTES – DECEMBER 17, 2019 

The Richardson City Plan Commission met on December 17, 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 
  Stephen Springs, Commissioner 
  Gwen Walraven, Alternate 
  Scott Zimmerman, Commissioner 
  Tom Maxwell, Commissioner  
  Marilyn Frederick, Commission 
 
MEMBERS ABSENT: Dorthy McKearin, Alternate 
   
CITY STAFF PRESENT: Sam Chavez, Assistant Director – Dev. Services – Planning 
  Chris Shacklett, Development Review Manager 
  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 on December 3, 2019. 
 

Motion: Commissioner Zimmerman made a motion to approve the minutes as presented; second by 
Commissioner Southard. Motion approved 7-0. 

VARIANCE 
 
2. Variance 19-05 – Richardson Industrial:  Consider and take necessary action on a request for a 

variance from Chapter 21, the Subdivision and Development Code, to allow a lot to be platted as a 
flag lot or as a lot without frontage on a public street to accommodate the sale of Building 4 (2940 
Telecom Parkway).  The existing 38.4-acre lot is located at 2900 Telecom Parkway, on the east side 
of Telecom Parkway, south of Breckinridge Boulevard.  Owner:  Jackson-Shaw-GID Parc Northeast 

Limited Partnership.  Staff:  Chris Shacklett 
 

Staff Comments 
 
Mr. Shacklett presented regarding Variance 19-05 – Richardson Industrial stating the applicant was 
requesting 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 lot frontage. 
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The property was located on the east side of Telecom Parkway, south of Breckinridge Boulevard.  It 
was recently rezoned and developed as a 38.39-acre office/warehouse development containing four 
(4) buildings totaling approximately 447,000-square foot buildings. 
 
He continued by providing definition of a flag lot that is predominantly situated behind another, having 
access to a street by means of a narrow portion of the lot and generally having a depth greater than the 
frontage extending out to the street.  
 
He continued stating the purpose of this variance was to accommodate a replat to allow the 7.2-acre 
lot to be sold to a future tenant.  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 were currently platted as access, drainage and 
utility easements.  If the variance was approved, the easements would remain when the lots were re-
platted.  Each lot would also be required to comply with the minimum parking and landscaping 
requirements exclusive of one another.   
 
He then stated the initial intent was for the property being platted to only encompass the drive aisles 
along the north and east property lines and to keep all required landscaping from the PD Planned 
Development zoning ordinance on the larger parent tract.  As part of the PD Planned Development 
approved in 2018 there was required landscape screening along the northern and eastern property lines 
as well as a masonry wall and live oak tree along the east property line. Due to the location of Building 
4, Building Inspections required 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 would be located on the proposed flag lot. The 
applicant stated a landscape maintenance easement would be provided between the driving aisle and 
screening wall to keep landscaping maintenance consistent throughout the entire development should 
this request be approved. 
 
Mr. Shacklett concluded his presentation, stated he did not receive any correspondence regarding this 
project, and made himself available for questions.   
 
Commission Discussion 
 
With no questions for staff, Chairman Taylor asked if the applicant wanted to speak and provide any 
additional information. 
 
Mr. Zac McGuire, 4890 Alpha Road, Dallas, Jackson-Shaw, came forward and made himself available 
for questions. 
 
Public Comments 

Appearance Cards were received in opposition of this request: 
 

- Zac McGuire, 4890 Alpha Road, Dallas, Texas 
- Kevin Graqham, 113 Ashby Drive, Allen, Texas 
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- Michele Wheeler, 3409 Swanson Place, Plano, Texas 

No further comments were received in favor or in opposition from the public. 
 
Commission Action 
 
Motion:  Commissioner Maxwell made a motion to recommend approval of Variance 19-05 – 

Richardson Industrial as presented; second by Commissioner Frederick.  Motion approved 
6-1.  Commissioner Springs in opposition. 

PUBLIC HEARING 
 
3. Zoning File 19-30 – RaceTrac – PD Planned Development and Special Permit:  Consider and act 

on a request to change the zoning on 9.25-acres located on the south side of W. Arapaho Road, between 
West Shore Drive and Newberry Drive, from C-M Commercial to PD Planned Development for C-M 
Commercial with modified development standards and a Special Permit for a motor vehicle service 
station.  Owner:  David Dombroff, Wasa Properties Arapaho Village, LLC.  Staff: Amy Mathews. 
 
Staff Comments 
 
Ms. Mathews presented regarding Zoning File 19-30 – RaceTrac stating the subject property was 
located on the south side of W. Arapaho Road, between West Shore Drive and Newberry Drive and 
was zoned C-M Commercial.  The property is 9.25-acres and contained the Tom Thumb Shopping 
Center.  The applicant requested a change in zoning from C-M Commercial to PD Planned 
Development for C-M Commercial with modified development standards and a Special Permit for a 
motor vehicle service station.  Should this zoning change request be approved, the property owner 
plans to subdivide the existing 9.25-acre lot into two (2) lots, a 7.978-acre lot (Sub-Area 1) that 
includes the two (2) existing buildings and a 1.273-acre lot (Sub-Area 2) for the proposed service 
station development. 
 
