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AGENDA 
CITY OF RICHARDSON – CITY PLAN COMMISSION 

TUESDAY, MARCH 19, 2024, AT 7:00 P.M. 
RICHARDSON CITY HALL 

2360 CAMPBELL CREEK BOULEVARD, SUITE 525 
RICHARDSON, TX 75081 

____________________________________________________________________________________________ 

The City Plan Commission meeting will be held in the Multipurpose Room #CH 157 of the Richardson City Hall 
located at 2360 Campbell Creek Boulevard, Richardson, TX 75081. Members of the public may also watch City Plan 
Commission (CPC) meetings online (https://www.cor.net/citv). Cablecast viewing of CPC meetings for U-verse 
and Spectrum customers is temporarily unavailable due to a fire which damaged Richardson City Hall. 
Cablecast services will be restored as soon as possible. 

Persons not attending the meeting who would like their views to be made a part of the public record may utilize the 
online Public Comment Card (https://www.cor.net/PublicCommentForm). 
____________________________________________________________________________________________ 

BRIEFING SESSION: 6:30 P.M. Prior to the regular business meeting, the City Plan Commission will meet with 
staff in Multipurpose Room #CH 157 at the above listed address to receive a briefing on: 

A. Discussion of regular agenda items
B. Staff report on pending development, zoning permits, and planning matters
____________________________________________________________________________________________

REGULAR BUSINESS MEETING: 7:00 P.M. – MULTIPURPOSE ROOM #CH 157 

MINUTES 

1. Approval of minutes of the regular business meeting of March 5, 2024.

Public Hearing 

2. ZF 24-02 Coram Deo Academy: Consider and act on a  request for approval of a Special Permit for a private
school on an 8.6-acre lot currently zoned Local Retail LR-M(2) located within an existing building at 1301
Abrams Road, on the east side of Abrams Road, north of Walnut Street. Property Owner: Don Kim, Binnerri
Presbyterian Church. Staff: Derica Peters

ADJOURN25702 

I HEREBY CERTIFY THAT THE ABOVE AGENDA WAS POSTED ON THE BULLETIN BOARD AT RICHARDSON CITY HALL ON OR BEFORE 5:30 P.M., 
FRIDAY, MARCH 15, 2024. 

____________________________________________________ 
A.J. CASTANEDA, EXECUTIVE SECRETARY  
DEVELOPMENT SERVICES – PLANNING 

ACCOMMODATION REQUESTS FOR PERSONS WITH DISABILITIES SHOULD BE MADE AT LEAST 48 HOURS PRIOR TO THE MEETING BY CONTACTING 
THE ADA COORDINATOR, LOCATED AT 2360 CAMPBELL CREEK BLVD, SUITE 550, RICHARDSON, TX 75082, VIA PHONE AT (972) 744-4168 OR VIA 
EMAIL AT ADACOORDINATOR@COR.GOV.  

PURSUANT TO SECTION 46.03, PENAL CODE (PLACES WEAPONS PROHIBITED), A PERSON MAY NOT CARRY A FIREARM OR OTHER WEAPON ON THIS 
PROPERTY. *  

FOR THE PURPOSE OF THIS NOTICE “PROPERTY” SHALL MEAN THE RICHARDSON ROOM AND/OR COUNCIL CHAMBERS OR ANY OTHER ROOM WHERE 
A MEETING SUBJECT TO AN OPEN MEETING UNDER GOVERNMENT CODE CHAPTER 551 OF THE RICHARDSON CITY PLAN COMMISSION IS HELD. 

https://www.cor.net/citv
https://www.cor.net/PublicCommentForm
mailto:ADACOORDINATOR@COR.GOV
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Approval of the Minutes of the March 5, 2024 
City Plan Commission Meeting 



CITY OF RICHARDSON 
CITY PLAN COMMISSION MINUTES – MARCH 5, 2024 

The Richardson City Plan Commission met on March 5, 2024, at 7:00 p.m. in the Multipurpose 
Room #CH157 of the Richardson City Hall, 2360 Campbell Creek Boulevard, Suite 525, 
Richardson, TX. 

