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AGENDA 

CITY OF RICHARDSON – CITY PLAN COMMISSION 

TUESDAY, SEPTEMBER 15, 2020 AT 7:00 P.M. 

_____________________________________________________________________________________ 

City Plan Commission Meetings are held in the City Council Chambers. Due to social distancing, 

seating in the Council Chambers will be limited. Members of the public are encouraged to watch 

City Plan Commission meetings online (https://www.cor.net/video) or on cable. 

 

Persons not attending the meeting who would like their views to be made a part of the public record 

by utilizing the online Public Comment Card (https://www.cor.net/PublicCommentForm). 
_____________________________________________________________________________________ 

 

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

 

MINUTES 

 

1. Approval of minutes of the regular business meeting of September 1, 2020. 

 

PUBLIC HEARING 

 

2. Zoning File 20-10 – NE Richardson Lofts:  Consider and act on a request for a major 

modification on 3 acres located at 910 Spring Valley Plaza, northwest corner of W. Spring 

Valley Road and Spring Valley Plaza in Area E of the West Spring Valley Corridor Planned 

Development District to allow for a 4-story, 186-unit urban style apartment development with 

structured parking.  Property Owner: Daniel Drown, Huntington Drown, L.P.  Staff: Daniel 

Harper. 

 

3. Zoning File 20-15 – O’Reilly Auto Parts:  Consider and act on a request for a Special Permit 

for motor vehicle repair shop, minor for an approximate 6,850-square foot lease space at the 

northeast corner of an existing 63,404 square foot building on a 4.823-acre lot zoned C-M 

Commercial located west of S. Plano Road, on the south side of E. Belt Line Road. Property 

Owner: Amin Mawani, Duane Texas Property LLC.  Staff: Daniel Harper 

 

4. Zoning File 20-16 – 190 Central Retail Center:  Consider and act on a request to change the 

zoning on a 5.45-acre parcel located at 401 W. President George Bush Highway from PD 

Planned Development to PD Planned Development with modified allowed uses and parking 

standards.  Property Owner:  Robert Reed, 190 @ Central, LP.  Staff: Sam Chavez. 

 

5. Zoning File 20-12 – Main Street/Central Expressway Code Amendments (continued from 

the September 1, 2020 CPC meeting): Consider and act on a request to amend regulations 

related to legal, nonconforming uses for properties formerly zoned I-M (1) Industrial that are 

now located within the Railside, Creative Corporate, and Centennial Green sub-districts of the 

Main Street/Central Expressway Form Based Code Planned Development zoning district.  

Applicant: City of Richardson.  Staff: Michael Spicer. 

 

ADJOURN 
  

https://www.cor.net/video
https://www.cor.net/PublicCommentForm
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I HEREBY CERTIFY THAT THE ABOVE AGENDA WAS POSTED ON THE BULLETIN BOARD AT CITY HALL ON OR BEFORE 
5:30 P.M., FRIDAY, SEPTEMBER 11, 2020.      

 

______________________________________ 
CONNIE ELLWOOD, EXECUTIVE SECRETARY   

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

MEETING BY CONTACTING LINDSAY TURMAN, ADA COORDINATOR, VIA PHONE AT 972 744-0908, 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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ZONING FILE 20-12 
 

Attachments: 
 

1. Staff Report 
 

2. Zoning Map 
 

3. Aerial Map 
 

4. Existing Nonconforming Use Restrictions (Main Street/Central Expressway Form Based 
Code, Ordinance No. 4191)  
 

5. Existing Uses Allowed – Centennial Green Subdistrict (Ordinance No. 4191) 
 

6. Existing Uses Allowed – Creative Corporate Subdistrict (Ordinance No. 4191) 
 

7. Existing Uses Allowed – Railside Subdistrict (Ordinance No. 4191) 
 

8. I-M (1) Industrial District Uses Allowed  
 

9. Notice of Public Hearing 
 

10. Notification List 
 

11. Correspondence Received 
 



  
 

 
X:\Zoning\Zoning Cases\2020\ZF 20-12 Main St Central Expwy - Non Conforming\CPC Agenda 2020-09-15\ZF 20-12 CPC Addendum (09-

15-20).docx 

DATE: September 11, 2020 

 

TO: City Plan Commission 

 

FROM: Michael Spicer, Director of Development Services MS 

 

SUBJECT: ADDENDUM/Zoning File 20-12:  Main St./Central Expwy. Form Based Code  
___________________________________________________________________________________ 
 

Public Hearing Continued & Notification Expanded 

The subject zoning case was continued to September 15, 2020 in order to provide mailed 

notification to property owners not notified for the September 1, 2020 City Plan Commission 

public hearing.  The continuance provides the opportunity to consolidate all properties into a 

common zoning case prior to it moving forward to City Council.  

 

Provided the City Plan Commission acts on this case on September 15th it would proceed to City 

Council on September 28, 2020 as originally intended.  

 

Expanded Staff Report 

Because there are numerous potential amendments the City Plan Commission may consider, to 

assist the Commission in crafting its recommendation the Staff Report has been expanded to 

include multiple example motions, generally framed around what has been discussed in 

previous meetings with both the City Council and City Plan Commission.   

 

Also included are several possible components that could also be considered as part of the 

Commission’s deliberations that were drawn from discussion among Commission members 

during the September 1, 2020 meeting and input received from owners of property located 

within the three subdistricts.  
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TO: City Plan Commission 
 

FROM: Michael Spicer, Director of Development Services MS  

 
DATE: September 11, 2020 
 
RE: Zoning File 20-12: Main Street/Central Expressway Form Based Code Amendment 
 
REQUEST 

A City-initiated amendment to the Main Street/Central Expressway Form Based Code Planned 
Development (“the Code”) to consider relaxing restrictions for certain legal, non-conforming uses 
within three (3) subdistricts, i.e., Centennial Green, Creative Corporate and Railside.  Such 
amendment would apply only to properties formerly zoned I-M (1) Industrial at the time the Code 
was adopted in 2016. 
 
BACKGROUND 

The Main Street/Central Expressway Form Based Code, in its current form comprising eight (8) 
subdistricts, was approved in November 2016 (Ordinance No. 4191).  The Code represents the 
essential first step in the implementation of a vision crafted through extensive public input during 
2012 that culminated in a final report to City Council in January 2013. 
 
The vision identified eleven (11) prospective subdistricts flanking both sides of US-75 extending 
from Arapaho Road south to the city limits of Dallas.  Two (2) of six (6) Enhancement/ 
Redevelopment Areas identified in the Comprehensive Plan were addressed through the 
visioning process, i.e., Old Town and Central Expressway Corridor.  
 
In 2015 properties comprising four (4) of the subdistricts were rezoned consistent with the 
vision, including Central Place, Chinatown, Interurban & Main Street subdistricts. 
 
In 2016 properties comprising four (4) additional subdistricts, i.e., Centennial Green, Creative 
Corporate, Gateway Commercial and Railside, were rezoned consistent with the vision.  Some 
minor refinements were also approved for the original four subdistricts.   
 
Subdistrict Visions 

The proposed Code amendment would affect only certain properties located within the Centennial 
Green, Creative Corporate and Railside subdistricts. The vision for each subdistrict is briefly 
summarized below: 

• Centennial Green:  Envisioned as a predominantly residential district to serve as future 
phases for ultimate build-out of transit-oriented development at the nearby DART Spring 
Valley Station. Some non-residential uses are allowed (e.g., retail sales, personal services, 
office), subject to limitations on building form and location within the subdistrict.  
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• Creative Corporate: Intended to attract creative, innovative corporations and knowledge 
workers. Multifamily uses deemed appropriate in mixed use developments to provide 
housing for those working in the district (Special Permit required)  
 

• Railside:  Focused on adaptive reuse of existing industrial buildings; new development 
including residential (multifamily and townhomes allowed by right) and other transit-
supportive uses within a more urban context; allows small scale artisanal manufacturing 
by right (e.g., hand tools & small- scale equipment, less than 10,000 square feet); Artisanal 
manufacturing exceeding 10,000 square feet requires Special Permit.  

