CITY OF RICHARDSON
CITY PLAN COMMISSION MINUTES - NOVEMBER 1, 2022

The Richardson City Plan Commission met on November 1, 2022, at 7:00 p.m. in the Richardson
ISD Administration Building, School Board Meeting Room, 400 S. Greenville Ave., Richardson,
Texas.

MEMBERS PRESENT: Bryan Marsh, Chairman
Nate Roberts, Commissioner
Kenneth Southard, Commissioner
Joe Costantino, Commissioner
Gwen Walraven, Commissioner
Michael Keller, Commissioner
Gary Beach, Commissioner

MEMBERS ABSENT: Stephen Springs, Vice Chairman
Sibyl LaCour, Commissioner

CITY STAFF PRESENT: Sam Chavez, Director - Development Services
Chris Shacklett, Asst. Director of Development Svcs. — Planning
Derica Peters, Planner
Connie Ellwood, Executive Secretary

BRIEFING SESSION

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

Additionally, discussion of 2022 Community Revitalization Awards Program was provided by
Keith Krum.

REGULAR BUSINESS MEETING

1. Approval of Minutes of the regular business meeting of October 18, 2022.

Motion: Commissioner Costantino made a motion to approve the minutes as presented;
Seconded by Commissioner Southard. Motion passed 7-0.

PUBLIC HEARING

2. Zoning File 22-14 — Planned Development — Guidepost Montessori: Consider and act on a
request to rezone a 1.2-acre lot located at 1140 W. Campbell Road, on the north side of
Campbell Road, west of Waterview Parkway, from O-M Office with special conditions to PD
Planned Development for the O-M Office District with amended development standards to
allow a private school and childcare center use within an existing building. Property Owner:
Susan Dalton, Romar Campbell LP. Staff: Derica Peters.
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Ms. Peters began by stating the request was to rezone the property from O-M Office with
special conditions to a PD Planned Development District (PD) for the O-M Office District
with amended development standards to allow a private school and childcare center use
within an existing building. The subject property was a 1.2-acre site located at 1140 W.
Campbell Road, north of W. Campbell Road, and west of Waterview Parkway. The site had
double frontage, along both Campbell Road and Jonsson Boulevard. The property was in the
area known as the Lennox Center. Surrounding development included a multi-tenant medical
office to the east, a bank to the west, the Lennox corporate campus to the north and single-
family residential to the south. According to the applicant, Guidepost International was part
of an international network of Montessori schools with over one hundred (100) locations
throughout the world. This location would accommodate a maximum of 163 children with
ages ranging from six (6) weeks old to six (6) years old. The applicant has stated there would
be up to nineteen (19) faculty and staff members at peak enrollment.

She continued stating the applicant had proposed minimal changes to the exterior of the
building. The two (2) proposed playground areas would be fenced areas providing a total of
8,800 square feet of playground area. Each playground would include a rubberized surface
area with playground equipment and would be enclosed with a 6-foot tubular steel fence and
would be reinforced with concrete bollards in the areas adjacent to neighboring businesses
and their parking lots. A picnic area would be located at the north end of the western
playground area. The site provided thirty-nine (39) parking spaces. The City did not currently
have a defined ratio for private school parking. The applicant requested to apply the same
ratio to the private school as would be applied to a childcare center which was one (1) parking
space per 300 square feet. By doing this, the request would meet the required minimum
parking. Vehicle access onto the site would be from the Jonsson Boulevard driveway. The
applicant had indicated they expected traffic to generally flow in a counterclockwise
direction on the site. Parents were required to park their vehicle when dropping off or picking
up their children to prevent issues related to queuing or backing up on Jonsson Boulevard.
Additionally, as part of this project, the applicant was proposing to construct a left turn lane
at the existing median opening on Jonsson Boulevard rather than having westbound traffic
travel to the four-way stop at Lake Park Way to make the U-turn to get back to the property.

