
 

 

CITY OF RICHARDSON 

CITY PLAN COMMISSION MINUTES – JUNE 1, 2021 

The Richardson City Plan Commission met on June 1, 2021, at 7:00 p.m. in the City Council 

Chambers, 411 W. Arapaho Road, Richardson, Texas. 

MEMBERS PRESENT: Randy Roland, Chairman 

  Bryan Marsh, Vice Chairman 

  Joe Costantino, Commissioner 

 Gwen Walraven, Commissioner 

  Michael Keller, Commissioner 

  Gary Beach, Commissioner 

 

MEMBERS ABSENT: Ken Southard, Commissioner 

  Stephen Springs, Commissioner 

  Sibyl LaCour, Commissioner 

  

CITY STAFF PRESENT: Sam Chavez, Assistant Director – Dev. Services – Planning 

  Daniel Harper, Senior Planner 

  Amber Hogg, Administrative Secretary I 
 

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 May 4, 2021. 

 

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

second by Commissioner Beach.  Motion passed 6-0. 

PUBLIC HEARING 

 

2. ZF 21-08 – PD Amendment & Special Permit – Popeyes Restaurant:  Consider and act on 

a request to amend the concept plan on 0.61 acres of a 7.25 acre property located east of N. 

Plano Road, on the north side of E. Beltline Road currently zoned PD Planned Development 

District for the C-M Commercial District including modified development standards and 

approval of a Special Permit for a restaurant with drive-through service on 0.61 acres to allow 

development of a 2,500 square foot restaurant.  Property Owner:  Jia Hui Lang, TFW 

Properties, LCC. and B&P Square LLC.  Staff:  Daniel Harper. 

 

Mr. Harper began his presentation stating the applicant was requesting amendments to the PD 

Planned Development of Ordinance 4285 and a Special Permit for a restaurant with drive-

through service with modified development.   
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The property was zoned PD Planned Development and was comprised of two lots (Lots 2E 

and Lot 4) and located east of Plano Road, on the north side of E. Beltline Road.  The PD 

Planned Development applied to the 7.25-acres of property.  The applicant proposed to modify 

the currently approved concept plan of the PD to accommodate a restaurant with drive-through 

service located on Lot 4.  In 2018, a PD Planned Development was approved for both properties 

which included an approximately 3,540 square foot restaurant to be located on Lot 4 and to 

require a parking agreement between both properties with a minimum of 435 parking spaces.  

The applicant proposed to amend those two components of the PD Planned Development.  The 

proposed changes requested were for a change of use on Lot 4 from a traditional restaurant to 

a restaurant with drive-through service and also to reduce the required amount of minimum 

parking spaces shared between Lot 2E and Lot 4 from 435 spaces to 431 spaces. 

 

The second request was for a proposed drive-through restaurant on Lot 4.  The applicant would 

maintain the required 1 space per 100 square feet parking ratio for restaurants.  The proposed 

total parking spaces provided on Lot 4 would be twenty-five (25) spaces.  However, the overall 

parking count for the two properties would be reduced by 4 spaces for a total of 431.  To 

support the reduced parking space numbers a parking study was performed on behalf of the 

applicant in 2018 when the original PD was approved.  Both City staff and the applicant 

determined that a new study would not reflect accurately due to COVID-19 precautions and 

conditions, therefore staff did not request one.  The 2018 Study determined that less than 50% 

of the existing parking spaces were utilized during peak demand periods.   

 

The proposed site plan showed a drive-through restaurant with six (6) queuing spaces located 

on the western side of the building.  The property had access to E. Belt Line Road which served 

as access to the northern property by a mutual access easement on the east side of the property.  

The property would also be served by a new access easement established on the property to 

the west. 

 

The property’s developmental area was restricted by mutual access, drainage and utility 

easements located in the northern portion of the property and a sanitary sewer and gas easement 

on the west side of the property.  There was also a 10-foot street easement located along E. 

Belt Line Road with four (4) of the five (5) parking spaces encroaching onto the street 

easement.  Because of those constraints, the site was limited to an internal one-way drive on 

the southern side of the property that could only be served by the western mutual access 

easement.  The applicant also proposed modified development standards to include a reduction 

in landscape buffers along E. Belt Line Road from 10-feet to 8-feet and a reduction of 

landscape island widths from 10-feet to 9-feet.   

