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AGENDA
CITY OF RICHARDSON - CITY PLAN COMMISSION
TUESDAY, NOVEMBER 18, 2025, AT 7:00 P.M.
RICHARDSON CITY HALL
2360 CAMPBELL CREEK BOULEVARD, SUITE 525
RICHARDSON, TX 75082

Closed Executive Session Authorized
As authorized by Section 551.071 (2) of the Texas Government Code, this meeting may be convened into
closed Executive Session to seek confidential legal advice from the City Attorney on any listed agenda item.

Meeting Information
o Public hearing information: https://www.cor.net/PublicHearing
e Public Comment Cards for comments or public hearings can be found at
www.cor.net/PublicCommentForm and submitted online by 5:00 p.m. on the date of the meeting or in
person before the meeting begins to be included in the public record.
e City Plan Commission meetings are available for viewing via live-stream online and on-demand at
https://www.cor.net/citv.

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 75082.

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

PUBLIC COMMENTS ON AGENDA ITEMS

The public comment portion of the City Plan Commission meeting is scheduled at the beginning of the meeting
to allow the public to address the City Plan Commission regarding an item listed on the agenda that is not a public
hearing.

MINUTES
1. Approval of the minutes of the regular business meeting of November 4, 2025.

PUBLIC HEARING

2. Zoning File 25-18 — Planned Development — Apollo Junior High School (continued from November 4,
2025): A request to rezone an 18.16-acre lot located at 1600 Apollo Road, on the south side of Apollo Road,
the west side of Amherst Avenue, and the north side of Syracuse Drive, from R-1800-M Residential District
to PD Planned Development for the R-1800-M Residential District with modified development standards to
accommaodate the expansion of the school building and other related site improvements. Owner: Richardson
Independent School District. Staff: Derica Peters. (Requesting continuation to the December 2, 2025, meeting)



https://www.cor.net/PublicHearing
http://www.cor.net/PublicCommentForm
https://www.cor.net/citv

3. Zoning File 25-17 — Planned Development — Richardson North Junior High School (continued from
November 4, 2025): A request to rezone a 15.142-acre lot located on the east side of N. Floyd Road and the
west side of Nantucket Drive, south of W. Campbell Rd, from R-1100-M Residential District to PD Planned
Development for the R-1100-M Residential District with modified development standards to accommodate
the expansion of the school building and other related site improvements. Owner: Richardson Independent
School District. Staff: Derica Peters.

4. Zoning File 25-19 — Planned Development - Twilight Plaza: A request to rezone approximately 2.39 acres
located at 508 Twilight Trail, on the north side of Twilight Trail, west of Custer Road, from O-M Office to PD
Planned Development for O-M Office to accommodate additional uses. Owner: Pardue Twilight Plaza Ltd.
Staff: Derica Peters.

ADJOURN

I HEREBY CERTIFY THAT THE ABOVE AGENDA WAS POSTED ON THE BULLETIN BOARD AT RICHARDSON CITY HALL ON OR BEFORE 5:30 P.M.,
WEDNESDAY, NOVEMBER 12, 2025.

ANNA JO CASTANEDA, EXECUTIVE SECRETARY
DEVELOPMENT SERVICES

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 OF ANY OTHER ROOM WHERE A
MEETING SUBJECT TO AN OPEN MEETING UNDER GOVERNMENT CODE CHAPTER 551 OF THE RICHARDSON CITY PLAN COMMISSION IS HELD.



mailto:ADACOORDINATOR@COR.GOV
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CITY OF RICHARDSON
CITY PLAN COMMISSION MINUTES - NOVEMBER 4, 2025

The Richardson City Plan Commission met on November 4, 2025, at 6:45 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
Jeremy Thomason, Vice Chairman
Michael Keller, Commissioner
Gary Beach, Commissioner
Kristen Schascheck, Commissioner
Joe Quirk, Commissioner

MEMBERS ABSENT: Nate Roberts, Commissioner
Rebecca Poynter, Commissioner
Byron Purdy, Commissioner

CITY STAFF PRESENT: Andrew Bogda, Asst. Director.of Dev Services-Planning
Dan Tragy, Asst Director of Dev Services-Dev & Engineering
Derica Peters, Senior Planner
Aaron Zilz, Planner 1l
Christine Raoss, Planner 11
Anna Jo Castaneda, Executive Secretary

BRIEFING SESSION

Prior to the start of the regular business meeting, the City Plan Commission met with Staff at 6:45
p.m. for a discussion of regular agenda items and staff report on pending development, zoning
permits, and planning matters. There was no discussion and no action was taken. The briefing
session was adjourned at 6:55 p.m.