The proposed hours of operation were as follows:

e Hours of Operation — Monday through Friday from 7:00 a.m. to 6:00 p.m. The arrival
and dismissal times were designed to be flexible.

e Arrival Time - A 2.5-hour period between 7:30 a.m. and 10:00 a.m. was designated
for arrivals. The applicant reported that between 8:00 a.m. and 9:00 am., generally
65% of the vehicles would arrive with no more than eleven (11) cars expected at any
one time during this period.

e Dismissal Time — Two (2) dismissal times would be offered, which were 12:00 p.m.
to 12:30 p.m. and 2:30 p.m. to 6:00 p.m. The afternoon peak pick-up time was 4:30
p.m. to 5:00 p.m., with no more than five (5) cars expected at any one time during this
period. Again, parents would be required to park their vehicle to pick up and drop off
their children.
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The current zoning ordinance did not allow for a Special Permit for a childcare center or
private school. With the proposal, the private school and childcare center uses would be
added to the standard uses allowed in the base office zoning district. Setbacks would remain
the same, however the playground would be allowed to be installed within the side yard
setbacks. Landscaping would remain at 25%. Standard parking ratios would apply to the
office uses; however, the applicant was requesting to apply the same parking ratio to
childcare and private school (one (1) space per 300 square feet). If approved, the PD would
allow the fence to extend past the front of the building face towards Jonsson Boulevard to
enclose the playground area.

The conditions related to the childcare center and private school were to include the use to
be allowed in the district, as well as maximum student enrollment of 163 children, the
allowance of playground equipment within the side yard setbacks, a parking ratio of one (1)
parking space per 300 square feet and a 6-foot-tall tubular steel fence that could be located
in front of the front wall of the building along Jonsson Boulevard as shown on the Concept
Plan. Parents or guardians would be required to park their vehicle for drop off and pick up
of their children.

Ms. Peters concluded her presentation stating that two (2) comment cards had been received
in opposition to this request, then made herself available for questions.

Chairman Marsh asked for clarity on why a private school and a childcare facility were
included in the request. In terms of the hours proposed by the applicant, the peak drop-off
times seemed to relate to a childcare center. Why was there a need for the private school use?

Ms. Peters responded the applicant stated it be a childcare facility, but they also have children
that were five (5) through six (6) years of age that would be attending classes so both uses
had to be added.

Chairman Marsh commented the childcare facility did not necessarily have set hours like
public schools did.

Mr. Shacklett stated the applicant stated the Montessori model had more flexibility in setting
hours and could be more of a self-paced program. The applicant could speak more to this.
The City’s definition of private school speaks to providing curriculum generally equivalent
to an elementary or secondary curriculum, and because there was that portion within the
concept, staff wanted to make sure both uses were included. There would be school age
children attending the Montessori school in lieu of attending a traditional public school.

Chairman Marsh made a point of clarification stating that a Special Permit could not be
requested for this use in this zoning district because the zoning district specifically restricted
Special Permits to a limited-service hotel only. It was not an option for the applicant.
Normally, the Commission could address a request such as this with a Special Permit;
however, not in this case because of the zoning district.

Ms. Peters concurred.
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Chairman Marsh asked staff to provide more insight to the City’s view on why a traffic study
or Traffic Impact Analysis (TIA) were not required for this request.

Ms. Peters explained they requested trip generation calculations from the applicant, and City
traffic engineers reviewed the data. They did not require a TIA for this project since the trip
generation data presented by the applicant did not warrant additional study.

Chairman Marsh asked if the left turn lane on Jonsson Boulevard was coming directly from
the applicant and not a condition that staff suggested.

Mr. Shacklett responded yes; staff did advise the applicant about concern brought up about
the possibility of U-turns being made at the intersection of Lake Park Way for those vehicles
that may be coming from Waterview Parkway traveling down Tatum Street to Jonsson
Boulevard. Individuals traveling from that direction would have to U-turn or make an illegal
left turn into the site. Although there were no roadway modifications or TIA required, it was
practical to address U-turns that would need to be made if there was not a left turn lane.

Chairman Marsh spoke about the median on Jonsson Boulevard, stating it contained
numerous mature trees, of which several would have to be removed which was discussed in
the briefing. He asked staff to provide more detail on this.

Ms. Peters confirmed several trees would have to be removed to accommodate the left turn
lane. However, staff did expect for Jonsson Boulevard to be improved within the next few
years, and many of the trees would be removed anyway. Additionally, the trees were a
detriment to the road currently, so the expectation was many of the trees would be removed.

Chairman Marsh stated essentially the roots caused heaving and movement in the pavement.
Although tree removal had not been planned today, it would be part of the road redesign in

the future.