 
 
Legal, Nonconforming Uses  

There are two types of existing legal, nonconforming uses in the three subdistricts, including:  
• uses permitted under previous zoning that were legally operating at the time the Code was 

adopted but which, subsequently, were no longer allowed (for example, manufacturing, 
warehousing, contractor services); and 
 

• pre-existing legal, nonconforming uses including motor vehicle-related uses, smoking 
establishments, massage establishments, and other uses for which approval of a Special 
Permit was required subsequent to their being established (but prior to adoption of the 
Code). 

 
 
Existing Restrictions on Nonconforming Uses 

Legal nonconforming uses located within the area regulated by the Code may continue to operate 
indefinitely, essentially “as is”, but are subject to several restrictions:   

• Nonconforming uses cannot expand;  
 

• No changes can be made to either the building or the exterior site to accommodate 
continuing operation of nonconforming uses (e.g., cannot install new overhead doors or 
add more loading docks); 
 

• A nonconforming use cannot be replaced by a different nonconforming use; 
 

• Once a space or building occupied by a nonconforming use is replaced by a conforming 
use, the space or building cannot subsequently be occupied again by a nonconforming use; 
and 
 

• Should any space or building occupied by a nonconforming use cease operations for a 
period of at least six (6) months, the nonconforming use is considered to be abandoned, 
regardless of intent. 
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Impetus Behind Amendment  

Since the Code’s adoption in November 2016, City staff has met with numerous stakeholders to 
assist with issues associated with legal, nonconforming uses to confirm type, extent, termination 
dates, etc.  

• Typically, such assistance includes reviewing certificates of occupancy, utility account 
records, building plans, site plans, tenant leases, etc. to confirm type, extent, and 
termination of nonconforming uses so stakeholders may better understand their options 
for continued use of their buildings.  

• These issues most commonly arise with multi-tenant industrial & flex-space buildings 
located in subdistricts that formerly included areas zoned for industrial uses, in particular, 
Centennial Green, Creative Corporate and Railside. 

 
Eventually, multiple stakeholders began to explore the option of filing individual requests for 
zoning amendments to seek modification of existing restrictions on nonconforming uses for their 
respective properties.   
 
City staff determined it might be preferable to attempt to address the issue in a more 
comprehensive way as a single, potential zoning amendment instead of processing a series of 
individual requests on a lot-by-lot basis. 
 
Staff briefed City Council on July 20, 2020, introducing a possible amendment that would limit its 
applicability geographically, (i.e., Centennial Green, Creative Corporate and Railside subdistricts 
only); focus on building occupancy dynamics – not external property features; minimize impact 
on neighboring properties; and not compromise the overall vision.   
 
 
CONSIDERATIONS 

 
Considerations for relaxing restrictions on nonconforming uses: 

• There is an inventory of existing commercial and industrial buildings not easily adaptable 
to residential, office or retail uses that are located in areas generally less likely to see 
significant reinvestment and redevelopment in the foreseeable future – exclusive of 
properties in closest proximity to the Spring Valley DART Station. 

 
• Areas where reinvestment/redevelopment is a longer-term proposition, allowing some 

interim expansion of nonconforming uses might be appropriate. 
 

• Not all nonconforming uses have negative impacts on adjacent properties or the larger 
community, so it is justifiable to treat relatively benign nonconforming uses differently 
than those more likely to have detrimental effects on the surrounding area. 
 

• Allowing some controlled continuation or expansion of nonconforming uses may be 
preferable to the prospect of empty buildings and disinvestment and could serve property 
owners (especially those carrying debt) as a bridging strategy until such time that market 
forces induce removal and replacement of nonconforming uses 
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Considerations for NOT relaxing restrictions on nonconforming uses:  

• As referenced in the Code, nonconforming uses are declared to be “. . . incompatible with 

the Subdistrict in which they are located.”  
 

• “Watering down” nonconforming use restrictions established through an extensive public 
input process is contrary to the objectives of the community-endorsed vision and 
potentially calls into question the City’s commitment to following the plan.  

 
• Potentially extending the lifespan of existing nonconforming uses and providing 

opportunities for additional nonconforming uses to be established could serve to further 
defer achievement of the vision for the area. 
 

POTENTIAL AMENDMENT COMPONENTS 

Geographically restrict to only those properties located within the Centennial Green, Creative 
Corporate, and Railside subdistricts that were formerly zoned I-M (1) Industrial at the time the 
Code was approved on November 16, 2016. 

• Current zoning eliminated a variety of uses formerly allowed under I-M (1) Industrial 

zoning, such as manufacturing, fabrication & assembly, warehousing, and contractor 

services.   

• Other properties formerly zoned TO-M Technical Office, O-M Office, and CM Commercial 

have benefitted from current zoning because the range of allowed uses was expanded. 
 
Apply only to certain legal nonconforming uses (i.e., industrial and commercial uses occupying 
interior space, exclusively) existing at the time of the Code amendment’s adoption – and the 
buildings in which they are located. 

• An existing building NOT presently housing a legal, nonconforming use would not be 

permitted to subsequently accommodate one.  

 
Allow continuation of specified legal, non-conforming uses within existing building footprint (not 
restricted to individual tenant space). Types of uses that would benefit include:  

• Light manufacturing, fabrication and assembly 
• High-tech manufacturing 
• Warehousing 
• Trades & contractor services with no outdoor storage 

 
The 6-month abandonment rule would remain in effect on a per building basis   

• NOT an individual lease space basis.  

 
Legal, nonconforming uses that would not be eligible under the proposed amendment include: 

• Uses that require approval of a Special Permit (currently & formerly) 
o e.g., smoking establishment, credit access business, massage   

• Motor vehicle-related uses  
o Body shops, repair shops, sales & rental  

• Self-service warehouse 
• Outdoor storage of any type 
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City Council Feedback 

Staff briefed City Council on July 20, 2020, including all preceding components of a prospective 
amendment as described above. While not onboard with the full extent of staff’s proposed 
amendment, Council directed staff to proceed with engaging the City Plan Commission and 
obtaining stakeholder and public input. 
 
Key points touched on by multiple City Council members regarding a prospective amendment 
would narrow its scope, and included the following components: 

• Within the three proposed subdistricts, limit applicability of the amendment to those 
properties formerly zoned Industrial exclusively; and  

• Limit scope to existing nonconforming uses only, allowing for expansion within the same 
building where presently located 

 
 
Correspondence To date, correspondence in support of amending the Main Street/Central 
Expressway Form Based Code has been received from three (3) property owners that would be 
affected by such an amendment.  
 
 
CPC ACTION 

The Commission will be making a recommendation to the City Council regarding this request. The 
Commission may recommend the Code be amended to relax as many or as few of the restrictions 
applicable to nonconforming uses as it chooses, or the Commission may recommend that the Code 
not be amended at all.   
 
Any amendment of the Code must be geographically limited to those properties formerly zoned I-
M (1) Industrial which are located within the Centennial Green, Creative Corporate and Railside 
Subdistricts.   
 
Because there are numerous potential amendments the Commission might consider, Staff has 
provided a few examples, generally framed around what has been discussed in previous meetings 
with both the City Council and City Plan Commission, to assist the Commission in crafting its 
recommendation:  
 
Initial amendment proposal (staff): 

This motion would recommend amendment of the Code as originally presented by staff to City 
Council on July 20th and the City Plan Commission on August 18th.  
 

• Motion to recommend the Code be amended to allow expansion of existing nonconforming 
uses within the same building and allow for uses formerly permitted under the I-M (1) 
Industrial district to occupy buildings currently housing a nonconforming use, exclusive of 
any use currently or formerly requiring approval of a Special Permit, or any use that 
includes outdoor storage.  

o This amendment would not apply to any motor vehicle related or self-storage 
warehouse uses. 
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Amendment based on City Council discussion (July 20, 2020): 

This motion would recommend amendment of the Code based on discussion and feedback received 
from City Council members on July 20th (and shared with the Commission on August 18 and 
September 1).  The content of this motion in the form presented below is not a directive from the 
Council but does represent the views expressed by multiple Council members.  There were also 
multiple Council members who expressed firm reservations about making any amendment 
whatsoever. 
 

• Motion to recommend the Code be amended only to allow expansion of existing 
nonconforming uses within the same building exclusive of any use currently or formerly 
requiring approval of a Special Permit, or any use that includes outdoor storage.  

o This amendment would not apply to any motor vehicle related or self-storage 
warehouse uses. 

