CITY OF RICHARDSON
CITY PLAN COMMISSION MINUTES — NOVEMBER 17, 2020

The Richardson City Plan Commission met on November 17, 2020, at 7:00 p.m. in the City
Council Chambers, 411 W. Arapaho Road, Richardson, Texas.

MEMBERS PRESENT: Ron Taylor, Chairman
Randy Roland, Vice Chairman
Ken Southard, Commissioner
Gary Beach, Commissioner

MEMBERS ABSENT: Gwen Walraven, Commissioner
Michael Keller, Commissioner
Stephen Springs, Commissioner
Joe Costantino, Commissioner

CITY STAFF PRESENT: Michael Spicer, Director — Development Services
Sam Chavez, Assistant Director — Dev. Services — Planning
Cidnee McCutchen, Administrative Clerk

BRIEFING SESSION

Prior to the start of the regular business meeting, the City Plan Commission met with staff
regarding staff reports and agenda items. No action was taken.

REGULAR BUSINESS MEETING

1. Approval of Minutes of the regular business meeting on November 5, 2020.

Motion: Vice Chairman Roland made a motion to approve the minutes as presented;
second by Commissioner Southern. Motion passed 4-0.

CONSENT AGENDA

2. Zoning File 20-13 - PD Planned Development - UTD Student Housing Village (continued
from the October 20, 2020 CPC Meeting): Consider and act on a request to rezone 10.03 acres
located between Waterview Parkway and PGBT, east of Frankford Road from TO-M
Technical Office and PD Planned Development for the TO-M Technical Office District to PD
Planned Development for the A-950-M Apartment District with modified development
standards to allow development of one, 5-story apartment building for a total of 242 units to
accommodate approximately 800 beds. Property Owner: Mehrdad Mazaheri, George Bush
Highway Investments LLC. Staff: Sam Chavez.

Sam Chavez presented on the case. The applicant is requesting approval to rezone the subject
10.03 acre site to a Planned Development District for the A-950-M Apartment District with
modified development standards to allow development of one, 5-story apartment building for
a total of 242 units to accommodate approximately 800 beds.
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Mr. Chavez reminded the Commissioners that included in their packets is the requested
information of the UTD Campus Master Plan Update 2018, a revised concept plan, information
about the private shuttle, and an exhibit depicting existing building heights located a quarter
of a mile from the subject site.

The applicant submitted a traffic impact analysis as a part of the application. Based on staff’s
review, the traffic impact to the roadway network and intersections are highly dependent on
travel road share types such as walking, biking, taking a bus or shuttle. Any deviation from
those will increase delays at key intersections. As a result, a condition is in the packet to
require a private shuttle service to be provided for the students by the development.

The site is a 10-acre site with a total building area of 368,444 square feet. Lot coverage is 21%
and the number of units is 242 for a density of 24.1 units to the acre and provided the
Commission with a breakdown of the type of units and number of beds.

The required number of parking spaces per unit is 484 spaces, while 647 spaces are provided
resulting in an increase of 63 parking spaces from the original concept plan. The parking
garage number is still the same with 329 spaces. The revised parking ratio per bedroom is now
0.8 spaces per bed, while the original was 0.73 spaces per bedroom. The applicant considered
providing a one parking space per bedroom ratio; however, 3/4 of the open space on the west
side of the development would have to be paved.

The building elevations depict a five-story structure, with the entrance to the parking structure
located on the east side of the building and the leasing office located on the west side of the
building.

Mr. Chavez review the site data table for the project which depicted the proposed development
standards and stated that the proposed development of the property as residential does not
conform with the Regional Employment land use designation of the Future Land Use Plan and
it is not compatible with the existing land uses surrounding the property which are developed
as either office or medical uses. The Regional Employment land use designation essentially
starts at the west city line and extends over to Custer Parkway.

The proposed parking ratio per bedroom may not be sufficient. A similar student housing
development was required a parking ratio as one space per bedroom, however, upon
documented parking studies of that project the parking was reduced to 0.8 spaces per bedroom.
The subject development was campus adjacent; it was directly across the street on Synergy
Parkway as opposed to off campus or % of a mile walking distance from the campus.

Mr. Chavez concluded his presentation and made himself available for questions.

With no questions for staff, Chairman Taylor opened the public hearing.
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Mr. Michael Augustine, 3100 Pinebrook Road, Park City, Utah, the applicant addressed some
of the changes that were made in direct response to the comments from the last City Plan
Commission meeting.