MEMBERS PRESENT: Bryan Marsh, Chairman 
Kenneth Southard, Vice Chairman 
Nate Roberts, Commissioner 
Joe Costantino, Commissioner  
Sebrena Bohnsack, Commissioner 

MEMBERS ABSENT: Byron Purdy, Commissioner 
Gwen Walraven, Commissioner 
Michael Keller, Commissioner 
Gary Beach, Commissioner 

CITY STAFF PRESENT: Sam Chavez, Director of Development Services 
Aaron Zilz, Planner II 
Anna Jo Castaneda, Executive Secretary 
Norma Mendoza, Admin 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. 

REGULAR BUSINESS MEETING 

1. Approval of Minutes of the regular business meeting of February 6, 2024.

Motion: Chairman Marsh made a motion to approve the minutes as presented. Seconded 
by Commissioner Constantino. Motion passed 5-0. 

CONSENT AGENDA 
All items listed under the consent agenda are considered to be routine by the City Plan Commission and 
will be enacted upon by one motion in the form listed below.  There will be no separate discussion of these 
items unless desired, in which case any item(s) may be removed from the Consent Agenda for separate 
consideration. 

2. Replat – Telecom Park Addition, Lots 6B and 7A, Block A: Consider and act on a request
for a replat of Lot 6A and 7, Block A of the Telecom Park Addition to relocate lot lines,
dedicate, and abandon easements for future development for an industrial use. The 8.954-acre
tract of land is located south of Research Drive, east of Shiloh Road, and west of Telecom
Parkway. Owner: Prakash Purohit, 3200 Holdings, LLC. Staff: Aaron Zilz

Motion: Chairman Marsh made a motion to approve the Consent Agenda as presented. 
Seconded by Vice Chairman Southard.  Motion Passed 5-0. 
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VARIANCE 
 
3. Variance 24-01 – Richland Village Parking: Consider and act on a request for a variance to 

Appendix A (Comprehensive Zoning Ordinance) of the City of Richardson’s Code of 
Ordinances: Article XXII-D, Sec. 1(h)(1)(l)(2) to allow a 31-space parking reduction to 
accommodate 11,647-square foot retail use within an approximately 63,000-square foot 
building. The property is located at 1300 E. Belt Line Road, on the south side of Belt Line 
Road, west of Plano Road. Property Owner: Mark Cohen, Duane Texas Properties LLC. Staff: 
Aaron Zilz 
 
Aaron Zilz began by stating Item 3 is Variance 24-01 a parking reduction for Richland Village, 
1300 E. Belt Line Road south of Belt Line Road, west of Plano Road. Appendix A 
(Comprehensive Zoning Ordinance) of the City of Richardson’s Code of Ordinances, Article 
XXII-D, Sec 1(h)(1)(1)(2) requires that retail sales and service facilities provide thirty (30) 
parking spaces for the first 10,000-square feet of retail floor area, plus one (1) space per 200 
square feet of building floor area more than 10,000-square feet.  The site is zoned C-M 
Commercial with two (2) Special Permits Ordinance 4364 and Ordinance 4417 as well as 
approved parking variances, Variance 22-01, and Variance 23-02.  
 
Mr. Zilz further stated retails sales and services in conjunction with the other uses in the 
existing building would require 337 spaces; however, only 306 spaces are provided, thereby 
creating a deficiency of thirty-one (31) spaces. This includes a 64-space variance granted in 
2022 to accommodate the health club, Planet Fitness. Although the previous use was a retail 
furniture store, the City’s Parking Regulations allow a reduced parking ratio of one (1) parking 
space per 500-square feet for furniture stores: thereby causing the thirty-one (31) space 
increase when the use is changed to a general retail store.   
 