 
 
Other possible amendment components (public/stakeholder input & CPC discussion): 

The following possible components that could also be considered as part of the Commission’s 
deliberations were drawn from discussion among Commission members during the September 1, 
2020 meeting and input received from owners of property located within the three subdistricts.  
 

• Restrict any such amendment to remain in effect for a specified period of time, then revert 
to original restrictions (CPC discussion).  

 
• Extend the amount of time that a property’s non-conforming rights are preserved following 

discontinuance of a nonconforming use, e.g., 9 months instead of 6 months (property owner 
input). 

 
• Extend the amount of time that a property’s nonconforming rights are preserved, provided 

the owner can present evidence of having actively pursued replacement nonconforming 
uses (property owner input). 

 
• Allow for uses formerly allowed under I-M (1) Industrial zoning without exceptions 

(property owner input) 
 
 
Earliest possible City Council meeting:  September 28, 2020 



S S
he

rm
an

 St

Central
 Expy

S G
ree

nv
ille

 Av
e

Dumont Dr

Downing Dr

S F
loy

d R
d

Nottingham Dr

Sherwood Dr

E Buckingham Rd

Scottsdale Dr

W Spring Valley Rd

Ab
ram

s R
d

James Dr

TI 
Bl

vd
St

 Pa
ul 

Dr

Br
ick

 Ro
w

Centennial Blvd

S T
ex

as
 St

E Spring Valley Rd

Birch Ln

Lin
gc

o D
r

Prestonwood Dr

Maple St

Ma
tth

ew
 Pl

Sheffield Dr

E Polk St

E Phillips St

E Main St

Pittman St

Clearwood

Anglewood

Fieldwood Dr

W Polk St

Park Bend Dr

W Phillips St

S W
ea

the
rre

d D
r

Huffhines St

S Lindale Ln

Al
ex

an
dr

a A
ve

Emily Ln

Ba
ny

an
 Tr

ee
 Ln

Pr
ote

a S
t

Co
tsw

old
s C

t

Bu
sin

es
s P

kw
y

As
co

t D
r

Eric Ct

Bruton Bends

Karen Xing

James Dr DA
RT

 Li
gh

t R
ail

4191
PD

R-1100-M

4099
PD

589-A
R-950-M

3839 / 4004
PD

4277
PD

589-A
R-1250-M

589-A
R-850-M

589-A
R-850-M

4245
R

2537-A
R-1100-M

589-A
R-1250-M

589-A
R-1250-M

4245
UR

4245
R

2140-A
RA-1100-M

769-A
R-1500-M

3015-A
R-1250-M

4197
PD

589-A
A-950-M

3839 / 4004
PD

4278
PD

3727
PD / R-2000-M

589-A
R-1250-M

2511-A
RP-1500-M

3839 / 4004 / 4054 / 4129
PD

589-A
R-1250-M

259-A
R-1250-M

3839 / 3862
PD

ZF 20-12 Zoning Map
PD Planned Development
Main Street/Central Expy. 
Code Amendments

4

ZF 20-12

This product is for informational purposes 
and may not have been prepared for or be 

suitable for legal, engineering, or surveying
purposes. It does not represent an on-the-ground 
survey and represents only the approximate 

relative location of property boundaries.

SUBJECT PROPERTY 1

SUBJECT PROPERTY 2

City of Dallas
SUBJECT PROPERTY 4

SUBJECT PROPERTY 3
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successors, and that is legally non-conforming as a result of the circumstances described 
in this subsection. 

d. Non-conforming Site Element shall mean any permanent item on a lot such as 
landscaping, outdoor seating area, fencing, screening wall, site lighting, or parking lot 
improvements, that does not fully conform to the standards and regulations set forth in 
the Code and that is legally non-conforming as a result of the circumstances described in 
this subsection. 

 

3. Continuation of Non-Conforming Use, Structure, Site Element or Sign 
A non-conforming use, structure, sign or site element occurring or existing on property 
within the Sub-district may continue, notwithstanding its non-conformity with the 
provisions of the Code, subject to the following: 
a. Non-Conforming Use 

i. A non-conforming use shall be changed only to a use conforming to the 
requirements of the Sub-district in which it is located and not to another non-
conforming use. 

ii. A non-conforming use shall not be expanded within an existing building, nor may 
the building be expanded or structurally altered to accommodate the non-
conforming use. 

iii. A non-conforming use of land or building shall not be enlarged, increased, or 
extended to occupy a greater area of land than was occupied at the time the use of 
the land or building became a non-conforming use. 

iv. A non-conforming use within a building shall not be expanded to occupy any land 
outside the building. 

v. A non-conforming use, if changed to a conforming use, shall not thereafter be 
changed back to any non-conforming use. 

vi. A non-conforming use of property within a Sub-district, if abandoned or 
discontinued for a period exceeding six months, shall be deemed to be an 
abandonment of such use, regardless of intent. Such use shall not thereafter be 
reestablished, and any subsequent use shall conform to the requirements of the 
Sub-district in which the property is located.  Discontinuance of a non-conforming 
use shall commence on the actual date of discontinuance as determined by the City. 

b. Non-Conforming Structure 
i. A non-conforming structure, may be used for any permitted use in the applicable 

Sub-district or for any legal non-conforming use using the non-conforming structure 
prior to the date the use or the structure became non-conforming. 

ii. Maintenance and repair of a non-conforming structure is expressly permitted to 
comply with applicable health and safety regulations or minimum building standards 
or to otherwise prevent injury to person or property or to improve the exterior 
aesthetics of the structure. 

iii. A non-conforming structure or portion thereof may be demolished and once 
demolished shall not thereafter be reconstructed. 

iv. Interior remodeling of a non-conforming structure within the existing building 
footprint is permitted, provided the applicable building, fire, health and safety codes 
are met. 

  

spicerm
Highlight
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Centennial Green Sub-district Public Open Space Potential General Locations 
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3. Building and Envelope Standards 
The Building and Envelope Standards which regulate site improvements and land uses for 
properties within the Centennial Green Sub-district are as identified on the following pages.  
The Building and Envelope Standards shall be used in accordance with the Centennial Green 
Sub-district Regulating Plan and Street Typology and Streetscape Standards. 
a. Use 

i. The following uses are allowed in the Centennial Green Sub-district as follows.  
Special Permit Uses shall require review and approval as per Article XXII-A, Special 
Permits, Richardson Comprehensive Zoning Ordinance, as amended or its 
successors.  If a use is not specified in the table in this subsection, then the use is 
prohibited and the Code must be amended in accordance with Article XXIX, Changes 
and Amendments, Richardson Comprehensive Zoning Ordinance, as amended or its 
successors, in order to allow such use. 

 
Centennial Green Use Type How Permitted 

P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Residential    

Multi-Family P 
Minimum Density of forty dwelling units per 
acre. 

Single Family Detached P 
Minimum Density of eight dwelling units per 
acre. 

Townhome P Minimum Density of ten dwelling units per acre. 

Non-Residential 
 

 

Antenna, Accessory P 

See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Antenna, Commercial P 

Antenna, Commercial, In Excess of 
Three Antennas 

S 

Antenna, Freestanding S 

Antenna, Mounted P 

Assisted Living Facility S  

Bakery P 
Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch. 

Bank or Financial Institution P 

Barber or Beauty Salon P 

Beer and Wine Package Sales - 
75% or more Revenue from Sales 

S 

Beer and Wine Package Sales – 
Less than 75% Revenue from Sales 

P 

Child Care Center S 
See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Church P  

Construction Field Office P  

Cultural/Community Center 
P  
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Centennial Green Use Type 
  

How Permitted 
P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Drive-Through Facility (All Uses) S 
Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch. 

Drugstore or Pharmacy P 

Electronic-Cigarette Establishment S 

Fine Arts Studio P 

Fraternal Organization P 

Health Club P 

Home Occupation P 

See Article I, Title, Definitions, General 
Provisions, Auto Wrecking Yards and Swimming 
Pools, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Hotel, Full Service S 
Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch. 

Hotel, Other S 

Independent Living Facility S  

Large Scale Retail/Service Store S 
Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch. 

Laundromat S 

Live/Work Unit P  

Mailing Service P Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch. 