 

Mr. Harper concluded his presentation stating the application provided proposed building 

elevations which conformed to the City of Richardson’s requirements, then made himself 

available for questions. 

 

Chairman Roland asked would the landscape buffer along E. Belt Line Road remain as it 

existed today. 
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Mr. Harper responded yes.  None of the existing curbing along the south end of the property 

would be removed or changed. 

 

Vice Chairman Marsh asked for confirmation of the original Concept Plan and the drive aisle 

along the west side of the property of Lot 4.  Was the drive aisle there to provide circulation 

for Lot 2E?  Also, being that it was the same property owner, would a mutual access agreement 

across the subject property not be necessary.  Lastly, he asked about the request as proposed, 

would it no longer provide access to the south along the west side of the subject property. 

 

Mr. Harper responded yes to all inquiries. 

 

Vice Chairman Marsh asked if there were requirements for a fire lane to be provided along the 

west end of the subject property. 

 

Mr. Harper responded no. 

 

Mr. Maxwell Fisher, 2201 Main Street, Dallas came forward to speak in favor of the request 

and provided an overview of the request.  The Popeyes franchise was owned by Restaurant 

Brand International (RBI), and the franchisee would be Continental Superior Management 

(CSM) from the Houston, Texas area.  

 

He spoke briefly about several in-house processes/practices that defined them as a leading 

franchisee. He stated markets illustrated that the ‘Chicken Sandwich’ was a high demand 

product, even during the pandemic, thus, the expansion in the DFW market.  He spoke about 

the DFW Expansion Plan; their rebranding initiative; Intelligent Analytics – Submarket 

Analysis and a site plan overview stating the main access point for the restaurant would be on 

the east of the property.  He also confirmed that a mutual access agreement had been secured 

with AT&T for the driveway on AT&T’s property.  He discussed building elevations with 

more detail as well as their efforts with neighborhood engagement (Berkner Park, Glenville, 

Mark Twain and Duck Creek neighborhoods) through multiple emails and video conferences.  

Mr. Fisher concluded that his presentation and made himself available for questions. 

 

Commissioner Walraven stated there was no reference to the Popeyes restaurant located at 

Beltline Road and Coit Road.  Was that location referenced as part of analysis information 

provided and was this location part of the Restaurant Brand International franchise.   

 

Mr. Lakhany, 13322 Tropicana Drive, Houston Texas came forward to confirm there was no 

affiliation with the Popeyes franchisee located at Beltline Road and Coit Road. 

 

Commissioner Beach asked about drive-through queuing overflow and how it would be 

handled. 

 

Mr. Fisher responded the on-site drive aisle on the east side of the restaurant could serve as an 

extension of the drive-through lane. 
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Mr. Lakhany stated Popeye’s Restaurants were preferred operators that had historically 

maintained a successful drive-through service.  The queuing of each car from beginning to end 

(order board to drive-through window) was 90-seconds (inclusive of pre-orders).  Tracking of 

other locations illustrated queuing was not beyond six (6) vehicles. 

 

Chairman Roland asked if the site also included dine-in services. 

 

Mr. Fisher responded yes. 

 

Vice Chairman Marsh asked how many dine-in seats would be available.  He inquired further 

about the access to the west side of the property and if the access easement obtained from 

AT&T was to force traffic from the north onto the site. 

 

Mr. Fisher stated there would be dine-in seating for forty-six (46).  He also stated they tried to 

secure a full access easement along the eastern boundary of the property to the west; however, 

AT&T agreed to only provide an access easement that would be for the drive approach to serve 

the subject site.  

 

Mr. Lakhany provided a response concerning dumpsters stating there was a dumpster process 

currently being implemented in operations that designated one-individual that would follow a 

daily schedule to have the refuse removed which typically took place between the morning 

hours of 6:00 a.m. – 6:30 a.m.  Lastly, signage would be provided (monument) towards the 

end of the drive-through clearly providing direction/instruction that would require a left turn 

at the end of the drive-through lane. 

 

With no questions for staff, Chairman Roland opened the public hearing. 