Commissioner Southard asked since the request was largely for a childcare use, would there
be a need for buses to pick up or drop off at public schools.

Ms. Peters responded no. The applicant had stated there would be no need for bus traffic now
or in the future.

Commissioner Costantino asked if a left turn could be made exiting the property onto Jonsson
Boulevard,

Ms. Peters responded yes.

Commissioner Costantino then asked if it was true that you could make a left turn onto
Jonsson Boulevard, but you could not make a left turn into the property.
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Ms. Peters responded yes. There was a sign stating left turns onto the property from Jonsson
Boulevard were prohibited.

Commissioner Costantino stated when leaving the property you could make a left turn, but
coming down Jonsson Boulevard from the east, you could not make a left turn, or was it
being modified to make it easier.

Ms. Peters responded yes and that a left turn lane would be added to allow left turns into the
site.

With no further questions for staff, Chairman Marsh asked the applicant to come forward to
make his presentation.

Mr. Rob Baldwin, 3904 Elm Street, Dallas, Texas came forward to represent Guidepost
Montessori and their request. He stated the request was for an existing building of which
Guidepost was requesting to occupy. Guidepost was the largest Montessori company in the
United States with facilities located worldwide. The Montessori teaching method was
different in that it provided more freedom and flexibility for children to learn. Montessori
students tend to stay within this type of program up through higher grades. Montessori
schools also tended to congregate families together as parents would also tend to enroll
siblings in the Montessori program. Guidepost did offer discounts to families with multiple
siblings enrolled. Additionally, unlike a traditional daycare facility, Guidepost did not charge
additional fees for arriving before hours or after hours. It was a flat tuition fee only. This also
would prevent more traffic from arriving all at once. The request was for enrollment of up to
163 children at peak enrollment. The hours of operation would be from 7:00 a.m. to 6:00
p-m., with parents being able to drop children off between the hours of 7:00 a.m. through
10:30 a.m. and then pick up their children during two (2) dismissal times offered which were
from 12:00-12:30 p.m. and 2:30-6:00 p.m.

Mr. Baldwin emphasized that parents would be required to park their vehicles and escort
their children into the school. There would be no drop off at the front of the building like a
traditional public school where there would be a line queuing. He continued stating the
applicant was confident with the traffic engineer’s analysis that ample parking was provided
to allow parents to park and drop off their children. A time-lapse video presentation was
presented showing the actual process of parents dropping off children which was provided
from an actual school with a student enrollment of ninety-nine (99) children.

He stated the applicant felt there would be minimal traffic impact. An observation was
completed on Monday, October 31, at the Pavillion Bank building, located west of the subject
property, which indicated there were three (3) vehicles using the drive-through from 8:10
a.m. to 9:00 a.m. Vehicles observed accessing the bank drive-through lanes entered the site
from Lake Park Way and proceeded in front of the site along Campbell Road and then turned
north to access the drive-through. On the east side of the subject property, there was a buffer
of parking spaces between the medical building to the east and the proposed playground area.
It was observed that at 8:45 a.m. there were five (5) cars parked in this parking area. At 9:00
a.m., there were a total of nine (9) cars parked in this parking area. Although not heavily
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traveled, the applicant would be installing bollards to protect students that would be in the
playground area. Mr. Baldwin stated the maximum number of vehicles expected on site at a
given time would be eleven (11) vehicles.

Mr. Mark Goodman, Higher Ground Education, 10 Orchard Road, Suite 200, Lake Forest,
CA, came forward to speak on behalf of the applicant. He stated that Higher Ground
Education did not create demand for their schools. They served the demand that was already
within the Richardson community. He felt some of the things that enticed parents to the
Montessori type education was the individual nature of the Montessori’s educational process
and the flexibility of learning and drop off and pick up times. Parents would not be penalized
for being late resulting in additional late fees on top of normal tuition. In essence, this
program provided flexibility, alleviated stress for parents and allowed parents to choose the
method for which their children would be taught. He mentioned that financial aid packages
were available as a benefit to all parents, then spoke about the various locations worldwide.
Mr. Goodman concluded his remarks thanking staff and the Commission for their
consideration.