Mr. Zilz stated that in August of 2023 City Council granted a variance to the parking 
requirements for “Pet Sales and Grooming” to allow for a Pet Supplies Plus to occupy the 
space and allow a thirty-one (31) space reduction. However, the applicant was unable to reach 
an agreement with Pet Supplies Plus and the space remains unoccupied. 
 
Mr. Zilz stated the applicant is requesting to allow retail sales and service facilities to be 
permitted at the current parking levels provided at this location to prevent the future need to 
apply for a variance for such land use types. A general retail use would occupy the vacant 
11,647-square foot portion of the shopping center that was previously occupied by Daily Deals 
and Furniture. 
 
Mr. Zilz stated that the applicant submitted a parking count study for a higher intensity retail 
that could occupy the space. The applicant performed parking counts for a 16,657-square foot 
small grocery store, Aldi.  The peak parking demand was on Saturday during the early 
afternoon at forty-six (46) occupied spaces. The remainder of the week ranged from 18 to 37 
occupied spaces. Although these counts are significantly higher than the previously predicted 
counts for Pet Supplies Plus, the observed counts would still not cause a shortage of 
unoccupied parking spaces based on the applicant’s previous study. 
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Mr. Zilz explained that the peak hours for the grocery store do not coincide with the peak times 
of Planet Fitness, the highest intensity user on site. The applicant previously studied the 
parking capacity for their last request with the peak capacity being Monday through 
Wednesday at 6:30 p.m. with 125 to 134 spaces being occupied and an additional peak time 
on Friday at 108 and 117 occupied spaces. The applicant conducted counts in January of 2024 
which support the peak capacity during the same time frame. Based on the observation of the 
occupied parking spaces recorded by the applicant, the maximum peak of the occupied spaces 
will leave sufficient parking for a general retail use. 
 
Mr. Zilz stated that the applicant reached out to Mr. Dick Ferrell, the property owner who 
opposed the original variance in August of 2023, prior to the meeting and informed Mr. Ferrell 
of his intentions to reapply for the subject variance request.  Staff spoke to Mr. Ferrell on 
February 26th, and he stated that he was neither for nor against the newly requested variance 
proposal. Mr. Ferrell sent an email on March 3rd in favor of the request if no restaurants were 
included. 
 
Mr. Zilz stated the request would allow a 31-space parking reduction to accommodate retail 
use and based on observations, no more than 134 parking spaces are occupied during expected 
peak time. Staff also conducted counts and found similar findings. Mr. Zilz stated he was 
available for any questions from the Commission. 
 
With no further questions of the staff, Chairman Marsh invited the applicant forward to present 
the request or make comments. 
 
Mark Cohen 5330 Alpha Road, Dallas, TX 75240 commented on the attempts that they had 
with leasing the space.  Pet Supplies Plus, who was interested in the space moved on and other 
leasing opportunities fell through, so they decided to go with a general retail parking 
allowance.  
 
With no questions for the applicant Chairman Marsh asked if there were any other questions 
or final comments. 
 
Chairman Marsh commented that he had no concerns with the request and that it made sense 
to approve the variance so the applicant would not have to continue filing variances.  In 
addition, the neighbor, Mr. Ferrell, supported the variance if there were no restaurants. 
 

Motion: Chairman Marsh made a motion to recommend approval of the variance as 
presented. Commissioner Roberts seconded the motion. Motion passed 5-0. 

 
ADJOURN 
With no further business before the Commission, Chairman Marsh adjourned the regular 
business meeting at 7:13 p.m. 
 
 
 
       
Bryan Marsh, Chairman 

DRAFT
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Zoning File 24:02:  
Special Permit - Coram Deo Academy 

 



ZONING FILE 24-02 

Attachments: 

 
1. Staff Report 
 

2. Zoning/Aerial Map 

 

3. Proposed Concept Plan (Exhibit “A”) 

 

4. Proposed Elevations (Exhibit “B”) 

 

5. Traffic Management Plan/Onsite Queuing Analysis (Exhibits “C” and “D”) 

 

6. Floor Plan 

 

7. Applicant’s Statement  

 

8. Site Photos 

 

9. Notice of Public Hearing 

 

10. Notification List 
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TO: City Plan Commission 
 

FROM: Derica Peters, AICP, Senior Planner-Planning DP 

 

DATE: March 19, 2024 
 

RE: Zoning File 24-02: Coram Deo Academy 
 

REQUEST 
 

Approval of a Special Permit for a private school on an 8.6-acre lot currently zoned LR-M(2) Local 

Retail located within an existing building at 1301 Abrams Road, on the east side of Abrams Road, 

north of Walnut Street. 
 