The existing development on Sub-Area 1 is planned to remain as is, except for the removal of 20 
parking spaces along Arapaho Road, which would be replaced with landscaping.  The tallest part of 
the Tom Thumb building with the parapet roof elements was a maximum height of 32-feet.  The C-M 
district limits the height of a building to one story not to exceed 25 feet in height if located within 150-
feet of a residential zoning district.  The applicant was requesting to allow the existing height for the 
Tom Thumb to bring it into conformance.  
 
The City requires that developments having development with a total square footage of less than 
75,000-square feet have a minimum of 7% of the gross land area be landscaped and for lots with 
development over 75,000-square feet have a minimum of 10% of the gross land area be landscaped. 
As part of this project the applicant requested that Sub-Areas 1 and 2 to be considered one lot and that 
overall, 7.5% of the gross land area be landscaped.  To meet this, Sub-Area 1 would go from providing 
currently 5.3% landscaping to providing 6.1%.  Sub-Area 2 would be required to provide a minimum 
of 13% landscaping.   
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The applicant requested to set parking minimums for the entire project area at one (1) space per 250 
square feet of building floor area for all uses in order to help eliminate the parking issue for current 
and future tenants.  The City also allows retail centers that have a combined gross building floor area 
of 100,000-square feet or greater on a single platted lot to reduce the overall number of required 
parking spaces by 10%.  Based on the proposed parking ratio per this request, the site required 401 
parking spaces.  Alternatively, based on the City’s off-street parking requirements and the allowed 
10% reduction, Sub-Area 1 requires 416 parking spaces and Sub-Area 2 would be required 20 parking 
spaces, for a total of 436 parking spaces, while the site provides 479 parking spaces. 
 
Ms. Mathews continued by stating the applicant was proposing a new 24-hour RaceTrac with a 5,411-
square feet convenience store and a 6,580-square foot canopy covering seven (7) double-sided 
gasoline pumps totaling 14 service lanes.  It also included space for 2 dumpster enclosures to be located 
behind the convenience store which are with the minimum required 6-foot masonry screening.  An 
air/vacuum station would be located within the landscape buffer along Arapaho Road.   
 
The site currently has four (4) driveways; two (2) on Arapaho Road and two (2) on West Shore Drive.  
All of these would be closed with two (2) new driveways being proposed.  The driveway on Arapaho 
Road and West Shore would be redesigned and relocated over 250-feet away from the intersection, 
which meets the City’s current driveway spacing requirements.  The West Shore Drive was less than 
100-feet from the intersection but was designed to be a right-turn in access only.  There would be no 
exiting through this driveway. 
 
The required building setback for buildings adjacent to streets was 40-feet.  The applicant was 
requesting a minimum setback of 10-feet for the new convenience store along West Shore Drive and 
a 30-foot setback for the gasoline canopy.  The C-M district requires gasoline pumps and pump islands 
to be set back a minimum 24-feet from the lot line adjacent to a street and canopies to be set back at 
least ten-feet from the lot line adjacent to a street.  However, the applicant was proposing to that the 
gasoline pump islands be set back a minimum of 50-feet from Arapaho Road and 45-feet from West 
Shore Road. 
 
Ms. Mathews said the sign code allows a single-use monument sign to be a maximum of 40-square 
feet in area and six-feet in height, with monument spaced a minimum of 200 feet from each other. 
However, as part of this request, the applicant is asking for a single tenant sign to be eight-feet in 
height located no closer than 175 feet apart. Other than this request, all other signage would be in 
conformance with the Sign Code. 
 
In Retail Zoning Districts, outdoor storage and display is allowed with restrictions on the size and 
location and screening of merchandise, including that the display of merchandise is permitted on the 
sidewalk adjacent to the building.  The applicant is proposing to prohibit display and storage along the 
front elevation, but to allow the sale of propane and ice on the east side of the building located behind 
a wing wall, thereby screened from public.  
 
The applicant was also asking for an exception regarding the required number of parking spaces at 
each pump.  The Subdivision and Development Code requires one (1) space at the pump and one (1) 
behind.  The second space would encroach into the adjacent drive aisle; therefore, the applicant is 
requesting to eliminate the second space (the one vehicle space waiting behind those using the pumps). 
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Truck traffic would not use West Shore Drive for gas deliveries but would access the site from 
Arapaho Road. The truck route exhibit shows that when a fuel truck was maneuvering the site, it must 
turn underneath the canopy which had the potential to temporarily close the fueling service lane to do 
so.  Staff suggested removing one (1) pump and to re-center the fuel canopy to provide more space on 
both the east and west ends of the canopy for traffic; however, the applicant stated that they needed 
the proposed number of fuel islands for the project to work for them. 
 
