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Land Use Statement 

Birdie Bay (1002 N Central Expressway Suite 579) 
 
8/18/2024 
 
To the City of Richardson Planning Commission and City Council: 
 
We are requesting a Special Permit to allow Birdie Bay indoor golf simulators to open at 1002 N 
Central Expressway. The proposed use is consistent with the surrounding area and will continue 
to strengthen this corridor within the City of Richardson.  
 
Birdie Bay 
While serving in Korea as an engineer for the Navy, Keaton Lockhart was introduced to the golf 
simulator brand Golfzon. When his tour was over, Keaton decided to leverage this technology 
and open a simulator venue back home in Tulsa, Oklahoma. Birdie Bay was the second business 
in the nation to leverage Golfzon technology at a commercial location which led to immediate 
success. The Richardson location will be the first venue in the DFW area to offer this 
technology. 
 
While our technology is impressive, the key to our success is our customer service and diverse 
customer appeal. We take the time to educate new users on the simulators to ensure they have 
the most fun possible. The simulators also have arcade games, such as putt-putt skeeball, that 
make it fun regardless of golf skill level. Birdie Bay is a place where you can get better at golf, 
but anyone can have a good time.  
 
BirdieBay partners with local veteran non-profit organizations to provide free golf sessions 
every Monday evening. This unique program allows veterans to relax and engage in a 
recreational activity that supports mental and physical well-being. By supporting these efforts, 
BirdieBay directly contributes to the community’s overall quality of life. 

Our success is driven by simulator utilization. In addition to providing golf simulators, BirdieBay 
is proud to host leagues, tournaments, and special events that encourage community 
participation. Over the last 12 months, our Tulsa location generated 75% of total revenue from 
golf simulator rentals, 20% from alcohol sales, and 5% from food/merchandise sales. This sales 
mix is a testament to our commitment as a family-friendly franchise that puts golf first.  

This location will be owned and operated by Dallas local, Pete Weldon, former VP of Credit Risk 
at Bank Ozk and SMU MBA. The proposed size of this location is 3,955 square feet and will 
include 5 bays as well as a bar (pending a TABC beer and wine license). Our brand is the perfect 



fit for Richardson’s family-oriented and golf-loving community. We hope to become a part of it 
soon! 

 

 
Requested Conditions 
Hours of Operation: Sunday – Thursday, 10am – 10pm, Friday – Saturday, 9am – 12am  

Anticipated Start Date: November 2024 to January 2025 

Total Number of Golfers: Maximum 20 golfers (4 per bay, 5 bays total)  

Permitting: We will be applying for Beer and Wine License in conjunction with applying for an 
SUP. This Special Use Permit is to function as a Commercial Amusement Center in order to 
function as an indoor golf simulator facility.  

 



Traffic Memo Details 
Per the attached traffic memo, a detailed description is provided stating the reasons for the 
total number of needed parking spaces and the breakdown for the trip generation. We are 
confident there is ample parking available at this location. Please see below for an analysis of 
the Tulsa parking situation as it compares to the Dallas site.  
 
BirdieBay's Tulsa location sits at one of the busiest intersections in the city, with an Annual 
Average Daily Traffic (AADT) count of 127,606 vehicles. Despite the high traffic volume, 
BirdieBay Tulsa has not had any adverse impact on the surrounding area or parking. This 
experience demonstrates that BirdieBay can operate successfully even in high-traffic areas, 
with no significant negative effect on regular local traffic patterns or parking availability 

• Peak Traffic Times: 
Peak traffic occurs during evening hours and weekends, aligning with the times when 
recreational activities are most popular. These times do not coincide with peak 
commuter traffic, and thus, BirdieBay’s operations will have minimal impact on local 
traffic patterns. 

• Parking and Traffic Analysis: 
The Tulsa location features six simulator bays and a total of 12 parking spaces, allowing 
for two parking spaces per bay. This amount of parking spaces is more than enough for 
normal operating conditions. Based on BirdieBay’s experience we expect to utilize an 
average of 10 parking spaces at the Richardson location.  

• Dallas Summary: 

With over 300 spots available and a maximum of 20 spots used during off-peak hours 
for the complex, parking will not adversely impact the surrounding area or traffic 
operations.  

Community Benefits 

 1. Economic Impact: The development of Birdie Bay will contribute positively to the local 

economy by creating jobs and attracting visitors to the area. The project will generate sales 

tax revenue and encourage patronage of nearby businesses. 