Martial Arts School S 

Massage Establishment S 

Nursing or Convalescent Home S  

Office P 
Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard. 

Parking, Garage P  

Parking, Surface Lot S  

Parking, Surface Lot or Garage, 
Municipal 

P  
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Centennial Green Use Type 
  

How Permitted 
P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Pet Sales and Grooming P 

Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch.  
 
See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Photography or Art Studio P 
Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch. 

Print Shop, Minor P 

Private Club S 

Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch. 
  
See Subsection II.H.3.a.ii.b), Establishments 
Selling and/or Serving Alcoholic Beverages for 
On-Site Consumption for exemption. 

Public Building P  

Radio, Recording or Television 
Studio 

P 

Use prohibited as a free-standing building west 
of Floyd Branch and south of Centennial 
Boulevard.  
 
Use prohibited east of Floyd Branch and south of 
Lois Branch. 

Repair Shop, Personal Items P 

Restaurant with Curb Service S 

Restaurant with Drive-Through 
Service 

S 

Restaurant Without Drive-Through 
or Curb Service 

P 

Retail Sales P 

School, Parochial (Located on 
Same Lot as Religious Institution) 

P  

School, Parochial (Not Located on 
Same Lot as Religious Institution) 

S  

Smoking Establishment S  

Tailor Shop P  
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Creative Corporate Sub-district Regulating Plan 
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3. Building and Envelope Standards 
The Building and Envelope Standards which regulate site improvements and land uses for 
properties within the Creative Corporate Sub-district are as identified on the following 
pages.  The Building and Envelope Standards shall be used in accordance with the Creative 
Corporate Sub-district Regulating Plan and Street Typology and Streetscape Standards. 
a. Use 

i. The following uses are allowed in the Creative Corporate Sub-district as follows.  
Special Permit Uses shall require review and approval as per Article XXII-A, Special 
Permits, Richardson Comprehensive Zoning Ordinance, as amended or its 
successors.  If a use is not specified in the table in this subsection, then the use is 
prohibited and the Code must be amended in accordance with Article XXIX, Changes 
and Amendments, Richardson Comprehensive Zoning Ordinance, as amended or its 
successors, in order to allow such use. 

 
Creative Corporate Use Type How Permitted 

P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Residential    

Multi-Family S 
Minimum Density of forty dwelling units per 
acre. 

Non-Residential 
 

 

Antenna, Accessory P 

See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Antenna, Commercial P 

Antenna, Commercial, In Excess of 
Three Antennas 

S 

Antenna, Freestanding S 

Antenna, Mounted P 

Bakery P  

Bank or Financial Institution P  

Barber or Beauty Salon P Skin and nail care as accessory uses only. 

Beer and Wine Package Sales - 
75% or more Revenue from Sales 

S 
 

Beer and Wine Package Sales – 
Less than 75% Revenue from Sales 

P  

Child Care Center S 
See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Church P  

Construction Field Office P  

Drive-Through Facility (All Uses) S  

Drugstore or Pharmacy P  

Electronic-Cigarette Establishment S  
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Creative Corporate Use Type 
  

How Permitted 
P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Health Club P  

Helipad S  

Home Occupation P 

See Article I, Title, Definitions, General 
Provisions, Auto Wrecking Yards and Swimming 
Pools, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Hospital S  

Hotel, Full Service P  

Hotel, Other S  

Large Scale Retail/Service Store S  

Laundromat S  

Laundry or Dry Cleaning Service S  

Laundry Pick Up Station P  

Live/Work Unit P  

Mailing Service P  

Manufacturing Facility, High Tech S 
May also be permitted by right as an accessory 
use when integrated with an office or research 
laboratory and facilities. 

Office P  

Parking, Garage P  

Parking, Surface Lot S  

Parking, Surface Lot or Garage, 
Municipal 

P  

Print Shop, Minor P  

Private Club S 
See Subsection II.F.3.a.ii.b), Establishments 
Selling and/or Serving Alcoholic Beverages for 
On-Site Consumption, for exemption. 

Public Building P  

Radio, Recording or Television 
Studio 

P  

Research Laboratories and 
Facilities 

P  

Restaurant with Curb Service S  

Restaurant with Drive-Through 
Service 

S  

Restaurant Without Drive-Through 
or Curb Service 

P  

Retail Sales P  

School, Parochial (Located on 
Same Lot as Religious Institution) 

P  

School, Parochial (Not Located on 
Same Lot as Religious Institution) 

S  

School, Private S  
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Creative Corporate Use Type 
  

How Permitted 
P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Smoking Establishment S  

Tailor Shop P  

Technical Training School S  

 

ii. Additional Supplemental Use Requirements 
a) Live/Work Units 

The business operated within the live/work unit may engage employees in the 
conduct of the business within the unit; however, if the owner of the business is 
not residing in the dwelling unit portion of the live/work unit, at least one full-
time employee of the business must reside in the live/work unit.  In no case 
shall the dwelling unit within the live/work unit be sold or rented separately 
from the non-residential area of the live/work unit. 

b) Establishments Selling and/or Serving Alcoholic Beverages for On-Site 
Consumption 
Establishments which sell and/or serve alcoholic beverages for on-site 
consumption shall be exempt from the zoning acreage requirements and 
number of establishments per acreage requirements as provided for in Section 
4-7, (a) and (b), Chapter 4. Alcoholic Beverages, of the City’s Code of 
Ordinances, as amended or its successors.  

b. Lots/Blocks 
i. All lots shall have direct frontage to a street. 

c. Access  
i. Alleys 

Alley construction shall conform to City of Richardson standards for alley 
construction to provide adequate space for emergency vehicles and service access. 

ii. Driveways 
a) For lots utilizing a driveway accessing the street, a continuous driveway shall not 

be permitted.   
b) For lots fronting the Central Expressway frontage road, driveways shall be 

minimum twenty-four feet and maximum forty feet in width.  Turning radii shall 
be as approved by the City Manager or designee. 

c) For all other lots, driveways shall be a maximum twenty-four feet in width.  
Turning radii shall be as approved by the City Manager or designee. 

d) Driveways are limited to no more than one driveway per 200 feet of street 
frontage.  However, each lot may be permitted at least one driveway accessible 
from an alley or a mews street. 

e) Shared driveways shall be provided, where feasible to reduce the number of 
driveways along the street. 

f) Driveways shall conform to City of Richardson standards for driveway 
construction. 
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Railside Sub-district Regulating Plan 
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4. Building and Envelope Standards 
The Building and Envelope Standards which regulate site improvements and land uses for 
properties within the Railside Sub-district are as identified on the following pages.  The 
Building and Envelope Standards shall be used in accordance with the Railside Sub-district 
Regulating Plan and Street Typology and Streetscape Standards. 
a. Use 

i. The following uses are allowed in the Railside Sub-district as follows.  Special Permit 
Uses shall require review and approval as per Article XXII-A, Special Permits, 
Richardson Comprehensive Zoning Ordinance, as amended or its successors.  If a use 
is not specified in the table in this subsection, then the use is prohibited and the 
Code must be amended in accordance with Article XXIX, Changes and Amendments, 
Richardson Comprehensive Zoning Ordinance, as amended or its successors, in 
order to allow such use. 

 
Railside Use Type How Permitted 

P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Residential    

Multi-Family P 
Minimum Density of forty dwelling units per 
acre. 

Townhome P Minimum Density of ten dwelling units per acre. 

Non-Residential 
 

 

Adult Day Care S  

Antenna, Accessory P 

See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Antenna, Commercial P 

Antenna, Commercial, In Excess of 
Three Antennas 

S 

Antenna, Freestanding S 

Antenna, Mounted P 

Art Gallery P  

Assisted Living Facility S  

Bakery P  

Bank or Financial Institution P  

Barber or Beauty Salon P Skin and nail care as accessory uses only. 