Ms. Mathews continued by stating the building materials include brick and stone along with an EIFS 
and metal cornice and some fiber cement wood-look siding.  With the exception of the east elevation, 
the balance of the elevations do not conform with the required masonry percentages for materials.  
However, due to recent changes to state law (HB 2439) limit the City’s ability to regulate building 
materials in new construction.  In addition, the tallest height of a building is 23-feet to top of the tower 
elements which are all below the 25-foot height maximum height allowed.  The steel canopies columns 
are wrapped with brick and stone to match the convenience store.  The canopy is 22-feet in height.  
The City has no requirements regarding the vent risers associated with underground fuel tanks; 
however, the applicant is proposing to locate these through the canopy support columns in lieu of a 
landscape island. 
 
A Traffic Impact Analysis (TIA) was submitted as part of this request.  The AM and PM peak hours 
were determined, and traffic counts were taken based on those timeframes.  The site with the addition 
of the new RaceTrac was anticipated to generate 96 total new trips.  The peak volume is expected to 
be AM peak, with 394 new trips of which 96 are total new trips.  The peak PM hour is slightly less 
with 322 total trips, for a total of 78 new trips.  The rest of the trips would be pass-by trips, so roughly 
75% of the patrons would have already be passing by, whereas the remaining 25% would be specific 
trips to the subject property. 
 
After reviewing the TIA and its recommendations, staff still had concerns.  One concern was during 
peak traffic hours, the existing north driveway with the median opening requires vehicles to have to 
cross three (3) lanes plus the westbound left lane to turn onto WB Arapaho Road which would be 
difficult to do and could result in traffic leaving via West Shore Drive which could potentially cause 
back-up on West Shore Drive.  The ROW requirement on West Shore is 60-feet (the existing width is 
50-feet) and even though the applicant is providing the additional five (5) feet of ROW in Sub-Area 2 
for future redevelopment of West Shore Drive, West Shore Drive is not wide enough for the traffic 
demand during the peak hours; this could result in longer delays for northbound traffic.  The applicant 
would provide signage to support the one-way driveway on West Shore Dr (No Exit from the gas 
station, No Trucks entry on West Shore Dr, etc.).  The city would work to erect “No Right Turns on 
Red” signs for southbound West Shore Drive just to help minimize conflicts between the eastbound 
U-turns and the southbound right turns at the intersection. 
 
Ms. Mathews then provided a high-level overview of the Proposed Development Standards  
 
Ms. Mathews concluded her presentation stating to date staff had received on letter in support of this 
application and 4 in opposition when the report was written.  Since then, we have received one 
additional letter and one email in opposition to the request and made herself available for questions. 
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Commissioner Maxwell asked for clarity on the trip generation calculation.  Out of the 3,228 trips, is 
entering and existing the location consider 2 trips? 
 
Mr. Omid Eghbal – Traffic Engineer responded yes.  He clarified that the 3,228 is trip in and trip out, 
or 1,614 vehicles entering and existing to this shopping center area per day. 
 
The applicant Andrew Molzer, 200 Galleria Parkway South East, Atlanta, GA 30066 came forward to 
provide a presentation on the proposed request.  He provided a historical overview of the RaceTrac 
company and photo examples of the RaceTrac location on Arapaho Road and Bowser Road in 
Richardson for what the proposed location and provided renderings of what the proposed location.  He 
presented a timeline of actions moving forward to present which included meetings with individual 
neighborhood leaders and community meetings.  He spoke to the modifications made to the site design 
based on the feedback received from staff and community such shifting the building east to clear 
visibility; volunteered to improve West Shore Drive by a dedication of right of way, no outside sales 
aside from ice and propane which would be located on the side of the building and screened with 
masonry walls.  He presented a landscaping plan and spoke to the addition of trees in on the subject 
property specifically pointing out the additional screening materials that would be utilized at the 
dumpster locations concluding with the comment they are required to provide 10% landscaping and 
they are exceeding that requirement providing 13%.  He stated they are improving the landscaping for 
the entire shopping center by converting parking spaces and replacing it with landscaping.  He spoke 
to the staffs concerns about the traffic and/or exit movements to Arapaho, stating that they meet all 
the COR spacing criteria and were deemed passing by COR guidelines.  The applicant stated they 
were willing to improve the condition of West Shore Drive.  He then spoke to community feedback 
on their concerns such as: too many gas stations in the area; site plan is to big, too many pumps.   
 
The following individual came forward to speak in support of this request: 
 
- Regina Harrison, 631 Lockwood Drive, Richardson, Texas 
 
Commissioner Maxwell asked if the ice and propane items for sale on the east of the building were 
employee access only.  He also asked for clarity on the signage on Arapaho. 
 
Vice Chairman Roland also asked why the applicant was requesting an 8-foot tall sign instead of the 
standard 6-foot sign. 
 
Mr. Molzer responded those areas are screened, the propane is secured in a cage and the ice storage 
requires a key.  He went on to discuss the signs and stated they were allowed one sign which would 
require removal of more trees to allow for sign visibility. 
 
