
 

CITY OF RICHARDSON 
CITY PLAN COMMISSION MINUTES – FEBRUARY 15, 2022 

The Richardson City Plan Commission met on February 15, 2022, at 7:00 p.m. in the City Council 
Chambers, 411 W. Arapaho Road, Richardson, Texas. 

MEMBERS PRESENT: Bryan Marsh, Chairman 
  Kenneth Southard, Commissioner 
  Joe Costantino, Commissioner 
  Sibyl LaCour, Commissioner 
  Nate Roberts, Commissioner 
  Gwen Walraven, Commissioner 
  Michael Keller, Commissioner 
  Gary Beach, Commissioner 
   
MEMBERS ABSENT: Stephen Springs, Vice Chairman 
   
CITY STAFF PRESENT: Sam Chavez, Interim Director – Development Services 
  Chris Shacklett, Interim Asst. Director – Planning 
  Daniel Harper, Senior Planner 
  Ruth Rodriguez, Administrative Assistant 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 of February 1, 2022. 

 
Motion: Commissioner LaCour made a motion to approve the minutes as corrected; 

Seconded by Commissioner Costantino.  Motion passed 7-0. 
 
PUBLIC HEARING 
 

1. Zoning File 21-27 – PD Amendment & Special Permit – Hawaiian Bros: Consider and 
act on a request to rezone two (2) lots totaling 20.72 acres located at the northeast corner of N. 
Coit Road and W. Campbell Road from PD Planned Development for the LR-M(2) Local 
Retail District to PD Planned Development for the LR-M(2) Local Retail District with 
amended development standards with a revised concept plan and approval of a Special Permit 
request for a restaurant with drive-through service located within an existing building. Property 

Owner: Coy Quine, Quine & Associates, representing Tri-State Commercial Associates. Staff: 

Daniel Harper 

 

Mr. Harper began his presentation stating the applicant was requesting to rezone two (2) lots 
to amend an existing PD Planned Development with a revised concept plan and approval of a 
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Special Permit for a restaurant with drive-through service located in an existing building. The 
property was currently zoned PD Planned Development per Ordinance 4342, which was 
approved in 2018. The purpose of the zoning change was to simplify the parking and landscape 
requirements as well as to allow the existing retail building to be demolished and to construct 
an 816-square foot convenience store and Tom Thumb motor vehicle service station.  
 
The proposed PD Planned Development concept plan included two (2) lots totaling 
approximately 20.72 acres. Lot 1 was a 20.01-acre lot developed with five (5) buildings, 
including retail, restaurant, and office space including the Tom Thumb grocery store. Lot 2 
was a 0.71-acre lot developed with a 5,834-square retail building that was currently vacant. 
The applicant proposed an overall concept plan that showed the redevelopment of the existing 
retail building on Lot (2) to accommodate a restaurant with two (2) separate drive-through 
lanes. The overall concept plan amended Lot 2 and reflected the removal of the motor vehicle 
service station and showed the remodeled retail building to accommodate the restaurant with 
drive-through service. The existing zoning required a minimum of 850 parking spaces for the 
two (2) lots. The proposed concept plan provided 967 parking spaces. The applicant was not 
requesting to modify the minimum required number of parking spaces. The restaurant would 
typically require fifty-seven (57) spaces; however, there are only three (3) parking spaces 
provided on-site. According to the applicant, a reciprocal easement between the two (2) lots 
existed which allowed access and parking to be shared between the two (2) lots. Staff included 
a condition of approval stating a parking agreement granting the use of a minimum of fifty-
four (54) parking spaces on Lot 1 be approved by the City and recorded with Dallas County to 
ensure that adequate parking is preserved for the restaurant on Lot 2. 
 
The applicant provided a concept site plan with two (2) drive-through lanes on Lot 2. There 
was a traditional drive-through window located on the east side of the building with a 
traditional menu board and speaker box. The northern drive-through window would be 
exclusively for on-line order pick-up. There would not be a menu board or speaker box at this 
window. The northern wall of the existing building would be demolished and then set back 
approximately three (3) feet to accommodate the drive-through lane on the north side of the 
building. This modification was required to address building code requirements related to the 
location of building openings to property lines.  To accommodate this design, the parking area 
north of the building, located on Lot 1, was reconfigured as a one-way drive aisle to 
accommodate the window. Once the driver picks up their order, they would turn in a clockwise 
fashion back into the north/south drive aisle. There were six (6) parking spaces west of the 
northern drive-through lane angled to accommodate the one-way traffic flow.  
 