Beer and Wine Package Sales - 
75% or more Revenue from Sales 

S  

Beer and Wine Package Sales – 
Less than 75% Revenue from Sales 

P  

Catering Service P  

Child Care Center S 
See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Church P  

Commercial Amusement Center S  
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Railside Use Type 
  

How Permitted 
P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Construction Field Office P  

Cultural/Community Center P  

Drive-Through Facility (All Uses) S  

Drugstore or Pharmacy P  

Electronic-Cigarette Establishment S  

Fine Arts Studio P  

Food Truck Park S  

Fraternal Organization P  

Health Club P  

Home Occupation P 

See Article I, Title, Definitions, General 
Provisions, Auto Wrecking Yards and Swimming 
Pools, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Hotel, Full Service P  

Hotel, Other S  

Independent Living Facility P  

Large Scale Retail/Service Store S  

Laundromat S  

Laundry or Dry Cleaning Service P Not to exceed 6,000 SF. 

Laundry Pick Up Station P  

Live/Work Unit P  

Mailing Service P  

Manufacturing Facility, Artisanal P 
Establishments 10,000 SF or less are permitted 
by right.  Establishments larger than 10,000 SF 
require approval of a Special Permit. 

Martial Arts School S  

Massage Establishment S  

Microbrewery S  

Movie Theater P Maximum of 6 screens. 

Nursing or Convalescent Home S  

Office P  

Open Air Market S 
Subject to Chapter 12, Code of Ordinances, as 
amended or its successors. 

Parking, Garage P  

Parking, Surface Lot S  

Parking, Surface Lot or Garage, 
Municipal 

P  

Performing Arts Center P  

Pet Sales and Grooming P 
See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 
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Railside Use Type 
  

How Permitted 
P – Permitted 
S – Special 
Permit 

Supplemental Use Requirements 

Photography or Art Studio P  

Print Shop, Minor P  

Private Club S 
See Subsection II.G.4.a.ii.b), Establishments 
Selling and/or Serving Alcoholic Beverages for 
On-Site Consumption, for exemption. 

Public Building P  

Radio, Recording or Television 
Studio 

P  

Repair Shop, Personal Items P  

Restaurant with Drive-Through 
Service 

S  

Restaurant Without Drive-Through 
or Curb Service 

P  

Retail Sales P  

School, Parochial (Located on 
Same Lot as Religious Institution) 

P  

School, Parochial (Not Located on 
Same Lot as Religious Institution) 

S  

Smoking Establishment S  

Tailor Shop P  

Technical Training School S  

Veterinary Office P 
See Article XXII-E, Supplemental Regulations for 
Certain Uses, Richardson Comprehensive Zoning 
Ordinance, as amended or its successors. 

Winery/Distillery S 
See Subsection II.G.4.a.ii.b), Establishments 
Selling and/or Serving Alcoholic Beverages for 
On-Site Consumption, for exemption. 

 

ii. Additional Supplemental Use Requirements 
a) Live/Work Units 

The business operated within the live/work unit may engage employees in the 
conduct of the business within the unit; however, if the owner of the business is 
not residing in the dwelling unit portion of the live/work unit, at least one full-
time employee of the business must reside in the live/work unit.  In no case 
shall the dwelling unit within the live/work unit be sold or rented separately 
from the non-residential area of the live/work unit. 

b) Establishments Selling and/or Serving Alcoholic Beverages for On-Site 
Consumption 
Establishments which sell and/or serve alcoholic beverages for on-site 
consumption shall be exempt from the zoning acreage requirements and 
number of establishments per acreage requirements as provided for in Section 
4-7, (a) and (b), Chapter 4. Alcoholic Beverages, of the City’s Code of 
Ordinances, as amended or its successors.  
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Article XVIII. 
I-M(1) Industrial District Regulations 

Sec. 1.  Use regulations. 

In the I-M(1) Industrial District, no land shall be used and no building shall be erected for or converted to 
any use other than: 

(1) Antenna, accessory, subject to the supplemental regulations of article XXII-E. 

(2) Antenna, commercial, subject to the supplemental regulations of article XXII-E. 

(3) Antenna, freestanding, subject to the supplemental regulations of article XXII-E. 

(4) Antenna, mounted, subject to the supplemental regulations of article XXII-E. 

(5) Bank or financial institution. 

(6) Catering service. 

(7) Church. 

(8) Construction field office. 

(9) Contracting operation. 

(10) Distribution center. 

(11) Fraternal organization. 

(12) Hardware store. 

(13) Health club. 

(14) Incidental retail, restaurant or personal service activities in an office or industrial building, subject 
to the supplemental regulations of article XXII-E. 

(15) Manufacturing facility. 

(16) Manufacturing facility, high-tech. 

(17) Office. 

(18) Office furniture, equipment and supply store. 

(19) Outdoor storage as an accessory use in accordance with chapter 21, section 21-47 of the Code of 
Ordinances. 

(20) Parking lot, accessory. 

(21) Parking lot or garage, commercial off-street. 

(22) Print shop, minor. 

(23) Print shop, major. 

(24) Public building. 

(25) Radio or television station. 

(26) Radio, recording or television studio. 

(27) Research laboratories and facilities. 



Article XVIII I-M(1) Industrial District Regulations 
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(28) Retail activities in conjunction with a wholesale activity, subject to the supplemental regulations of 
article XXII-E. 

(29) School, parochial, when located on the same lot as the church of the sponsoring religious agency. 

(30) Technical training school. 

(31) Warehouse. 

(32) Wholesale establishment. 

(Ord. No. 838-A, § 1, 4-9-73; Ord. No. 874-A, § 2, 9-17-73; Ord. No. 989-A, § 1, 12-30-75; Ord. No. 2665-
A, § 3, 6-13-88; Ord. No. 2715-A, § 4, 2-13-89; Ord. No. 2728-A, § 5, 5-22-89; Ord. No. 2872-A, § 2, 2-25-
92; Ord. No. 3009-A, § 1D, 2-13-95; Ord. No. 3063-A, § 1, 2-26-96; Ord. No. 3377-A, § 1, 1-14-02; Ord. 
No. 3730, § 20, 11-10-08) 

… 



 

Notice of Public Hearing 
City Plan Commission  

 

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

 

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

PLANNED DEVELOPMENT AMENDMENT 
 

File No. ZF 20-12 
Applicant City of Richardson 

Location: (See maps on reverse side) 

Request: ZF 20-12 PD Planned Development – Main Street/Central Expressway Code 
Amendments:  Consider and act on a request to amend regulations related to legal, 
nonconforming uses for properties formerly zoned I-M(1) Industrial that are now 
located in multiple sub-districts with the Main Street/Central Expressway Form 
Based Code Planned Development zoning district, including: 

1. Railside Sub-District: Approximately 9.4 acres generally located generally 
southeast of W. Phillips St. and S. Sherman St. 

2. Centennial Green Sub-District: Approximately 17.6 acres located generally 
southeast of Centennial Blvd. and DART right-of-way. 

3. Creative Corporate Sub-District: Approximately 8.1 acres located generally 
northeast of S. Sherman St. and TI Blvd. 

4. Creative Corporate Sub-District: Approximately 20.5 acres located generally 
east of S. Sherman St. between Spring Valley Rd. and southern city limits. 

Property Owner:  Multiple Owners.               Staff:  Michael Spicer 

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

TUESDAY, SEPTEMBER 15, 2020 
7:00 p.m.  

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

Richardson, Texas 

DUE TO SOCIAL DISTANCING, SEATING IN THE COUNCIL CHAMBERS WILL BE LIMITED. MEMBERS OF THE PUBLIC 
ARE ENCOURAGED TO WATCH CITY PLAN COMMISSION MEETINGS ONLINE OR ON CABLE. 

This notice has been sent to all owners of real property affected by the zoning request and those who are within 200 feet of the 
request as such ownership appears on the last approved city tax roll. 

Process for Public Input:  Individuals attending the meeting in person will be allocated a maximum of 5 minutes to address the 
City Plan Commission to express whether they are in favor or oppose the request.  

Persons not attending the meeting who would like their views to be made a part of the public record may send signed, written 
comments, referencing the file number above, prior to the date of the hearing to: Dept. of Development Services, PO Box 
830309, Richardson, TX 75083 or by utilizing the Public Comment Card at https://www.cor.net/PublicCommentForm. 

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

Agenda:  The City Plan Commission agenda for this meeting will be posted on the City of Richardson website the Saturday 
before the public hearing.  For a copy of the agenda, please go to: https://www.cor.net/cpc. 

For additional information, please contact the Dept. of Development Services at 972-744-4240 and reference Zoning File number 
ZF 20-12. 