Commissioner Southard asked about RaceTrac position on not reducing the pump count by one station 
or 2-pumps at staff’s suggestion and how it would impact them. 
 
Mr. Molzer stated that it was reduced due to staff’s concern about truck movement to which in their 
current presentation they have modified the landscaping exhibit to make it work as shown.  There are 
seven fuel stations or dispensers with two fueling positions on each side of them with the option for 
diesel fueling. 
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Mr. Chavez stated that staff was not in agreement with what was being presented since they were not 
aware of the recent amendment and that it had not been submitted for review.  Based on what was 
submitted at the time the Staff Report was completed, they would have to close the eastern most service 
lane in order to allow the truck to maneuver around the gas pump.  He also responded to the signage 
height stating the applicant originally requested an 8-foot tall monument sign.  The applicant has once 
again modified the request as they did with the truck-turning movement.  If they are going back to a 
6-foot tall sign the Commission would need to consider this in lieu of the 40-square feet per sign since 
they are now requesting 80-square feet per sign. 
 
Vice Chairman Roland asked the applicant specifically about the community meetings regarding 
attendance and disposition.  Did they go well?  Were they well attended, etc.? 
 
Mr. Molzer responded the meetings were very well attended, approximately 50 people.  He stated that 
individuals were passionate. 
 
Commission Discussion 
 
With no questions for staff, Chairman Taylor opened the public hearing. 
 
Public Comments 
 
The applicant Andrew Molzer, 200 Galleria Parkway South East, Atlanta, GA 30066 approached to 
speak in favor of his application and made himself available for any questions. 
 

One (1) Appearance Card was received in support of this request: 
 
- Michael Hogan, 1219 Holly Drive, Richardson, Texas 

 
The following three (3) letters were received in opposition of this request: 
 
- Jennifer Haber, 1607 Rainbow Drive, Richardson, Texas 
- Colby Cartwright, 1607 Rainbow Drive, Richardson, Texas 
- Sergio Carbajal, 1603 Morningstar Trail, Richardson, Texas 

 
The following twenty-two (22) individuals came forward to speak in opposition of this request.  In 
general, the areas of concerns related to undermining of the integrity of the established residential 
neighborhood through the proposed transformation of the area into a regional commercial center, 
the associated late-night hours of operation, the intensity/size of the development close to residential 
neighborhoods, environmental concerns, negative traffic impacts to Arapaho Road, West Shore 
Drive and its intersection, an increase of traffic through the neighborhood, a radical land use change 
if approved since the area is designated on the Comprehensive Plan as an area needing further study 
which has not been performed, the negative impact to pedestrian safety associated with increased 
traffic, sale of alcoholic beverages and its proximity to parks, negative impact to property values, 
increased light and noise pollution, lack of buffering from the residential neighborhood and 
increased crime due to the late night hours of operation: 
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- Ellen Curnes, 1216 Magnolia, Richardson, Texas (representing Arapaho Heights Neighborhood 
Association – President) 

- Sara Knowles, 806 Clearwater Drive, Richardson, Texas (representing Richardson Heights.  She 
submitted a petition with signatures of 80+ residents opposed to RaceTrac) 

- Betty Carano, 1207 Waterview Drive, Richardson, Texas (representing Greenwood Hills 
Neighborhood Association) 

- Andrew Laska, 502 Hyde Park, Richardson, Texas (handout provided) 
- Michael Fosshee, 100 Thompson Drive, Richardson, Texas 
- John Keiser, 726 Greenleaf, Richardson, Texas 
- Harriet Silverman, 1914 Deep Valley Drive, Richardson, Texas  
- Janet Goodson, 810 Brookhurst, Richardson, Texas 
- James Grodson, 810 Brookhurst, Richardson, Texas 
- Radhames Joe Villafana, 506 Wateka Way, Richardson, Texas 
- Elise Dorial, 701 North Cottonwood Drive, Richardson, Texas 
- Joe Kosanda, 112 West Shore Drive, Richardson, Texas 
- Ruth Mintline, 919 Waterview Circle, Richardson, Texas 
- Laurie Pessetto, 508 West Shore Drive, Richardson, Texas 
- Laura Morrison, 630 Parkview Lane, Richardson, Texas 
- Joe Jackson, 800 West Shore Drive, Richardson, Texas 
- Dan Washburn, 738 Newberry Place, Richardson Texas 
- Melissa Watkins, 800 St. Lukes Drive, Richardson, Texas (representing Arapaho Heights) 
- Daniel J. Musick, 9121 Northlake Drive, Richardson Texas 
- Kevin Young, 802 Northlake Drive, Richardson, Texas 
- Leroy Levin, 120 West Shore Drive, Richardson, Texas 
- Ken Bolton, 800 Brookhurst Drive, Richardson, Texas 

 
Forty-six (46) Appearance Cards were received in opposition of this request: 

 