The revised parking ratio to 0.8 per bed concept was doing what is best for the resident. We
are well above the required per unit parking. We are open to the one parking space per unit,
but the fact that is we would be sort of speculating whether one space versus 0.8 would be
adequate right now. In exchange we would have to wipe out a bunch of undeveloped open
space and do feel it is not environmentally responsible to pave an open space in advance of
knowing what the real demand is and are open to add as much parking as demand requires.

We included information on a parking shuttle. This is not our first time to provide the service.
We have provided them in other markets, with the information we shared that came from
another contract and it happened to be from Oxford, Mississippi. We not using the parking
shuttle as a reaction to sort of helping the traffic impact analysis. We believe based on its
location, there will be student residents riding bicycles and walking to school but having the
private shuttle is a huge amenity which will come with renting at the community.

One of the big items that came up is making sure we had communication with UTD. He
personally did not have a conversation with UTD but noticed that Dr. Jamison and the property
owner were able to setup a meeting almost immediately after the last Commission meeting.
He thought it was a great conversation and stated they are going to be neighbors and he reaches
out to all his neighbors especially universities. Our experience is that they are sometimes
successful at communicating and sometimes not. A summary of the topics of the discussion
were the UTD Master Plan, UTD’s growth around housing and who UTD was as a university.
There was an interest in protection and concern around COVID with the main concern not the
project itself, but the concern was around the timing of when university life may get back to
normal. He understands UTD’s concern with timing and although we don’t agree, we are
grateful for the opportunity to have had that conversation.

Apart of doing our diligence, we reviewed the trends in the market, and we own a bunch of
student assets all over the county. When COVID hit we feared how this would affect us. He
received information from 3™ a party research company called Axiometrics which happens to
be the largest in the country around student housing data and have information on enrollment,
and student housing on and off campus. Enrollment has increased with 88.5% occupancy for
the three phases at Northside. The two stats he noticed that were positive were that one of the
largest phases were at 92.9% and is now at 96% occupied and Phase 3 which is only 370 beds
was at 45.9% but is now at 64% occupied. It shows that students continue to sign leases even
after school starting.

We think this is a great location for purpose-built, by the bed, student housing. It is close to
campus and helps alleviate shadow market. Shadow market is defined as any other rental
property that is not a large apartment complex or a purpose-built student facility where students
are living.
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We noticed the new submitted comment cards speak to students not having the opportunity to
live close to campus. Either off campus was not an option or housing was not affordable. We
believe creating a community which consolidates the students near the university helps with
noise, traffic, and more. We know that 10% of other communities are occupied by students.

On the west side of campus, we called 25 different properties and what we found out is what
we knew was obvious and its really numbers. Full time enrollment minus on campus housing
leaves you roughly with between 16,000 and 18,000 students. Historically UTD has been a
commuter school. Half are driving to school from another residence, you are talking about
thousands of students that do not have housing close to campus. There were a handful of
comment cards from students saying they wished they had more opportunities to live closer to
school.

We are having a lot of issues with housing and again we don’t have a crystal ball, but we know
that most markets having housing close to the university will help consolidate residents from
around the community that want to live close to campus to have that college life.

Although we know apartments are not a compatible use with the Comprehensive Plan, we
know that those plans change. Based on data, office has been a dying breed and it is not a
surprise there are tons of office vacancies. People work based on demographics which have
been changing. We know this area had been envisioned for medical office which is built all
around it. We feel based on the UTD Master Plan, the Northside development and DART that
they are moving in this direction and we feel the use of student housing would be adjacent to
campus at some point.

We know that purpose-built student housing helps the university and that students see they
have great options to live close to campus. He concluded his presentation and made himself
available for questions.

Vice Chairman Roland asked how do you make sure that residents and visitors are not using
the adjacent parking lots since there is parking everywhere.

Mr. Augustine stated apart of their leasing packet information, there will be parking violations
issued if we are getting messages from our neighbors. If we receive 12-15 complaints in a
twelve-month span, we could pave more parking. We have the property to construct more
parking if necessary, at any time.

Vice Chairman Roland stated that the applicant mentioned in his presentation that he will
provide quality of life for the students, how is that different from a typical apartment.

Mr. Augustine stated they have worked for two decades with some of the best operator student
housing companies in the country. It operates around the university’s student academic
calendar, so this year as an example it would revolve around athletics, Greek Life, housing
fairs, etc. The calendar of community events coincides with university events.
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Vice Chairman Roland asked the if food, or a café type facility would be provided.