Date Posted and Mailed:  September 4, 2020 

https://www.cor.net/PublicCommentForm
https://www.cor.net/cpc
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ZF 20-12

This product is for informational purposes 
and may not have been prepared for or be 

suitable for legal, engineering, or surveying
purposes. It does not represent an on-the-ground 
survey and represents only the approximate 

relative location of property boundaries.

SUBJECT PROPERTY 1

SUBJECT PROPERTY 2

SUBJECT PROPERTY 3

City of Dallas

Sub-districts
Railside

Creative Corporate

Centennial Green

SUBJECT PROPERTY 4



TOWN NORTH AUTOMOTIVE INC 
307 S CENTRAL EXPY 

RICHARDSON, TX 75080 
 

IGLESIA EVANGELICA ALPHA Y OMEGA 
351 S SHERMAN ST 

RICHARDSON, TX 75081 
 

NORTH DALLAS TRADING CO 
301 S INTERURBAN ST 

RICHARDSON, TX 75081 

DALLAS AREA RAPID TRANSIT 
PO BOX 660163 

DALLAS, TX 75266 
 

LANZA JOHN ROBERT TR & ET AL 
405 S CENTRAL EXPY STE 130 

RICHARDSON, TX 75080 
 

CHEROKEE ACQUISITION CORP 
6 SYLVAN WAY 

PARSIPPANY, NJ 070543826 

 
601 SOUTH CNTRL EXPY LTD 

% BOARDWALK AUTO GROUP 
6300 INTERNATIONAL PKWY 

PLANO, TX 75093 
 

 

RANGER DTX LP 
%DRA ADVISORS LLC 

220 E 42ND ST 
NEW YORK, NY 10017 

 
SHERMAN TANK PROPERTIES L 

616 S SHERMAN ST 
RICHARDSON, TX 75081 

FAULCONER GERALD L & KAREN P 
5310 NAKOMA DR. 
DALLAS, TX 75209 

 

SHERMAN PLAZA LLC 
% AMERICAN SYNERGY MAGMT 
1745 S ALMA SCHOOL RD STE 1 

MESA, AZ 85210 

 
RT COMMERCE PARK LTD 

14160 DALLAS PKWY 
DALLAS, TX 752544319 

RICHARDSON ISD 
TAX OFFICE 

420 S GREENVILLE AVE 
RICHARDSON, TX 75081 

 

BRICK ROW OWNERS ASSN INC 
% PREMIER COMMUNITIES 

3102 OAK LAWN AVE STE 202 
DALLAS, TX 75219 

 

CENTENNIAL PARK RICHARDSON 
ATTN: WILLIAM FULTON 

8750 N CENTRAL EXPWY STE 800 
DALLAS, TX 75231 

BRICK ROW APARTMENTS LLC 
ATTN: DAVID W GLEESON 

5910 N CENTRAL EXPWY STE 1200 
DALLAS, TX 75206 

 
HEINLEY NORWOOD 

114 W SPRING VALLEY RD 
RICHARDSON, TX 75081 

 
WAFFLE HOUSE INC 
5986 FINANCIAL DR 

NORCROSS, GA 300712949 

REALTY INCOME PROPERTIES 27 LLC 
% CVS HEALTH # 7118 01 
11995 EL CAMINO REAL 

SAN DIEGO, CA 921302539 

 
MCGILL HOLDINGS LLC 

2321 OLYMPIA DR 
FLOWER MOUND, TX 75028 

 

C2 LAND LP 
% ING CLARION PTNRS/700 
1717 MCKINNEY AVE #1900 

DALLAS, TX 75202 

MOUNT PISGAH MISSIONARY BAPTIST 
CHURCH OF DALLAS 

1010 S SHERMAN ST STE 1020 
RICHARDSON, TX 750814847 

 
333 PRESTONWOOD LLC 
13455 NOEL RD STE 1050 

DALLAS, TX 75240 
 

OMNINET FALLS LP 
9420 WILSHIRE BLVD STE 400 

BEVERLY HILLS, CA 90212 

RMB TI BUSINESS PARK LTD 
PO BOX 794005 

DALLAS, TX 75379 
 

RAY FLOYD RD PROP LP PS 
PO BOX 702746 

DALLAS, TX 75370 
 

RMB SHERMAN TECH LTD 
PO BOX 794005 

DALLAS, TX 75379 

VICTORY CHAPEL 
101 W BUCKINGHAM RD 
RICHARDSON, TX 75081 

 
EVOLUTION ACADEMY 
1101 S SHERMAN ST 

RICHARDSON, TX 750814852 
 

EVOLUTION ACADEMY 
1100 BUSINESS PKWY 

RICHARDSON, TX 75081 



HARTMAN SPE LLC 
2909 HILLCROFT ST STE 420 

HOUSTON, TX 77057 
 

PRIORITY RENTALS LLC 
1001 S SHERMAN ST 

RICHARDSON, TX 750814898 
 

LANG SPRING VALLEY LLC 
1501 DRAGON ST STE 102 

DALLAS, TX 752073919 

RICHARDSON CITY OF 
TAX DEPT SUITE 101 

411 W ARAPAHO RD  SUITE 101 
RICHARDSON, TX 75080 

 
TRINITY FELLOWSHIP 

932 S GREENVILLE AVE 
RICHARDSON, TX 75081 

 

TPLP OFFICE PARK PROP 
DEPT PT TX 04020 

PO BOX 25025 
GLENDALE, CA 91221 

SELFSTORAGE PORTFOLIO 
VIII DST  ATTN: PROPERTY TAX DEPT 

PO BOX 3666 
OAK BROOK, IL 60522 

 

EMAAR GROUP LLC 
STE 202 

888 S GREENVILLE AVE 
RICHARDSON, TX 750815058 

 
QADRI ANAN S 

301 PRINCE ALBERT CT 
RICHARDSON, TX 750815059 

 
NGUYEN HOAISON & LAN 

303 PRINCE ALBERT CT 
RICHARDSON, TX 75081 

 

 
GREENVILLE DEVELOPMENT INC 

811 S CENTRAL EXPY STE 600 
RICHARDSON, TX 750807415 

 
OURBLOCK LP 
334 MAPLE ST 

RICHARDSON, TX 75081 

WHITEHALLCENTENNIAL 
PO BOX 794005 

DALLAS, TX 75379 
 

SIGNATURE LEASING & MANAGEMENT INC 
200 E SPRING VALLEY RD 
RICHARDSON, TX 75081 

 
HARRIS FAMILY PS THE 

PO BOX 711 
DALLAS, TX 75221 

CITY OF DALLAS 
SUSTAINABLE DEVELOPMENT AND 

CONSTRUCTION – CURRENT PLANNING 
1500 MARILLA ST, 5BN 

DALLAS, TX 75201 

 

RICHARDSON ISD 
SUPERINTENDENT OF SCHOOLS 

400 S GREENVILLE AVE 
RICHARDSON, TX 75081 
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Correspondence 

Received 



From: Linda Hardcastle
To: Sam Chavez
Subject: RE: Contact Info
Date: Friday, August 28, 2020 10:07:01 AM

8-28-20
 
To city of Richardson,
 
I writing to request to speak to the council about extending the zoning change non only to let
Contractors expanded but to allow new Contractor Companies move into the properties on Sherman
Street and People and companies to use a warehouse for storage.   Contractors are professionals: 
They bring more employees into the area, afterwork they can go enjoy the new downtown
entertainments that Richardson will be bringing to the area. They help the lunch restaurants in the
are to bring in income to help them stay open.
In the past 10 years I have had less trouble with professional Contractors, then with the mom and
pop retailers that your trying to get in the area.  I believe these kinds of business are actually trying
to turn our area into a Harry Hines retailers, than a more professional business area. 
When companies can lease a warehouse for storage, they do not clutter the outside of the
properties. They simply come get what they need and go.  And same at the end of the day. 
Mine and other properties in the area have been keeping our properties up. We have been sprucing
up, as in black coating, restriping, reside coating the sidewalks, soon a new coat of paint. 
My Property is at 605 S. Sherman Street
Linda Hardcastle
972-639-0848
Regional Commercial Manager
1105 Colorado Lane #A3
Arlington, TX 76015
 
For the zoning change to ZF 20-12
CODE AMENDMENTS
 
 
 

From: Sam Chavez <Sam.Chavez@cor.gov> 
Sent: Friday, August 28, 2020 10:06 AM
To: txmanager.asm@gmail.com
Subject: Contact Info
 
Sorry for the delay.
 