- William Weisiger, 815 Brookhurst Drive, Richardson, Texas 
- Malin Taylor, 1327 Cheyenne Drive, Richardson, Texas 
- Jim Gaskey, 821 Brookhburst, Richardson, Texas 
- Dean Henigsman, 402 West Shore Drive, Richardson, Texas 
- Mike Doherty, 701 N. Cottonwood, Richardson, Texas 
- Sara Knowles, 806 Clearwater, Richardson, Texas 
- Melanie Ekblad, 610 W. Arapaho Road, Richardson, Texas 
- Megan Donovan, 919 Creekdale Drive, Richardson, Texas 
- Shelly Ahlemeren, 401 St. Lukes Drive, Richardson, Texas 
- Melanie Ekblad, 610 W. Arapaho Road, Richardson, Texas 
- Connie McSpadder, 605 W. Arapaho, Richardson, Texas 
- R. C. Gibbons, 709 Parkview Circle, Richardson, Texas 
- Carol Chaprius, 919 Warfield, Richardson, Texas 
- Laura Chapius, 1906 Sagebrush Trail, Richardson, Texas 
- Jessica Davis, 834 Teakwood Place, Richardson, Texas 
- Betsy Warnecke, 805 Brookhurst Drive, Richardson, Texas 
- Nanette Gaskey, 821 Brookhurst Drive, Richardson, Texas 
- Anna Wohlgehagen, 817 Brookhurst Drive, Richardson, Texas 
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- Cathy Reed, 805 Northlake Drive, Richardson, Texas 
- Alvin Williams, 1423 Dumont Drive, Richardson, Texas 
- Laurie Cruciger, 816 Brookhurst Drive, Richardson, Texas 
- Nina Lewis, 916 Wedgewood Drive, Richardson, Texas 
- Lisa Hose, 810 Northlake Drive, Richardson, Texas 
- Deborah Woottagas, 630 Parkview Lane, Richardson, Texas 
- Kyle Donovan, 919 Creekdale Drive, Richardson, Texas 
- Todd Warnecke, 805 Brookhurst Drive, Richardson, Texas 
- Jeff Smith, 819 Brookhurst Drive, Richardson, Texas 
- Laura Smith, 819 Brookhurst Drive, Richardson, Texas 
- Stan Hall, 908 Newberry Drive, Richardson, Texas 
- Megan Donovan, 919 Creekdale Drive, Richardson, Texas 
- Amanda Shiner, 800 Clearwater, Richardson, Texas 
- Kristin Summers, 705 West Shore Drive, Richardson, Texas 
- Lauren Plantes, 805 Clearwater Drive, Richardson, Texas 
- Margaret Bolton, 800 Brookhurst Drive, Richardson, Texas 
- Heather Eger, 801 Northlake Drive, Richardson, Texas 
- Stefano Eger, 801 Northlake Drive, Richardson, Texas 
- Patrick Lenihan, 512 Westshore Drive, Richardson, Texas 
- Michael Graffeo, 822 Northlake Drive, Richardson, Texas 
- David Poer, 802 Clearwater Drive, Richardson, Texas 
- Kerry Poer, 802 Clearwater Drive, Richardson, Texas 
- Leslie Howell, 818 Brookhurst Drive, Richardson, Texas 
- Patricia Knodel, 718 Newburg Drive, Richardson, Texas 
- Mark Knodel, 718 Newberry Drive, Richardson, Texas 
- Michael Waldo, 823 Brookhurst Drive, Richardson, Texas 
- Jenny Stacy, 209 Thompson, Richardson, Texas 
- Sharon Swurk, 1513 Creekside Drive, Richardson, Texas 
 

Mr. Brad Williams, 2728 North Harwood Street, Dallas, Texas came forward to respond to public 
comments.  He began by stating that his overall observation of the stated objections relate to 
development in general and not specifically a RaceTrac.  He pointed out that the site today could 
realistically have a 12,000-square foot building with all the uses allowed for C-M Commercial District 
that include retail and restaurant uses along with the former gas station that previously occupied the 
site.  He touched on traffic impact of a RaceTrac to a similar development under the existing zoning 
approvals stating that anticipated traffic would be comparable to what could be expected for the 
allowable uses.  He stated the driveway the conditions would be vastly improved since they were being 
reduce from five (5) to two (2) driveways.  He stated they were meeting the level of service standards 
for the quality of the intersection.  Bike parking would be provided.  He commented on the building 
size and the comments received that it was too big for the site.  He continued stating the internal 
circulation for trucks met the internal standards and what was being proposed was no smaller than a 
normal prototypical RaceTrac.  He went to speak about the uses of the property today stating it was 
zoned C-M Commercial and that C-M districts abut PD Planned Development frequently.  He 
concluded by commenting the request was for a zoning change to a PD Planned Development District 
over the entire site to address the existing previously approved variances. 
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Mr. Molzer came forward to respond to public comments.  He addressed the concern about the location 
being turned into a commercial regional center and stated it would not.  He touched on traffic into the 
neighborhood on West Shore Drive referring to the objective traffic study data provided which 
illustrated that it was not an issue, with only four (4) new vehicle would enter the neighborhood during 
peak hours.  He stated they meet all state and federal regulations and go above and beyond the stated 
environmental guidelines.  He addressed public comments regarding light and noise pollution stating 
they were ‘dark-sky’ compliant and met the city’s restriction guidelines.  Fuel truck noise would be 
buffered by the Tuesday Morning building and fuel canopies and would consider restricting fuel truck 
delivery hours to assist with this effort.  He continued by stating tank replacement timeline was for the 
life of the RaceTrac store or more than 10 years.  He commented on rear landscaping stating they 
would work with staff and residents to meet requirements by the addition of shrubs and trees.   
 