APPLICANT/ PROPERTY OWNER 
 

Jon Jordan, Coram Deo Academy/ Don Kim, Binnerri Presbyterian Church 
 

EXISTING DEVELOPMENT 
 

The property is developed with a 45,916-square foot two-story church building. 
 

ADJACENT ROADWAYS 
 

Abrams Road: Six-Lane divided major collector; 10,300 vehicles per day on all lanes, northbound 

and southbound, south of Tiffany Trail (2022). 
 

SURROUNDING LAND USE AND ZONING 
 

North:  Institutional; Local Retail LR-M(2) 

South:  City of Dallas 

East:  Retail/Commercial/Office; Local Retail LR-M(2) 

West:  Institutional; PD Planned Development 
 

FUTURE LAND USE PLAN 
 

Neighborhood Service 

Neighborhood Service includes service-related uses such as retail sales; personal services 

such as cleaners, barbers, and beauty shops; entertainment; recreation; and office uses 

oriented to the immediate area. Retail centers often contain a major or junior anchor, but may 

not. Office uses in this category are usually integrated into retail centers, but may include 

small freestanding office buildings that provide services for the surrounding neighborhood. 

Some Neighborhood Service districts may include senior housing. 
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Future Land Uses of Surrounding Area: 
 

North: Neighborhood Service 

South: City of Dallas 

East: Neighborhood Service 

West: Neighborhood Residential 
 

EXISTING ZONING 
 

Local Retail LR-M(2) (Ordinance 722). 
 

TRAFFIC/INFRASTRUCTURE IMPACTS 
 

The applicant provided a traffic study and circulation plan as part of this application. Queueing 

data was collected in November 2022 at the Coram Deo Academy current location. The requested 

Special Permit will not have any significant impacts on the existing utilities or traffic in the area; 

therefore, a Traffic Impact Analysis was not required.   
 

An updated Onsite Queuing Analysis will be provided by the applicant once the school year 

enrollment matches the projected student enrollment by December 1st for review and re-

assessment. 
 

STAFF COMMENTS 
 

Background 

The site was developed in 1996 with a two-story, 45,916 square foot (70,830 gross square feet) 

church with a height of 45-foot-tall at the highest parapet. The entire property is an 8.603-acre lot, 

however the property spans both Richardson and Dallas city limits, with approximately 3.058 acres 

in Richardson and 3.545 acres in Dallas.  All improvements related to this project fall within the 

City of Richardson. The building has been occupied by Binneri Presbyterian Church which will 

continue to hold services at this location until the private school is in operation.  
 

Request 

The applicant’s intent is to repurpose the building to accommodate a private school. Coram Deo 

Academy is an accredited classical Christian school for grades Pre-K through 12. The City requires 

a Special Permit for a private school in all zoning districts unless it is associated with a religious 

institution. Coram Deo Academy is a non-profit private school that is not associated with a 

religious institution.  A private school is defined in the Comprehensive Zoning Ordinance below: 
 

Private School means a school under the sponsorship of a private agency or corporation 

other than a public or religious agency, having curriculum generally equivalent to public 

elementary or secondary schools. 
 