 

With no further comments in favor or in opposition to the request, Chairman Roland closed 

the public hearing and asked the Commission for additional comments or a motion. 

 

Vice Chairman Marsh expressed concern regarding traffic flow on the property.  The west side 

of the property provided an important circulation path for the other businesses located within 

the Centre, particularly to the north which would no longer exist as proposed.  The mutual 

access easement on the east side would be the primary entrance/exit to Beltline Road, with the 

driveway on the west side being a secondary point of access.  Effectively the drive aisle would 

be taken away regardless of the mutual access easement at the northwest corner of the property 

effectively diverting traffic onto the AT&T site without permission.  In short, it would take 

away a circulation point from the rest of the Centre.   

 

There was also concern regarding stacking or queuing within the drive-through lane creating 

congestion on the site.  His final concern was regarding the dumpster.  Primarily that it would 

be the first point of sight when entering the property in addition to traffic congestion when the 

dumpster was being serviced. 
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Commissioner Costantino expressed concern regarding access onto the site stating individuals 

would be more likely to cross over parking areas to get to the drive-through lane.  He spoke 

about the queuing of vehicles and that it seemed they should que around the building and down 

through the subject property.  He also said the dumpster location could potentially pose a 

congestion issue. 

 

Commissioner Beach state that when people turn onto the site from the Beltline Road driveway 

and view the location of the restaurant, they would more than likely drive directly towards the 

queuing area through the northern most entrance lane instead of through the southernmost drive 

aisle designated to the property.  He felt if there were potentially three (3) entrances to the 

property, natural inclination would be to utilize any of those three (3) entrances as opposed to 

the one designated for the subject property. 

 

Mr. Chavez provided more clarity regarding the drive-through and queuing.  He stated the 

queuing begins from the menu board backwards as opposed from the menu board forward to 

the drive-through window.  The menu board forward would be where the 90-second service 

time frame began.  In other words, the order would be placed and within 90-seconds you would 

be pulling away from the drive-through window.  Based on the provided drawing there could 

be three (3) conflicting points of people trying to get into the que. 

 

Commissioner Walraven concurred with comments provide by Commissioners Beach and 

Costantino concerning congestion on the subject site.  She asked about the order board queuing 

being reduced from three (3) to two (2) queuing spaces. 

 

Mr. Harper answered the reduction was due to a water easement. 

 

Chairman Roland asked if the menu board was a permanent structure as it would be over the 

water easement. 

 

Mr. Chavez responded yes. 

 

Mr. Fisher responded that there would be drive-through signage to help customers understand 

where to go in addition to striping of the drive-through interior lane.  He commented on the 

dumpsters stating they were all access and it wasn’t uncommon to have back-up areas.  The 

proposed location was due to the subject site being tight.  The refuse collection could be 

scheduled at any time (e.g. off-peak hours).  He addressed the access easement to the northwest 

stating it would be maintained and was not a primary access point. 

 

Chairman Roland further commented that the dumpster could be a point of contention because 

of the location.  Furthermore, it would be incumbent upon the operator to ensure closing the 

doors because it would be located on a main entrance and to deter others from using it. 

 

Commissioner Costantino asked would it be appropriate to require striping of the drive-through 

lane. 
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Chairman Roland responded it would be beneficial to the public.  He continued by asking staff 

if a bail-out lane was provided. 

 

Mr. Harper confirmed that a bail-out lane was provided. 

 

With no further questions of the applicant or staff, Chairman Roland closed the public hearing 

and asked for a motion. 

 

Motion: Vice Chairman Marsh made a motion to recommend denial without prejudice 

of Zoning File 21-08; second by Commissioner Beach.  Motion failed 2-4 

(Chairman Roland and Commissioners Costantino, Walraven and Keller 

opposed). 

 

Commissioner Costantino made a motion to recommend approval of Zoning 

File 21-08 as presented, including an additional condition to require striping 

of the queuing lane leading to the drive-through lane on the east side of the 

building; second by Commissioner Walraven.  Motion passed 4-2 (Vice 

Chairman Marsh and Commissioner Beach opposed). 

Adjourn 

 

With no further business before the Commission, Chairman Roland adjourned the regular 

business meeting at 7:58 p.m. 

 

 

 

______________________ 

Randy Roland, Chairman 
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