Mr. Molzer stated that numerous studies have been completed with law enforcement locally and across 
the country in response to increased crime.  
 
Mr. Molzer concluded his rebuttal comments addressing alcohol sales to underage minors and late 
operation hours stating alcohol is not sold to underage minors and patrons from all walks of life need 
to refuel their vehicles such as civil servants e.g. police officers, traveling family members that are 
night shift workers. 
 
With no further comment from staff and no additional comments received in favor or in opposition 
from the public, Chairman Taylor closed the public hearing and asked for deliberation or a motion. 
 
Commissioner Maxwell asked for clarity on the trip generation counts. 
 
Mr. Molzer referenced a table in the TIA illustrating traffic count volumes at peak hour.  On an 
average week day for this location 3,228 net trips daily (1,614 inbound and 1,614 outbound).  During 
the peak A.M. hours on an average weekday, at the highest volume hour, RaceTrac will receive 394 
trips of which a 76% reduction for pass-by traffic was applied, making 298 of the 394 cars already 
on the road.  This would result in 96 new trips in the A.M. peak hour or 48 new vehicles that would 
be on the road prior to the RaceTrac development (trip in = 1 trip / trip out = 1 trip), equating to less 
than 1 car per minute at the absolute busiest time of the day scenario. 
 
Commissioner Maxwell asked staff to clarify the applicants comment that the use was allowed by 
right.  He also asked if a Special Permit was required for gas stations all over the city or just for this 
location. 
 
Mr. Williams responded that he incorrectly stated that the use was an allowed use by right and 
corrected his statement by saying the use would be allowed with a Special Permit. 
 
Mr. Chavez responded that a Special Permit would be required for any gasoline service station in all 
non-residential zoning districts and that a restaurant with drive-thru services would also require a 
Special Permit. 

 
Commissioner Walraven asked about signage at the entrance only on West Shore Drive, was any study 
done to gauge if it would be effective. 
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Mr. Chavez stated it would be effective.  There are other sites that have this element of design in them 
to control access or egress to sites and they do work. 
 
Commissioners Maxwell, Frederick, Springs and Southard stated they would not support the 
application as the proposed use was not appropriate for the location and that the proposed development 
was premature pending the outcome of the study for the area. 
 
Commission Action 
 
Motion:  Commissioner Maxwell made a motion to recommend denial of Zoning File 19-30 – PD 

Planned Development – and Special Permit - RaceTrac; Second by Commissioner Springs.  
Motion to recommend denial passed 7-0. 

 
4. Zoning File 19-33 – Motorcycle Training Facility – Special Permit:  Consider and act on a request 

for a Special Permit for an outdoor motorcycle training facility on 43.522-acres currently zoned LR-
M(2) Local Retail located at 501 S. Plano Road, on the east side of N. Plano Road, south of Belt Line 
Road.  Owner:  Jimmy Salas, Washington Prime Group.  Staff: Amy Mathews. 
 
Staff Comments 

 
Ms. Mathews presented regarding Zoning File 19-33 – Motor Training Facility stating the subject 
property was located at 501 S. Plano Road, on the east side of N. Plano Road, south of Belt Line Road.  
It was zoned LR-M(2) Local Retail.  The property was 43.52-acres and contained the Lowe’s Home 
Improvement Center.  The applicant was requesting a Special Permit for an unlisted use for an outdoor 
motorcycle training facility to operate on a portion of the parking lot located behind Lowe’s. 
 
Ms. Mathews touched on the special conditions associated with this request and pointed out several 
amendments to those listed in the staff within the report. 
 
Condition one (1) would reference an outdoor motorcycle training facility and not a massage 
establishment.  Condition six (6), regarding on-site storage of motorcycles in metal shipping 
containers was amended to be more specific regarding location, maximum size and maintenance of 
the containers which would be tied to this use. 

 
 Ms. Mathews concluded her presentation and made herself available for questions. 
 
 Commission Discussion 
 

Commissioner Springs asked about the storage and how long has the city allowed shipping containers 
as storage.  He asked for examples of cases that may have come before the commission. 
 
Mr. Chavez responded that shipping metal containers are not typically allowed unless screened from 
adjacent property and that requests for outside storage would not come before the Commission because 
storage units are allowed as accessory structures in commercial and industrial zoning districts, but not 
in local retail districts.  He went on to explain that for this use to occur on site, the equipment had to 
be stored on site.  The applicant was required to supply the motorcycles to the students who do not yet 
have licenses to legally operate one. 
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Vice Chairman Roland asked what prompted the applicant to request the Special Permit since the 
business has been operating at that location for over 10+ years. 
 