Coram Deo Academy currently operates in Flower Mound and Plano and has a Dallas location 

which will be relocated to the proposed Richardson campus. The current enrollment at their Dallas 

campus is 442 students.  
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The school offers a university-model schedule; each student is only on campus two or three (2-3) 

days a week for instruction and completes the remainder of their studies at home. This unique 

schedule means the total traffic impact is half of what a school with 748 students, as proposed, 

would be expected to have when compared to a traditional 5-day school. Half of the students would 

attend class on Monday and Wednesday, while the other half would attend on Tuesday and 

Thursdays, and a third (3rd) would attend on Fridays for electives.  

 

The applicant expects to grow the initial enrollment of 442 students to a maximum enrollment of 

748 students over time. At full enrollment there will be a maximum of 374 students per day present 

at the subject property. The expected buildout grade levels are Pre-K through 12th grade with a 

total of 374 students attending on Monday/Wednesday and a total of 374 students on 

Tuesday/Thursday. The 374 students in attendance per day, with the exception of Fridays, are 

comprised of the following:  
 

• Pre-K - 4th : 150 students 

• 5th – 8th : 112 students 

• 9th – 12th : 112 students   
 

Site Access and Circulation – The subject property has one (1) driveway entrance on Abrams Road 

and two (2) driveways located on a shared access easement, known as Richardson College Drive.  

 

All vehicles will enter through the main gate at Abrams Road and proceed counterclockwise in a 

designated path to either the east or west building entrance, depending on grade levels. The vehicle 

will exit counterclockwise in a designated path to either return to exit through the main gate on 

Abrams Road or will exit through a designated driveway to the north to make a left onto 

Richardson College Drive to head westbound towards Abrams Road. 

 

The applicant has provided sufficient queuing length on the campus, based on the submitted Traffic 

Management Plan/ Onsite Queuing Analysis (see Exhibits “C” and “D”), to accommodate the 

buildout student enrollment without queuing into Abrams Road. The applicant will continually 

monitor the length of the various queues and will adjust the circulation plan as needed to ensure 

that no queuing occurs on Abrams Road. According to the applicant, at maximum enrollment the 

school could expect 79 vehicles queued for drop off in the AM peak hour (7:59 a.m. – 8:15 a.m.) 

and 100 vehicles queued for pick up in the PM peak hour (2:44 p.m. – 3:48 p.m.). The applicant 

will install a directional traffic sign at the main driveway on Abrams Road to indicate “No Left-

Turn” for vehicles exiting during drop off and pick up times.   

 

The drop off and pick up times are staggered so as not to create excessive queues. The proposed 

hours of operation and pick-up/drop-off times for the facility are as follows: 
 

• Hours of operation - 7:30 a.m. to 4:00 p.m. (Monday-Friday) 

• Drop-Off Time - between 8:00 a.m. and 8:30 a.m.  

• Pick-Up Time - between 2:45 p.m. and 4:00 p.m.  
 

Drop off/Pick up:  Staff and volunteers will be located at entrances to assist young children. Staff, 

directional signage, and plastic barricades will be stationed along the travel paths to ensure vehicles 

follow the appropriate paths, and a security guard will be stationed at the building entrances. 
 











EXHIBIT A - CONCEPT PLAN



EXHIBIT B - ELEVATIONS



EXHIBIT C - TRAFFIC MANAGEMENT PLAN



EXHIBIT D - TRAFFIC MANAGEMENT PLAN



FLOOR PLAN

NORTH



FLOOR PLAN

NORTH



  

Coram Deo Academy, Dallas Campus  
6930 Alpha Rd, Dallas, TX 75240 

 

 

 

 

To the City of Richardson, 

Coram Deo Academy is an accredited classical Christian school offering a University-Model schedule for 
students in grades Pre-K through 12. CDA also has full Pre-K-12 Campuses in Flower Mound and Plano, 
and we are currently celebrating our 25th anniversary. 

Our Dallas Campus, founded in 2006, has rented space from four different organizations since its 
inception. Five years ago, we began a search for a permanent facility for this campus that would allow our 
school community to thrive for generations to come. After a long search, it became clear that 1301 
Abrams Rd was the ideal location for our school to put down permanent roots.  