Samuel D. Chavez, AICP

Assistant Director of Development Services - Planning

City of Richardson

Development Services

972-744-4246

mailto:txmanager.asm@gmail.com
mailto:Sam.Chavez@cor.gov
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August 26, 2020 
           
Request 
The property owner’s request that the determination of a non-conforming use within the 
Creative Corporate Sub-district relating to two properties located at, 1400 S. Sherman 
Street and 1351 TI Boulevard (collectively “TI Business Park”), and 1111 S. Sherman Street 
(“Sherman Tech”) be amended as follows: 

 That the properties remain with the Creative Corporate Sub-district zoning but allow 
for uses formerly provided for by the I-M(1) zoning 

 
Background 
Momentum Commercial Realty (“Momentum”), on behalf of affiliated partnerships, has 
owned and managed commercial buildings within the City of Richardson (“Richardson”) 
since 1990. Momentum currently operates nineteen projects containing approximately 
1,121,000 square feet within Richardson with a tax appraised value of approximately $49 
million.  For the most part Momentum leases space to incubator tenants which they define 
as tenants occupying less than 5,000 square feet.  Momentum is committed to Richardson 
and has been one of the longest-term owners of commercial real estate in Richardson.  
Momentum is a value-add investor that has increased the value of the properties in the 
following way: - 

 Substantial capital improvements and enhancements to the properties both on the 
exterior and interior 

 Selective in the type of tenant use allowed in the property  
 
Two of Momentum’s properties, TI Business Park with approximately 100,000sf and 
Sherman Tech with approximately 16,000sf are in the Creative Corporate Sub-district and 
had a prior zoning of I-M(1).  The properties are located in the southern most area of this 
sub-district.  
 
Property Characteristics 
Our properties were built in the early 1980s as multi-tenant office/warehouse/flex 
properties with approximately thirty separate tenant spaces.  Each space was designed to 
have its own entry way, offices, restroom, breakroom and warehouse. Each space has at 
least one 10’ x 10’ overhead door ranging from grade level to dock high.  The buildings are 
industrial in nature so they were built with a minimal amount of window space, limited 
parking and more importantly, the typical office finish-out is approximately 25% of the 
premises.  The bulk of the space is used for office, warehouse, storage, distribution and light 
manufacturing/ assembly. All the tenants operate their businesses within their leased space 
(no outside storage other than service vehicles).  
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Challenges 
The Creative Corporate zoning severely limits the use at these properties for the most part 
to office, retail, high tech manufacturing and apartments. Momentum understands where 
Richardson is heading and we see the vision of the future; however, presently it would be 
cost prohibitive and not economical for an investor to convert these spaces into retail, 
office or apartments.  The properties are in the southern most area of the sub-district 
where there is much less traffic and re-development is furthest away. To date we are not 
aware of any major re-development in the sub-district. 
 
While a limited number of tenants have expanded in the business park, for the most part 
when a tenant vacates the property, the owners need to find a new tenant for the space. 
With over 30 years’ experience in leasing and managing property, we have seen on many 
occasions where tenants expand into multiple suites and ultimately, they vacate the 
property because there are too many sets of bathrooms/breakrooms and the space is not 
conducive to running their business efficiently. An investor in a multi-tenant building is 
looking to diversify the tenant base and generally a single tenant expanding into multiple 
spaces is not ideal because it puts the investment at greater risk when the tenant vacates. 
 
Increased Tenant Turnover 
Momentum’s typical lease term used to be three years. However, with the Covid 19 
pandemic and a very uncertain future, tenants are opting for even shorter-term leases or 
renewals resulting in more frequent rollover of tenant spaces and increased vacancy. 
Furthermore, because we cater to incubator tenants, the needs of the tenants change 
frequently. Momentum has been very selective of the markets in which it operates so that it 
can accommodate the changing needs of the tenants, whether it be an expansion or more 
often today a contraction or simply vacating the leased premises.  Even with Momentum 
being selective on tenant usage, there have been cases where Richardson has denied 
tenants a certificate of occupancy because the prospective tenant’s use did not conform to 
the current zoning or the use of the prior tenant. The Richardson portfolio has a current 
vacancy of approximately 18%. 
 
Long-term Investor Profile 
About five years ago and with the old zoning I-M(1) in place, the owners placed 20 year fully 
amortizing long term debt on the majority of the Richardson properties with a view to 
continuing to operate the properties in Richardson indefinitely.  This commitment was 
made knowing that the property had an I-M(1) zoning.  In addition, the financing has 
expensive prepayment penalties. 
 
In 2016 Momentum bought a portfolio of office/flex totaling approximately 315,000 square 
feet. The properties are located at 1010 E Arapaho Road, 850 E Arapaho Road, 700 & 750 
International Parkway, and 851 & 901 International Parkway. At the time of acquisition, the 
portfolio had an occupancy of 23%. The portfolio had been at a low occupancy for about 10 
years. Momentum through a program of major capital expenditure and property 
enhancements has managed to increase occupancy to approximately 85% and intends to 
continue operating these projects. 
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East Arapaho Task Force 
One of the principals of Momentum is Roy Greenberg. Roy was a member of the steering 
committee for the East Arapaho Task Force and the development of the Richardson 
Innovation Quarter. He worked closely with the city and the task force on the zoning overlay 
for the future re-development of the East Arapaho area. The task force and the city worked 
on zoning that was supplemental in nature to the existing zoning while not diminishing uses 
allowed under the existing zoning. We feel a similar approach is beneficial to the owners 
and the city for the properties referenced in this request. 
 
Summary 
In light of the information presented above, we respectfully request that Richardson allow 
the properties to remain with the Creative Corporate Sub-district zoning but allow for uses 
formerly provided for by the I-M(1) zoning. 
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August 27, 2020 

Via Electronic mail 

michael.spicer@cor.gov 

 

Michael Spicer 

Director of Development Services 

City of Richardson 

P.O. Box 830309 

Richardson, TX 75083 

Re: Proposed Nonconforming Use Language Changes 

Dear Michael,  

Thank you for your time to review the issues concerning the nonconforming use provisions 

in the City’s Main Street/Central Expressway Form Based Code (the “Form Based Code”).  We 

represent PS Business Parks which owns a flex-style commercial development on Centennial 

Boulevard which is directly affected by those regulations.  Per your request, this letter aims to 

provide the background, reasoning, and impetus for the requested nonconforming language 

changes to the current ordinance.  

This site, on which PS Business Parks operates, was zoned industrial before the City 

enacted the current Form Based Code. These buildings have existed since 1975. So for over 45 

years, this PS Business Park’s property has offered more than 116,000 square feet of distinctive 

office and office/warehouse space to small businesses in a park-like campus setting.  

The property is located in the “Centennial Green” sub-district of the Central/Main street 

rezoning effort that the City of Richardson underwent several years ago. Due to this zoning change, 

a majority of the industrial and flex uses that have been (and still are) actively used have now 

become non-conforming uses. Having the status of non-conforming use limits PS Business Park’s 

ability to re-lease these spaces when existing customers vacate. Because this site does not operate 

under a single Certificate of Occupancy—rather each of our businesses in the Business Park has 

its own Certificate of Occupancy—this severely and detrimentally affects the viability of this 

Business Park.  

According to the Form Based Code, Centennial Green is anticipated to be a primarily 

residential area for future phases of transit oriented development build-out. However, given the 

location of the PS Business Park, it is highly unlikely that the property will transition to a 

residential use in the near future.  Specifically, the contiguous uses do not support a residential use 

on the property. The use to the east is a self-storage facility, which appears to also be considered 

William S. Dahlstrom 

(214) 953-5932 (Direct Dial) 

(214) 661-6616 (Direct Fax) 

wdahlstrom@jw.com 

http://www.jw.com/
https://www.cor.net/home/showdocument?id=16570


Michael Spicer 

August 27, 2020 

Page 2 
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non-conforming, but may continue to operate as self-storage because the entire property operates 

under a single CO unlike PS Business Park’s commercial spaces which lose their permitted/non-

conforming status after a period of vacancy.   