Mr. Baldwin came forward to provide further comment regarding trip generation and
provided a rendering illustrating the number vehicles anticipated on the site in 5-minute
increments. The timeframe that would have the greatest number of vehicles on the site was
between 8:25 a.m. and 8:30 a.m. which was very similar to what was presented with the time-
lapse video. Unlike most elementary schools, parents would park, walk their children into
the building to drop off and then leave the site. He again thanked the Commission and staff
for their consideration.

Chairman Marsh asked Mr. Baldwin if he could provide the total number of vehicles shown
on the trip generation illustration.

Mr. Baldwin responded the total number of vehicles on site at a given time was eleven (11)
vehicles.

Chairman Marsh stated based on his calculation that would be approximately 132 vehicles.

Mr. Baldwin responded yes, that would be between the hours of 7:00 a.m. and 10:00 a.m. for
drop off only. Parents would begin picking children up beginning at 12:00 p.m. through
12:30 p.m., then again for the second pick up time beginning at 3:00 p.m.

Commissioner Costantino responded if there were ten (10) vehicles every five (5) minutes
that would total 120 vehicles per hour. If you had thirty-nine (39) parking spaces of which
nineteen (19) staff members occupied, it seemed the capacity was available.

Chairman Marsh responded he was trying to determine the projected enrollment, and how
many of those parents had multiple children enrolled.
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Mr. Baldwin responded the projections were put together by the Operations and Planning
staff of Guidepost based off the subject location and experiences from the other Montessori
schools.

Commissioner Beach asked if the applicant felt the roadway could handle the additional
traffic.

Mr. Baldwin responded yes, because drop off and pick up times were spread over a range of
time, so it would not be a heavy trip generator and would not put an undue burden on the
roadway system.

Commissioner Costantino asked if the nineteen (19) staff members would occupy the parking
spaces for the full day at peak enrollment or would they be split into shifts.

Mr. Baldwin responded yes, at the full build out, staff would occupy those spaces all day.
The school would not have nineteen (19) staff members on the first day though.

Chairman Marsh spoke about one of the concerns brought forward concerning playground
noise. He asked the applicant if they had an idea about the number of children utilizing the
playground on either side of the building at any specific time.

Mr. Goodman responded he did not have a number breakdown, however; the way it would
be broken down was by the younger children and the older children. The younger children
would not be as noisy; however, the older children were, and complete breakdown of those
numbers could not be provided at present. They did not have a way for noise mitigation due
to the fact they were required to have open fencing. He went on to speak regarding parking
and that the projected numbers were based on actual experiences of current performing
Montessori schools. He continued stating most of the concerns for this type of request was
directed towards peak hour traffic. Since they did offer staggered hours for both drop off and
pick up of their children, peak hour traffic was minimal.

Chairman Marsh asked if the children all went out to the playgrounds at the same time.

Mr. Goodman responded the children would go out at different times. He felt the playground
that would be located on the bank side did not need anything to mitigate noise. To his
knowledge, he was not aware of any standards related to human noise.

Mr. Baldwin asked Mr. Goodman to clarify if one playground was intended for older children
and the other for younger children.

Mr. Goodman responded yes. The larger playground with playground equipment on the bank
side was for the older children. Staff would stagger use of that playground by age groups.
The smaller playground on the medical facility side would be for the younger children or
babies and toddlers.
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Commissioner Southard asked for more information concerning the applicant’s timeframe
for opening the school, as well as anticipated enrollment numbers for the first several years.

Mr. Goodman responded the applicant would need to secure building permits, but he
anticipated it would be open within six (6) months of zoning approval. General experience
had been that enrollment would be at approximately 75% upon opening.

Commissioner Southard asked if marketing for the Montessori school would take place
during the building process.

Mr. Goodman responded yes.
Chairman Marsh asked if the applicant had filed for a permit with the State.

Mr. Goodman responded yes. The State would determine the maximum capacity and student
enrollment. It would also regulate playground and classroom sizes.

Chairman Marsh asked the applicant if they had a permit from the State or was that a next
step after receiving approval from the City.

Mr. Goodman responded they would need to secure approval from the City first. They
wanted to be a good neighbor and address any concerns that arose. Their desire was to
address a demand and provide a high level of service. They would like to see the enrolled
children matriculate to an elementary school after this school or they could stay with the
Montessori method and stay with their siblings. He reiterated there would be a discount
offered for multiple enrollments. He also pointed out that vehicle miles traveled would be
lessened because the day care center would be where people lived, lessening trips. It also
could decrease stress levels for parents and was overall better for the community.