Mr. Chavez responded Code Enforcement officers noticed the safety cones that were set up which 
prompted the said request.  The applicant was forthright regarding what had been taking place and for 
how long it had taken place.  As soon as he informed that he was required to go through the zoning 
process he contacted staff and the process started. 
 
Commissioner Southard asked if it was a short process from discovery of the violation by Code 
Enforcement to present and if it caused any issues. 
 
Mr. Chavez stated it was a short process and no issues were presented. 

With no questions for staff, Chairman Taylor opened the public hearing. 
 
Public Comments 
 
Mr. Chris Liftin, 1423 North Circle, Carrollton, Texas came forward to speak in favor of his 
application.   He stated he was the owner and operator of the Motorcycle Training Center.  He stated 
they had been running the operation for approximately 12 years and then went on to describe what 
was conducted at the Motorcycle Training facility.  Motorcycle Training Center was founded in 1993 
and he became the owner and operator of the business in 2005.  They are licensed and contracted with 
the Department of Public Safety (DPS) Motorcycle Safety unit.  The subject property was considered 
a sponsor site which sponsors would provide a site for the training, the motorcycle equipment, the 
booking and fee collections for the training as well as issuing the certificates.  
 
All rider-coaches or instructors go through background checks, all are CPR certified and have 1st Aide 
Certification and continuing education requirements.  Only curriculum approved by DPS are taught 
and includes the Motorcycle Safety Foundation curriculum and The Total Control curriculum.  Part of 
the requirement was to teach a ‘Basic Rider’ curriculum or a beginner’s course which required the 
owner/operator to supply the motorcycle equipment.  DPS recertifies each location on an annual basis 
and require rider-coaches to be insured. 
 
He concluded by stating they also train existing experienced riders and individuals riding 3-wheeled 
vehicles.  He then made himself available for questions. 
 
Vice Chairman Roland asked where other similar training facilities were located, class ratio numbers 
and the type of motorcycle equipment provided. 
 
Mr. Liftin said there are training facilities in many locations.  The closest to Richardson is in 
McKinney.  There are training centers in Lewisville, Denton, Bedford and in Arlington at multiple 
locations.  The class ratio for Richardson would be 8 to 1 for the Basic Rider course and 4 to 1 for the 
3-wheeler course.  There are 2 ranges in Richardson, one range for the 3-wheel vehicles, and the other 
for 2-wheel vehicles.  There are 2 of 3 requirements that must be met to train in the state of Texas; the 
vehicle must weigh less than 400-lbs., the vehicle must be 250-cc’s or lower than a certain seat height.  
All of Motorcycle Training Centers vehicles are 200-ccs. 
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Vice Chairman Roland asked about ‘noise pollution’ with the Advanced Training Course where 
students bring their own motorcycles.  How would it be controlled. 
 
Mr. Liftin responded that the advanced course riders would never be required to complete a training 
exercise exceeding 15-mph.  He made the point that the participants in the advanced rider’s course 
currently own their own bikes and have the right to access the parking lot at any given time. 
 
Commissioner Frederick asked where the study portion of the training would take place. 
 
Mr. Liftin responded that the curriculum had been updated to a 3-part training exercise.  Online 
training (3 hours), in-class training at their office location at Arapaho/Greenville (5 hours) and range-
training (10-hours over 2-days). 
 
Chairman Taylor asked what the maximum attendance would be at a given time and Commissioner 
Southard asked how many riders were trained throughout the year. 
 
Mr. Liftin stated a total of 8 students.  If dual courses were offered at the same time such as Basic 
Rider and 3-Wheeler, the maximum number of students at one time would be twelve (12) total (e.g. 8 
students in the Basic Rider course and 4 students in the 3-Wheeler course), with 2 instructors, one for 
each course.  He then said the Motor Training Center trained approximately 500-600 students between 
the Basic Rider course and the 3-Wheeler course in a year. 
 
There was no one present to speak in favor of this request. 

The following individuals came forward to speak in opposition of this request: 
 

- Alberto Rodriguez, 501 Carlton Drive, Richardson, Texas 
- L. L. Ortiz Jr., 1601 Morningstar Trail, Richardson, Texas 
- Carmen Herndon, 1500 Creekside Drive, Richardson, Texas 
- Judy Hendry, 1300 Mackey Drive, Richardson, Texas (Glenville Park HOA) 
- Sidnee Kelly, 1600 University Drive, Richardson, Texas 
- Steve Hendry, 1300 Mackey Drive, Richardson, Texas 
- Humber Rosweidez, 501 Carlson, Richardson, Texas 
- Sidney Kelley, 1600 University Drive, Richardson, Texas 
 

Appearance Cards were received in opposition of this request from: 
 
- Carol Udel – Rodriguez, 501 Carleton Drive, Richardson, Texas 
 

Chairman Taylor provided the applicant an opportunity to respond to public comments. 
 