Mr. Augustine stated yes. Part of their amenities typically ranges from 10,000 to 12,000 square
feet of a big interactive study area, similar to a library. We are constantly building little cafés
to offer coffee, cookies, popcorn, pizza, and provide chef events on how to prepare meals. The
pools are popular and pool parties. So yes, there is all of that and more the entire year.

Vice Chairman Roland asked if they have a backup plan in case it takes five years to recover
and there are no additional students who want to rent and what do these buildings become.

Mr. Augustine reminded the Commission there is a lot more on the line other than occupancy,
we sign as individuals and this could take livelihoods down and we do not take this lightly.
We would probably be the least desirable community to lease to other than students. All of
the bedrooms are the same size, and there is no master bedroom. I would not want to have 800
students as my neighbors. It is hard to rent an apartment by the bed, they are all fully furnished,
and all utilities are included.

Vice Chairman Roland asked the applicant was his plan for COVID to go away quick.

Mr. Augustine stated the earliest this will be built is Fall of 2023. We feel with pretty good
confidence that this will be under control enough to have some normalcy back. The demand
has always been in Richardson at UTD. There are thousands of students with a shortage of
housing.

Commissioner Southard stated that there has been a lot of concern over the past few years in
Richardson with Airbnb temptations and asked if they have any provisions for short term
housing for parents if some of the apartments are not filled by students.

Mr. Augustine stated no, for several reasons. It would not be allowed by ordinance, so we
would be violation; it really degrades the integrity of the community and we investigated that,
and we run into an insurance liability issues.

Commissioner Southard said it is encouraging that he has already thought about that. He also
stated that one of the things in the comment cards that caught his attention were the relatively
high prices in a student’s point of view and asked if he could make any comments on how you
compare and compete with other apartment communities.

Mr. Augustine stated that they always do a thorough analysis. Generally, there are going to be
priced right along with Northside. Specifically, between a $10 and $20 price different. He by
no means thinks he can charge more than that.

Commissioner Beach asked the applicant was there any other consideration for a parking
structure instead of paving over additional green space.
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Mr. Augustine stated yes, they had. A parking garage is a part of our building anyway. He
stated they were trying to be sensitive to the height, so that is a difficult decision.

Chairman Taylor asked the applicant to provide additional information about the shuttle.

Mr. Augustine stated that they usually provide a 26 to 28 passenger shuttle. As we are pre-
leasing, we will generally survey the students with questions such as to how many classes, and
what time are the classes and collect the data. In a generic response we would focus on the
high peak hours in the am and pm with constant routes. We will tailor our program to what is
best for our students. Not only will it be a university shuttle, but they also identify nightlife
areas, shopping and more. They want it to be an amenity versus just a convenience.

Public Comments

The following people spoke in favor of the proposed request:

Connie Holland 502 Royal Crest,
Jennifer Morra 800 Edgefield,

Paul G. Dale, Plano, Texas,
Thurston Witt with CBRE,

Dr. Ali 3800 Canterra,

Dr. Augustin 3503 Willowbrook,
Nick Sadegi 1811 N. Glenville, and
Roya Azar 4 Southerrn Hills Ct.

Dr. Calvin Jamison spoke in opposition of the proposed development. He stated he was
opposed due to the timing in response to COVID. He feels if the development is up to early,
they will not be able to fill the community adequately with students based on the current
occupancy levels being low due to COVID. He doesn’t know when we can fully populate this
community, this needs to be planned in out years. Fall enrollment this year was 20% on
campus and 80% online. He feels it is going to take a while to get things back to normal. Once
the vaccine comes out, we will gradually move forward. He also stated that if the development
does begin, they need to change the project name for liability reasons due to them not even
being affiliated with UTD. He does not want incidents to happen there and the University get
calls about it.

Vice Chairman Roland asked Dr. Jamison about his partnership with UTD Northside and asked
if the University receives profits from the unit leases.

Dr. Jamison stated no, the University does not; Northside only leases the land.

Chairman Taylor asked if his timing concern was driven by the unforeseen pandemic and when
we will recover from it.
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Dr. Jamison said that is a huge part of it. The key part is making sure everyone is successful.
He doesn’t know when they will fully populate the campus.

Vice Chairman Roland asked if the university has done any research to see where the shadow
market/commuters are coming from and how prevalent the issue is.

Dr. Jamison stated we have a feel of where the addresses are, and we also know the number of
students that ride the shuttle buses. Our bus routes reflect in many cases where students are
living. Students are going to go where they can get affordable housing. The main thing is that
as we continue to grow, our strategic plan overall is that by next fall we will have about 8,100
beds. We are going to be at about 35,000 in student population based on our Strategic Plan.
Our concern is if you build the project to soon it is not going to address the demand and it will
be a competition to fill those beds overall for everyone.