With our University-model schedule, our students are on-campus two days a week for instruction 
by professional educators, completing the remainder of their studies at home. We offer a wide range 
of Athletic and Fine Arts programs for our students, as well as community and educational events for our 
families. Our oldest students are given opportunities to design and complete service projects that serve 
their school, their neighborhood, and the world. 

This unique schedule means that our total traffic impact and property footprint is half of what a 
traditional Five-Day school would need to support our student body size. 

Today we have 442 students enrolled, with half of those attending classes on Mondays and Wednesdays, 
the other half attending classes on Tuesdays and Thursdays, and roughly a third also attending our 
Electives held on Fridays. We plan to continue to grow intentionally over the course of the next eight 
years until we reach our enrollment cap of roughly 700 students total, with only 350 attending on any 
given day. Our traffic and facilities plans all take into account our future build-out to ensure that our 
property is prepared to house us both now and down the road. 

We have an excellent reputation with our current Landlords, area Neighborhood Associations, and the 
City of Dallas for our adherence to all traffic requirements, our engagement with neighborhoods, and our 
collaborative efforts aimed at improving the properties we inhabit. We have always queued our entire 
carline within our property, and we will continue to do so at 1301 Abrams.  

We take our calling to be Good Neighbors seriously, and we look forward to working with the City of 
Richardson and our immediate neighbors to join in the good work already being done in East Richardson. 

If I can help answer any questions about our school or our impact on our neighbors, please do not hesitate 
to reach out via email or cell phone. I look forward to meeting you all soon! 

 

 

The Rev. Jon Jordan, Dallas Campus Headmaster 
jon.jordan@cdalions.org | 214-808-4905 c 
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2 – South Elevation 

1– North Elevation 



SITE PHOTOS – ZF 24-02 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4 – West Elevation 

3 – East Elevation 



 

Notice of Public Hearing 
City Plan Commission  

 

Development Services Department ▪ City of Richardson, Texas 
2360 Campbell Creek Blvd, Richardson, Texas 75082 ▪ 972-744-4240 ▪ www.cor.net/zoningchange 

 

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

SPECIAL PERMIT  

File No.: ZF 24-02 

Applicant: Jon Jordan, Coram Deo Academy 

Location: (See map on reverse side) 

Request: ZF 24-02 Coram Deo Academy Special Permit: Consider and act on 
a  request for approval of a Special Permit for a private school on an 
8.6-acre lot currently zoned Local Retail LR-M(2) located within an 
existing building at 1301 Abrams Road, on the east side of Abrams 
Road, north of Walnut Street. Owner: Don Kim, Binnerri Presbyterian 
Church. Staff: Derica Peters. 

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

TUESDAY, MARCH 19, 2024 
7:00 p.m. 

Richardson City Hall 
2360 Campbell Creek Boulevard, Suite 525 

Richardson, TX 75082 

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 3 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: http://www.cor.net/index.aspx?page=1331. 

For additional information, please contact the Dept. of Development Services at 972-744-4240 
and reference Zoning File number ZF 24-02. 

Date Posted and Mailed: March 8, 2024 

https://www.cor.net/PublicCommentForm
http://www.cor.net/index.aspx?page=1331


ABERFELDY PROPERTIES INC

PO BOX 1287

NORTHBROOK, IL 60065

ABERFELDY PROPERTIES INC

PO BOX 1287

NORTHBROOK, IL 60065

GURDWARA SINGH SABHA

401 S SHERMAN ST STE 219

RICHARDSON, TX 75081

BINNERRI CHURCH

1301 ABRAMS RD

RICHARDSON, TX 75081

RICHARDSON ISD

TAX OFFICE

420 S GREENVILLE AVE

RICHARDSON, TX 75081

JON JORDAN

CORAM DEO ACADEMY

6930 ALPHA RD

DALLAS, TX 75240

DON KIM 

BINNERRI PRESBYTERIAN CHURCH

1301 ABRAMS RD

RICHARDSON, TX 75081

ZF 24-02 CORAM DEO
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