The property to the south is the City’s Floyd Branch Water Treatment Plant with storage 

tanks and treatment facilities within approximately 25 feet of the common boundary line.  Further, 

along the shared property line, there is a precast masonry wall with barbed wire at the top and no 

landscape screening.  This type of use is not a compatible use adjacent to residential uses.  

To the west is the DART rail line right-of way and track.  It is along the PS Business Park 

tract that the DART line begins to elevate to pass over Centennial Boulevard.  So, a multilevel 

residential building would be level with the DART line at approximately the second floor. There 

may be ways of designing around this adverse condition, but given the totality of the surrounding 

properties, we believe that the prospect for converting the property to residential uses is remote 

which makes the need to maintain the existing uses critical to the success of the PS Business Park.    

The Business Park use of this site is the highest and best use for this unique property. With 

a water treatment plant abutting this property to the south and an ageing self-storage facility to the 

east, redeveloping this land to residential is not feasible.  

We have submitted a proposed modification to the nonconforming use section of the Form 

Based Code that would allow separate spaces in the PS Business Park to continue to be rented to 

individual businesses that the Business Park was designed for. This will enable the owner to invest 

in the property and foster a thriving small business environment in Richardson. Our proposal 

would allow an otherwise nonconforming business to occupy a space that was previously occupied 

by another nonconforming use provided the nonconformity does not increase and the use is not for 

motor vehicle repair use or outside storage.  Further, in light of the challenges that property owners 

have had in finding replacement tenants during the COVID-19 era, we are requesting that the 

period in which a property owner has to reoccupy a space formerly occupied by a nonconforming 

use, be extended to nine months or further if the owner can demonstrate that they have been 

actively seeking a tenant for the space. 

The modifications we suggest are good for Richardson business because they would enable 

a long-term owner and successful project to continue contributing to Richardson commerce.  

Further, the modifications will not be a hindrance to redevelopment for residential uses if the 

market forces so dictate. We submit that the contiguous uses will greatly influence that transition.   

We thank you for this opportunity to present this information to you and strongly request 

that the City accepts the proposed modifications so that  PS Business Park can continue to operate 

into the future—continuing its operations as a high-quality asset for the City of Richardson.  

 

     Sincerely,  

 



Michael Spicer 

August 27, 2020 

Page 3 
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William S. Dahlstrom 



H. Non-Conformities 
1. Intent 

It is the intent of this subsection that, except as otherwise allowed in this Subsection IV.H., Non-
Conformities, non-conforming uses, structures, signs and site elements shall not be enlarged, 
expanded or extended. Non-conforming uses, structures, signs and site elements are hereby 
declared to be incompatible with the Sub-district in which they are located. 

 

2. Non-Conforming Uses, Structures, Signs and Site Elements 
For purposes of the Code, a non-conformity is any land use, structure, lot of record, sign or other 
site element or improvement related to the use or development of land within the respective Sub-
district, that was legally established prior to the effective date of the Code or subsequent 
amendment hereto, and that does not fully conform to the requirements of the Code, as 
amended, on the effective date of the Code or any amendment hereto. 

a. Non-conforming Use shall mean a use of land, building, or other structure or 
combination thereof, which is legally non-conforming as a result of the circumstances 
described in this subsection. 

b. Non-conforming Structure shall mean any building or structure which does not fully 
conform to the development standards and regulations set forth in the Code, but which 
is legally non-conforming as a result of the circumstances described in this subsection. 

c. Non-conforming Sign shall mean any sign that does not fully conform to the standards 
of the sign regulations of the Code and/or the Code of Ordinances, as amended or its 
successors, and that is legally non-conforming as a result of the circumstances described 
in this subsection. 
Non-conforming Site Element shall mean any permanent item on a lot such as landscaping, 
outdoor seating area, fencing, screening wall, site lighting, or parking lot improvements, 
that does not fully conform to the standards and regulations set forth in the Code and that 
is legally non-conforming as a result of the circumstances described in this subsection. 

 

1. Continuation of Non-Conforming Use, Structure, Site Element or Sign 
A non-conforming use, structure, sign or site element occurring or existing on property within 
the Sub-district may continue, notwithstanding its non-conformity with the provisions of the 
Code, subject to the following: 

a. Non-Conforming Use 
• Except as otherwise permitted herein, Aa non-conforming use shall be 

changed only to a use conforming to the requirements of the Sub-district in 
which it is located and not to another non- conforming use. 

• A building occupied entirely or partially by a nonconforming use may be 
occupied by another nonconforming use, provided, however, (i) the size of the 
building may not be  increased, (ii) motor vehicle repair uses are not permitted, 
and (iii) outdoor storage is not permitted. 

• A non-conforming use shall not be expanded within an existing building, nor may 
the building be expanded or structurally altered to accommodate the non- 
conforming use. 

• A non-conforming use of land or building shall not be enlarged, increased, or 
extended to occupy a greater area of land than was occupied at the time the use of 
the land or building became a non-conforming use. 

• A non-conforming use within a building shall not be expanded to occupy any land 
outside the building. 

• A non-conforming use, if changed to a conforming use, shall not thereafter be 
changed back to any non-conforming use. 
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• A non-conforming use of property within a Sub-district, if abandoned or discontinued 
for a period exceeding six nine months, shall be deemed to be an abandonment of 
such use,  unless the owner of the building containing the nonconforming use 
presents evidence that the owner had been actively seeking other nonconforming 
uses of the property regardless of intent. Such use shall not thereafter be 
reestablished, and any subsequent use shall conform to the requirements of the Sub-
district in which the property is located. Discontinuance of a non-conforming use 
shall commence on the actual date of discontinuance as determined by the City. 

b. Non-Conforming Structure 
• A non-conforming structure, may be used for any permitted use in the applicable 

Sub-district or for any legal non-conforming use using the non-conforming structure 
prior to the date the use or the structure became non-conforming. 

• Maintenance and repair of a non-conforming structure is expressly permitted to 
comply with applicable health and safety regulations or minimum building standards 
or to otherwise prevent injury to person or property or to improve the exterior 
aesthetics of the structure. 

• A non-conforming structure or portion thereof may be demolished and once 
demolished shall not thereafter be reconstructed. 

• Interior remodeling of a non-conforming structure within the existing building 
footprint is permitted, provided the applicable building, fire, health and safety codes 
are met. 

 
c. Non-Conforming Sign 

A non-conforming sign may be refaced, repaired or demolished but shall not otherwise be 
modified including enlargement. A non-conforming sign, once demolished, may not 
thereafter be reconstructed. 
3. Non-Conforming Site Element 

a. Non-conforming site elements, such as landscaping, outdoor seating area, fencing, 
screening wall, site lighting, parking lot improvements, or other non-conforming site 
elements or improvements, or portions thereof, typically reflected on an approved 
development plan, may be repaired, replaced, maintained or demolished. Once 
demolished, non-conforming site elements may not thereafter be reconstructed. 

b. The City Manager or designee may administratively approve an amendment to an 
approved site plan or an approved landscape plan for a non-conforming property to 
allow a change in aesthetic enhancements, parking and/or circulation changes, 
landscape materials, outdoor seating areas, fencing, screening wall, and/or site 
lighting to a site element that conforms to the Code. 

 

4. Restoration of Non-Conforming Structure, Site Element or Sign after Damage or 
Destruction 
a. In the event a non-conforming structure is partially destroyed or damaged by fire, 

explosion, windstorm, flood or other casualty or act of God or public enemy to an extent 
exceeding 50% of its market value, said structure shall not be rebuilt, restored, 
reestablished or reoccupied except in conformance with the applicable requirements of 
the Code, including those of the zoning district and Sub-district in which it is located. 

b. If a non-conforming structure is partially damaged or destroyed by fire, explosion, 
windstorm, flood or other casualty or act of God or public enemy to an extent not 
exceeding 50% of its market value, such structure may be rebuilt, restored, reestablished 
or reoccupied to the extent it existed prior to the damage or destruction. Furthermore, 
an application for a building permit for the reconstruction must be made within six 
months of the event resulting in the damage or destruction (with one extension of six 
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