Commissioner Gary Beach asked Dr. Jamison to specify the ages of the majority of the
students.

Dr. Jamison stated students range from 16-85 years of age. The demographics of our student
body has changed dramatically. We are going to have more under the age of 21 as supposed
to the previous years.

Chairman Taylor asked if anyone else wished to speak in opposition.

With no further comments, Chairman Taylor asked the applicant is he wished to come forward
and discuss any points made.

Mr. Augustine stated he tried to change the name of the proposed development, but it was too
late to change it after the initial submittal of the application. He stated that the new plans that
were submitted were changed to their company name. They have no intent to be affiliated of
any kind with UTD, we just want to be a good neighbor. He also touched on that it is not just
an occupancy issue, it is also a choice option. Some students want to live really close to
campus, but not physically on campus.

Chairman Taylor asked in terms of the population; if it is fully occupied, how many students
would live there.

Mr. Augustine stated 800 students.

With no further comments, Chairman Taylor closed the public hearing and asked the
Commission if they had any additional questions for staff.

Vice Chairman Roland stated that there is a partnership with UTD Northside and on-campus
housing. He was glad he didn’t hear anything about UTD not wanting competition necessarily
in this meeting, but he did hear it during the last meeting in October.
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He was relieved to hear it is not competition and the issue is timing and that as a city
government he did feel he can stop a development just because of what may or may not happen
with COVID. He reviewed the maps that were submitted, and he thinks they are
comprehensive for that they would be doing. The new owner and developer are bringing
something before us to consider and they made adjustments from what we saw last time. With
the timing issue being taken out of it, I don’t think this will be a bad thing for the City.

Commissioner Beach stated that what Dr. Jamison was saying in respect to timing is that it can
infer some risks for the university. However, for this project the developers will have all the
risk not anyone else. He does not feel that 800 beds are consequential.

Chairman Taylor seconded Commissioner Beach’s statement.

Commissioner Southard stated that his concerns have been addressed reasonably. The one
concern he has is that the proposed use for the land was not designated on the Future Land Use
Plan and that it will raise questions regarding occupancy when it goes to City Council.

Motion: Vice Chairman Roland made a motion to recommend approval of Zoning File
20-13 PD — Planned Development- Student housing Village as presented;
second by Chairman Taylor. Motion Passed 4-0.

3. Zoning File 20-20 — Special Permit — Indoor Pickleball: Consider and act on a Special
Permit request for an indoor pickleball facility on 1.23 acres located at 1000 Hampshire Lane,
south of W. Arapaho Road, on the east side of Hampshire Lane, currently zoned C-M
Commercial with a Special Permit for an indoor soccer facility. Property Owner: Claudia
Gordillo. Staff: Daniel Harper

Mr. Chavez presented the case. He stated that this facility has a history of being used as various
types of indoor recreational facilities dating back in 1982-2012. The last approved Special
Permit was for an indoor soccer facility that included alternate parking ratios.

The current request is for approval of a Special Permit for an indoor pickleball court facility.
The interior would be remodeled to develop 6 indoor play court areas which are the size of a
badminton court. Each court would support 4 players per court for a total of 24. The proposed
parking ratios was modeled after the previous Special Permit and accounted for a total of 48
parking space; 24 spaces for active players and the other 24 spaces for individuals waiting for
their play on the court and includes parking for other ancillary uses with a total of 67 spaces
provided on site. No exterior modifications are proposed with the request. The hours of
operation are Monday-Friday from 8 a.m.-9 p.m. and Saturday and Sunday from 9 a.m.-9 p.m.

To date, no correspondence has been received on the request. He concluded his presentation,
made himself available for questions, and informed the Commission that the applicant will not

be in attendance due to a family emergency.

With no questions of staff, Chairman Taylor opened the public hearing.
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With no comments in favor or in opposition to the request, Chairman Taylor closed the public
and asked the Commission if they had any additional questions for staff or would like to move
for a motion.

Commissioner Southard stated that he feels there is a market for pickleball.

With no further comments, Chairman Taylor called for motion.

Motion: Commissioner Beach made a motion to recommend approval of Zoning File
20-20 — Special Permit — Indoor Pickleball, second by Commissioner Southard.
Motion Passed 4-0.

Adjourn

With no further business before the Commission, Chairman Taylor adjourned the regular
business meeting at 8:46 p.m.

Ron Taylor, Chairman