Mr. Liftin stated all motorcycle equipment utilized by the Motorcycle Training Center have mufflers 
as equipped from the manufacturer and are all street legal.  The experienced riders are required to train 
on equipment that is street legal, currently registered, licensed and insured.  He then stated that none 
of their motorcycles are two-cycle (e.g. dirty engines that have both oil and gas which are four-cycle 
engines).  He then stated their motorcycles are only 125-200 cc motorcycles and reiterated the training 
exercises never exceed 15-mph. 
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He emphasized the purpose of their organization was to educate motorcycle riders on how to be safe, 
responsible motorcyclists and educate them about the risks associated with motorcycle riding.  
 
Commissioner Walraven asked what the estimated percentage of advanced riders was for the year. 
 
Mr. Liftin responded approximately 5-10% advanced riders. 
 
Vice Chairman Roland asked about the hours of training. 
 
Mr. Liftin stated the 2-day course times were offered from 7:00 a.m. – 5:00 p.m. (summer hours) and 
8:00 a.m. – 5:00 p.m. (winter hours) and seasonal.  Class sessions would be held on Saturday/Sunday 
Tuesday/Wednesday and Thursday/Friday with 5 hours range training and the remaining hours as 
classroom or on-line training. 
 
With no further comment from staff and no additional comments received in favor or in opposition 
from the public, Chairman Taylor closed the public hearing and for discussion or a motion. 
 
Mr. Chavez responded to questions posed by the public.  A noise study was not conducted, however, 
staff engaged Code Enforcement to determine if noise complaints had been received; to which they 
responded no, although they received complaints about commercial trucks on that subject area. 
 
He then explained that a Special Permit could be called back up for reconsideration at any time if 
issues with the use arose.  He then addressed the containers stating one had been at its current location 
for more than 10-years and the other for approximately 6-months.  Both containers are screened on 
the north and south by the building and screened to the east by a masonry screening wall along Buckner 
Drive and Bates Drive which was sitting on top of a berm.  He concluded his comments stating that 
parking assessments are completed on all requests to ensure there was ample parking based on what 
area was being taken up by the request and the balance of the uses in the center. 
 
Commissioner Frederick asked if Lowe’s operations were impacted. 
 
Mr. Liftin stated that the Mall Management Company and owners has never received a complaint.  
Their loading area and storage containers are located on opposite side of the building. 
 
Commission Action 

 
Motion:  Commissioner Southard made a motion to recommend approval of Zoning File 19-33 – 

Motorcycle Training Facility – Special Permit with subject to the updated conditions 
provided by staff; Second by Commissioner Zimmerman.  Motion approved 7-0. 

 

5. Zoning File 19-31 – Comprehensive Zoning Ordinance Text Amendments:  Consider and take 
necessary action on City-initiated amendments of the Comprehensive Zoning Ordinance (Appendix 
A), by amending Sec. 5. d. related to Additional special requirements of Article XIII-A (A-1000-M 
Apartment District) and Article XV (A-950-M Apartment District); Article XII-C (Reserved) in its 
entirety by providing site development requirements; Article XXII-D (Reserved) in its entirety by 
providing Parking Standards; and Section 5. of Article XXII-E Supplemental Regulations for Certain 
Uses by adding subsection (g) related to combination self-service gasoline facilities.  Staff: Sam 

Chavez.  
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Mr. Chavez presented regarding Zoning File 19-31 stating the subject request is an amendment to the 
Comprehensive Zoning Ordinance.  The proposed amendments are in response to HB 3167 also known 
as the “30-day Shot Clock” that amended the Texas Local Government Code related to the subdivision 
of land and development.  The purpose of the amendments would streamline the development review 
process as it applies to plats, but it also applied to any development plans that were required.  
Therefore, in order to have more control over development plan requirements (i.e., site plans, 
landscape plans, etc.) those design elements are being moved into the specific articles of the 
Comprehensive Zoning Ordinance.  What would remain in Chapter 21 would be items related to the 
subdivision of land which was platting criteria, and engineering and design criteria.  Chapter 21 would 
be renamed as a Subdivision Ordinance thereby plats and civil plans would fall within the “30-day 
Shot Clock” and not site plans, landscape plans or building elevation plans. 
 
Mr. Chavez concluded his presentation and made himself available for questions. 
 
With no further comment from staff, Chairman Taylor opened the public hearing. 
 
No comments received in favor or in opposition from the public, Chairman Taylor closed the public 
hearing and asked for a motion. 
 
Commission Action 
 
Motion:  Commissioner Springs made a motion to recommend approval of Zoning File 19-31 – 

Comprehensive Zoning Ordinance Text Amendments as presented; Second by Vice 
Chairman Roland.  Motion recommended approval 7-0. 

Adjourn 
 
With no further business before the Commission, Chairman Taylor adjourned the regular business 
meeting at 10:55 p.m. 
 
 
 
 
      
Ron Taylor, Chairman 
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