The primary drive-through lane was located on the east side of the existing building and had 
access from the south. The drive-through lane exits near the northeast corner of the building, 
exiting to the fire lane located east of the building. Due to the geometric constraints of the site, 
access to the drive-through lane entrance, when approaching from the north, requires the driver 
to perform a full a U-turn maneuver. The proposed U-Turn was particularly tight for passenger 
cars and could be difficult for SUV’s or trucks. The applicant provided turning models 
illustrating the turns. Mr. Harper continued by stating the turn was possible, however it would 
be likely that a driver would have to swing out wide into the fire lane on the east side and into 
the opposite side of the fire lane or into the parking area located on the south side of the 
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building. The drive-through entrance was easily accessible with a southern approach.  It was 
staff’s opinion that drivers would learn, over time, the best route for accessing the drive-
through lane.  
 
Mr. Harper continued stating the surrounding retail area known as the “Lennox Center” was 
developed in 1996 as a cohesive development in accordance with an exhibit from the original 
Ordinance 3079-A titled “Architectural Image Study”. The conditions stated the exhibit’s 
purpose was to indicate the general character of the development to be expected within the 
tract. The exhibit provided images that showed buildings that utilized features such as tile 
roofs, tower features, arches, and stucco. The proposed restaurant does feature a tile roof accent 
to provide a cohesive element to complement the surrounding retail area but maintains its 
unique architectural branding for the rest of the building. The applicant proposed the outer 
walls of the building to be painted EIFS and grey thin brick. Wood look aluminum siding and 
fascia board will be provided as accent materials. Wooden canopies would be constructed over 
the drive-through windows on the east side of the building. 
 
Mr. Harper then stated should the Special Permit be approved, the motion should include the 
condition requiring a parking agreement to be filed and recorded with Dallas County granting 
the use of a minimum of fifty-four (54) parking spaces on Lot 1. 
 
Mr. Harper concluded his presentation stating no correspondence had been received in favor 
or opposition to the request, then made himself available for questions. 
 
Chairman Marsh commented that many questions had been addressed in the briefing and asked 
if the Commission had additional questions. 
 
Commissioner Beach inquired about the location of the drive-through entrance. His opinion 
was that removing the option to access the drive-through lane using a U-turn movement would 
alleviate the possibility of potential incidents. 
 
Mr. Harper responded the entrance as proposed, allowed for vehicles to enter the shopping 
center from Campbell Road and access the drive-through entrance from the south, which would 
not require a U-turn movement. 
 
Commissioner Beach asked if the route allowing a U-turn to enter the drive-through lane could 
be reconfigured or blocked to require all traffic to enter from the south and east of the building. 
 
Mr. Shacklett stated that since the building was located within a larger parking lot, customers 
could approach the site from many different directions. He stated it would not be possible to 
block the approach from the north to restrict U-turns without affecting traffic on the site. 
 
Commissioner Costantino commented that you cannot block the fire lane access in order to 
reroute traffic. 
 
Commissioner Beach reiterated his concern regarding the configuration. 
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With no further questions of the staff, Chairman Marsh invited the applicant to come forward 
to make their presentation. 
 
Mr. Eric Drazkowski, Excel Engineering, 100 Camelot, Fond du Lac, WI came forward to 
speak on behalf of Hawaiian Bros. He responded that the location was part of a redevelopment 
project, so they were working with the parameters set by the City regarding easements, 
setbacks, etc. He wanted to address some of the questions from the work session.  
 
He addressed the condition of fifty-four (54) parking spaces stating they would secure a shared 
parking agreement to ensure it was a code compliant site. Customers would park primarily on 
the east side with signage and a striped crosswalk.  
 
He addressed the question regarding the deceleration lane stating half of the existing trees 
would remain and utilities would be relocated. 
 
Mr. Drazkowski addressed the U-turn stating because they are using an existing building that 
was being redeveloped, the drive-through lane must be located on the east side forcing a south 
entrance. Queuing was expected from the north; however other avenues of access would 
remain (Campbell Road entrance). The U-turn was modeled using a turning template program 
for a 20-foot-long vehicle (equivalent to a Ford F-150 truck) which would take place within 
the property lines.  
 