Mr. Baldwin provided additional comment concerning noise stating there was distance
between the playground and the building on the east side that included two (2) bays of
parking and a fire lane, so there was approximately seventy-five (75) feet of separation. On
the west side between the playground and the bank, there was a drive through lane that was
approximately 40-feet-wide; however, the bank building was further away than that.

Commissioner Roberts commented that he had the experience of having his youngest child
attend Montessori school, and he had a very positive experience. He stated he traveled on
Jonsson Boulevard and had noticed very little traffic on Jonsson Boulevard at different times
of day. He stated he did not believe traffic Jonsson Boulevard was a concern.

Mr. Goodman confirmed he did not believe the facility would impact traffic significantly.

With no further questions for the applicant, Chairman Marsh opened the public hearing and
asked if there was anyone that wanted to speak in favor of the request.

The following individuals submitted appearance cards in favor to the request:
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- Mr. Craig Carney, 5465 Legacy Drive, Plano, Texas
- Mr. Scott Remphrey, 9305 Catawba Road, Dallas, Texas

The following individuals came forward to speak in opposition to the request:

- Mr. Marc Hesse, 5560 Tennyson Parkway, Plano, Texas
- Mr. Bob Butler, 200 Hyde Park, Richardson, Texas
(Both speakers were representing Pavillion Bank, the property to the west of the subject

property)

With no other speakers in favor or in opposition to the request, Chairman Marsh invited the
applicant back to the podium for response.

Mr. Remphry, the project developer for A Higher Ground, came forward stating they sought
out high demographics for school locations and build based on need of which there was an
already established demand within Richardson. He continued commenting the neighboring
bank requested a left turn lane be put in as part of this project, and one would be installed.
Tree removal would be mitigated, and he did not see playground safety as an issue with the
fencing and bollards that would be installed. He mentioned the benefit of additional exposure
the bank would receive providing potential opportunity for additional customer base to them
from the school’s parents.

Mr. Shacklett addressed Chairman Marsh providing clarity that it was brought to the attention
of the applicant that there were concerns regarding U-turns. Staff did not specifically state to
the applicant that it was a request of the bank to have a left turn lane installed, only that there
were concerns brought up about possible U-turns at Lake Park Way. That was why the left
turn was added.

Chairman Marsh asked if the applicant had met with the bank representatives to discuss the
request.

Mr. Remphrey responded he had several phone conversations with the bank representatives
and requested meetings; however, the meetings had not happened. Supporting data based on
real locations was provided to the bank representatives to include time lapse video and trip
generation. The traffic statistics provided were based on real data at real schools. A traffic
engineer was also engaged with their project prior to submittal to address the traffic concerns.

Mr. Baldwin came forward and commented that from a land use perspective, it was a
reasonable request. No changes were being made to zoning allowances or entitlements that
were currently allowed. They were asking that the day care center and private school use be
allowed. He thanked staff for all their work and stated they had addressed all concerns staff
put forward. He stated the Transportation staff did not have concerns with what was being
proposed. He thanked both the Commission and staff and concluded his comments.
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Commissioner Beach asked the bank representative, Mr. Butler, specifically about the left
turn lane to the site. He asked for clarification on if the bank had wanted the left turn lane for
some time. The left turn lane was being proposed to be installed; however, the bank seemed
to be opposed to the left turn lane of this at present. He asked Mr. Butler to clarify the bank’s
position regarding the left turn lane.

Mr. Butler responded the question about allowing a left turn lane predated his association
with the bank. However, he contacted the City Manager when this project was brought to his
attention. He expressed his concerns stating a left turns would be problematic because many
drivers would be inclined to make an illegal left turn. There had been a no left turn sign there
for many years. He said the City Manager’s response was the no left turn sign would be
removed with the addition of a left turn lane.

Mr. Shacklett commented that the no left turn sign was there because there was no left turn
lane. This was the reason left turns were prohibited.

Mr. Butler responded that clearly the no left turn sign was there for safety purposes.

Mr. Beach asked staff if the sign would go away if the left turn was constructed with this
project.