 2. Recreational Opportunities: Birdie Bay will enhance the variety of recreational options 

available in the Richardson area. It will provide a unique offering that complements existing 

outdoor golf courses, particularly during the off-season and inclement weather. 

 3. Accessibility: The proposed location along N Central Expressway offers excellent 

accessibility to residents and visitors from across Dallas. The site is well-served by major 

roadways, making it a convenient destination for customers. 



4.    Veterans: Offering free golf on Mondays honors veteran service, promotes community 

engagement, and provides a healthy recreational outlet that fosters social connections 

among veterans. 

5.    Redevelopment: The proposed use will encompass an existing structure utilizing space that 

would be otherwise left vacant. Instead of seeking out raw land and constructing a new 

structure, we are able to renovate existing space in a thriving area. Redevelopment of an 

existing space promotes better sustainability and more forethought into being good 

stewards of the land. Our use promotes the health, safety and welfare of the community.  

Compliance with Zoning and Land Use Policies 

The proposed golf simulator complex aligns with the City of Richardson’ vision for commercial 

and mixed-use corridors. The site is currently zoned for commercial use, and the requested 

special use permit will allow for a compatible recreational use that enhances the character of 

the area. 

Birdie Bay will operate within the bounds of local noise ordinances and will ensure that the 

facility is respectful of neighboring properties. Additionally, the development will include 

appropriate parking facilities and landscaping to ensure a positive visual impact. 

 
Peter Weldon 
Chief Development Officer 
Peter.weldon@birdiebay.com  
407-376-6358 
 

mailto:Peter.weldon@birdiebay.com
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1 –North Elevation 

2–East Elevation 
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3 –West Elevation 

4 – Interior of Development 



 

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 24-22 BirdieBay Golf 

Applicant: Trenton Robertson, Masterplan 

Location: (See map on reverse side) 

Request: Consider and act on a request for approval of a Special Permit for a 
Commercial Entertainment, Indoor use (virtual golf simulator) in an 
existing suite space on an 8.05-acre lot currently zoned PD Planned 
Development Collins/Arapaho TOD & Innovation District (Station Area 
Sub-District), located at 1002 N. Central Expressway, at the northeast 
corner of Central Expressway and Arapaho Road. Owner: AF 1002 N. 
Central Ltd. Staff: Derica Peters. 

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

TUESDAY, SEPTEMBER 17, 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 will be allocated a maximum of 3 
minutes each to address the City Plan Commission to express whether they are in favor or 
opposed 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: cor.net/cpc 

For additional information, please contact the Dept. of Development Services at 972-744-4240 
and reference Zoning File number ZF 24-22. 

Date Posted and Mailed: September 6, 2024 

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


ZF 24-20 Notification Map
Special Permit
BirdieBay Golf



AF 101 E ARAPAHO LTD 
18111 PRESTON RD STE 1000 
DALLAS, TX  75252 

 GREENWAY ARAPAHO & 
AF 1002 N CENTRAL LTD2808 
FAIRMOUNT ST STE 100 
DALLAS, TX  75201 

 BIG DIAMOND INC 
ATTN REAL ESTATE DEPTPO BOX 
690110 
SAN ANTONIO, TX  78269 

DART 
MB 7230P O BOX 660163 
DALLAS, TX  75266 

 800 N CENTRAL LP 
% BHA REAL ESTATE HOLDINGS8333 
ROYAL RIDGE PKWY # 100 
IRVING, TX  75063 

 800 N CENTRAL LP 
% BHA REAL ESTATE HOLDINGS8333 
ROYAL RIDGE PKWY # 100 
IRVING, TX  75063 

ARAGREEN PROPERTIES LC 
% BHA REAL ESTATE HOLDINGS8333 
ROYAL RIDGE PKWY # 100 
IRVING, TX  75063 

  
DALLAS AREA RAPID TRANSIT 
PO BOX 660163 
DALLAS, TX  75266 

 STORAGE TRUST PPTIES LP 
DEPT PT TX 28121PO BOX 25025 
GLENDALE, CA  91221 

TRIANGLE 75 LTD 
STE 100-31025 HIGHLAND PARK 
VILLAGE 
DALLAS, TX  75205 

 DART 
MB 7230P O BOX 660163 
DALLAS, TX  75266 

  

TRENTON ROBERTSON, MASTERPLAN 
2201 S MAIN ST 
DALLAS TX 75201 

 AF 1002 N CENTRAL LTD 
18111 PRESTON RD STE 1000 
DALLAS, TX  75252 

  ZF 24-22 

     

     

     

     

    ,   ZF 24-22 
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