He elaborated further stating adjustment of the property lines was not an option. The dumpster 
was placed back onto the property and the northern wall was to be demolished to meet City 
building code requirements. 
 
Mr. Scott Ford, representing Hawaiian Bros., 720 Main Street, Kansas City, MO, came forward 
in favor of the request. He provided historical information about Hawaiian Bros. He discussed 
the concept and the operational aspects of the restaurant, stating that Hawaiian Bros. has much 
faster window times than typical drive-through restaurants which would alleviate queuing 
issues. He then made himself available for questions. 
 
Commissioner Southard asked about the queuing and did they foresee a second line of queuing 
based on window time and customer capacity limits. 
 
Mr. Ford responded, no, and that Hawaiian Bros. has operational techniques in place to keep 
vehicles moving quickly during peak times. 
 
Commissioner Beach asked how traffic would be dealt with if it became congested. 
 
Mr. Ford responded they did not foresee this as an issue except for a grand opening. He stated 
he did not think there would be an issue because of their quick their turn-around time for food 
delivery, having ample staff on hand, and utilizing staff hand-held ordering devices during 
peak times. He stated new customers to the restaurant would take more time due to being 
unfamiliar with the menu, but the menu was very simple so choices would still be made 
quickly. 
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Commissioner Walraven asked if 75% of the business was through the drive-through lanes 
with the remainder being indoor dining. She also asked about the U-turn maneuver and how 
did they plan to deal with two (2) vehicles trying to enter the drive-through lane from different 
directions at the same time. 
 
Mr. Ford responded, yes, 75% of the business was through the drive-through lanes. He then 
stated a similar incident had taken place at another location where customers were trying to 
access the drive-through entrances from different directions and that a parking director was 
placed in the parking lot to inform customers of the correct traffic pattern. Having traffic lines 
past the first two (2) weeks of an opening was highly unlikely. He stated he did not expect any 
significant issues with this site due to the larger parking area within which the restaurant was 
located. 
 
Commissioner Walraven asked if he expected the queuing to be contained to the drive-through 
lane and not back up into the fire lane on the east side of the building. 
 
Mr. Ford responded that he expected the queuing to be contained to the on-site drive-through 
lane and that the flow of traffic would be constantly moving. 
 
Commissioner Costantino asked about the turning study which was completed with a 20-foot 
vehicle. He asked if their organization constructed turning lanes such as what was being 
proposed in the past. 
 
Mr. Drazkowski responded, yes. 
 
Commissioner Costantino asked if drivers of larger vehicles were typically aware of the turning 
limitations of their vehicles. 
 
Mr. Drazkowski responded, yes. 
 
Commissioner Southard also asked if customers with oversized vehicles would be running over 
curbs or just striping if they swung wide to access the drive-through lane. 
 
Mr. Drazkowski responded it would just be striping. 
 
Commissioner Southard also inquired about the hours of operation. 
 
Mr. Ford stated the hours of operation would be from 11:00 a.m. to midnight, seven (7) days 
a week. 
 
Commissioner Costantino asked what percentage of the business was from the online ordering 
application. 
 
Mr. Ford responded, 25%. 
 
Mr. Ford and Mr. Drazkowski thanked the Commission for their consideration. 
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With no further questions of the applicant or staff, Chairman Marsh opened the public hearing 
and asked if there was anyone that wanted to speak in favor or opposition of the request.  
 
Mr. Coy Quine, 301 S. Sherman Street, Richardson came forward to speak in favor of the 
request. He represented the property owner and spoke about the lender restrictions on 
reconfiguring property lines. 
 
With no further comments in favor or in opposition of the request, Chairman Marsh closed the 
public hearing and asked for further comment or a motion. 
 
Chairman Marsh stated he liked the fast, casual concept.  He also commented that he liked the 
fact that all food was freshly prepared and that there were no freezers, fryers or microwaves 
providing a healthy alternative for food choices. He also stated his concerns were addressed 
since there was a reciprocal easement agreement in place. 
 

Motion: Commissioner Southard made a motion to recommend approval of 21-27 – 
PD Amendment & Special Permit – Hawaiian Bros. as presented. Seconded 
by Commissioner Walraven.  Motion Passed 7-0. 

 
ADJOURN 

 
With no further business before the Commission, Chairman Marsh adjourned the regular 
business meeting at 7:42 p.m. 
 
 
_____________________________ 
Bryan Marsh, Chairman 
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