Mr. Shacklett commented the left turn lane would be constructed with this project, and the
no left turn sign would be removed. There would be a dedicated left turn lane that would be
outside of either of the through-lanes on Jonsson Boulevard going westbound.

Commissioner Beach asked Mr. Butler if this would be a penalty to the bank.

Mr. Butler responded he was not a traffic expert, but clearly the no left turn sign was there
for a reason.

Commissioner Beach asked if the left turn lane would impact access to the bank.

Mr. Hesse responded the left turn lane was a benefit and would benefit the bank. The bank
had concerns regarding the addition of 160 vehicles per day. It made sense to have the left
turn lane; however, they did not think it would solve the already existing traffic issue. Now
that the left turn lane was being added, an additional 160 vehicles would be added to the
street. He stated further analysis was necessary.

Commissioner Costantino asked staff to confirm if the left turn was not present because there
had not previously been a need for a left turn lane.

Mr. Shacklett confirmed there was not a left turn lane there currently, thus the no left turn
signs were installed. The City’s Transportation group had reviewed the request and
determined that adding a left turn lane did not cause a safety issue and addressed a U-turn
issue that would exist at Lake Park Way.
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Commissioner Keller asked staff if there were a set of circumstances that would trigger the
requirement for a Traffic Impact Analysis (TIA).

Mr. Shacklett stated generally a much larger development would trigger a TIA. Typically,
there would be preliminary information provided to our Transpiration Department. After
reviewing that preliminary information, the Transportation Department could determine that
they need additional information. Based on the proposed trip generation, utilizing The
Institute of Transportation Engineers (ITE) Manual, approximately sixty-eight (68) inbound
trips were expected in the AM peak hour. Based on the applicant’s specific business model,
trip generation would be higher than this during peak hours. They stated based on their
calculations, they could have closer to one hundred (100) inbound trips. Mr. Shacklett
compared the proposed trips to the number of expected trips for other allowable uses such as
office uses or a call center, which could generate higher traffic than a typical office. A general
office use was looked at versus a childcare center and a private school facility. There was an
increase of approximately forty (40) to fifty (50) peak hour trips over what a general office
would generate. The Transportation Department did not require additional traffic related
information.

With no further questions for the applicant or staff, Chairman Marsh asked the Commission
for further deliberation or a recommendation.

Chairman Marsh addressed the audience stating the reason the Commission was asking
numerous questions regarding traffic and noise was because they anticipated these would be
some of the concerns. There had not been much discussion about the proposed use, and he
felt that was a key issue. As a rezoning case, they were adding this use to accommodate the
use in a Planned Development. He did not have any objection to the use and saw there was
aneed. He had to rely on the City Staff and the Transportation Department to decide if a TIA
was necessary. Because they felt a TIA was not necessary, he tended to trust their
recommendation. The left turn lane would make an improvement to access. He noted it did
seem it could become congested there. He commented further on this during the briefing
session. He could see where the bank drive through would be exiting out of the shared access.
He felt there was potential for some conflict; however, when watching the time-lapse video,
it did not seem as though it would be overwhelming. He was not sure that a TIA would reveal
that either. He began to speak regarding noise and asked staff if there was an ordinance that
addressed human noise.

Mr. Shacklett responded within the performance standards there were regulations related to
noise within an Office district. It was based on the octave band and the frequency of what
that decibel level would be and did not speak to the source as it related to noise made by a
person. Typically, it has been found in many cases that the noise from surrounding streets or
highways could typically be at a higher decibel level than other types of noise. It would be a
difference of if the noise was constant or intermittent. Typically, noise complaints would be
handled as an enforcement action. Noise from the facility at a certain point might exceed a
decibel level but may not be a constant noise.
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Commissioner Roberts commented that the addition of the left turn lane could benefit the
bank in terms of easier access. That was something he was taking into consideration.

Commissioner Costantino commented there were peripheral issues that were minor to him
such as possible traffic and noise concerns. The applicant was doing something different and
addressing demographics. He was in favor of the request.

Motion: Commissioner Beach made a motion to recommend approval of Zoning File
22-14 Planned Development — Guidepost Montessori as presented. Seconded
by Commissioner Keller. Motion Passed 7-0.

ADJOURN

With no further business before the Commission, Chairman Marsh adjourned the regular
business meeting at 8:12 p.m.

Bryan Marsh, Chairman