CALL TO ORDER

Chairman Marsh called the regular business meeting to order at 7:00 p.m.

PUBLIC COMMENTS ON AGENDA ITEMS

There were no comments of public interest.

REGULAR BUSINESS MEETING

1. Approval of Minutes of the regular business meeting of October 21, 2025.

Motion: Chairman Marsh made a motion to approve the minutes as presented.
Commissioner Schascheck seconded the Motion. Motion passed 6-0.



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.

No items were removed from the consent agenda and no discussion occurred.

2. Replat — Park Hollow: Consider and act on a request for approval of a replat of Lots 15B & 17,
Block A, Lot 22C, Block B, and Lot 18, Block A of the Centennial Buckingham Addition, to
dedicate certain easements, abandon certain easements, and establish 88-residential lots and
common area lots for a townhome development. The 8.561-acre tract is located west of Audelia
Road and north of Buckingham Road. Owner: Chun Yi Huang, BT Park Hollow, LLC. Staff:
Aaron Zilz.

Motion: Chairman Marsh made a motion to approve the Consent Agenda items as
presented. Vice Chairman Thomason seconded the Motion. Motion passed 6-0.

PUBLIC HEARING

3. Zoning File 25-17 — Planned Development — Richardson North Junior High School: A
request to rezone a 15.142-acre lot located at 1820 N. Floyd Road, on the east side of N Floyd
Road, and the west side of Nantucket Drive, from R-1100-M Residential District to PD Planned
Development for the R-1100-M Residential District with- modified development standards to
accommodate the expansion of the school building and other related site improvements. Owner:
Richardson Independent School District. Staff: Derica Peters. (Requesting continuation to the
November 18, 2025, meeting)

Chairman Marsh stated the applicant is requesting continuance to the November 18, 2025,
meeting, and that there will be no staff presentation or other action taken by the Commission.
Chairman Marsh opened the public hearing.

Chairman Marsh asked if there was anyone present who wanted to speak in favor or opposition of
the request. Seeing none, Chairman Marsh asked for a Motion.

Motion: Chairman Marsh made a motion to continue the public hearing until November
18, 2025, at 7:00 p.m. Commissioner Quirk seconded the motion. Motion
passed 6-0.

4. Zoning File 25-18 — Planned Development — Apollo Junior High School: A request to rezone
an 18.16-acre lot located at 1600 Apollo Road, on the south side of Apollo Road, the west side
of Amherst Avenue, and the north side of Syracuse Drive, from R-1800-M Residential District
to PD Planned Development for the R-1800-M Residential District with modified development
standards to accommodate the expansion of the school building and other related site
improvements. Owner: Richardson Independent School District. Staff: Derica Peters.
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Chairman Marsh stated the applicant is requesting continuance to the November 18, 2025,
meeting, and that there will be no staff presentation or other action taken by the Commission.
Chairman Marsh opened the public hearing.

Chairman Marsh asked if there was anyone present who wanted to speak in favor or opposition of
the request. Seeing none, Chairman Marsh asked for a Motion.

Motion: Chairman Marsh made a motion to continue the public hearing until November
18, 2025, at 7:00 p.m. Commissioner Beach seconded the motion. Motion
passed 6-0.

ADJOURN

With no further business before the Commission, Chairman Marsh adjourned the regular business
meeting at 7:06 p.m.

Bryan Marsh, Chairman
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RICHARDSON,TX

DEVELOPMENT SERVICES , M E M O
TO: City Plan Commission
FROM: Derica Peters, AICP, Senior Planner - Development Services DP
DATE: November 18, 2025
RE: Zoning File 25-18: Apollo Middle School

On Tuesday, November 4, 2025, the City Plan Commission opened and continued the public
hearing associated with this zoning request to their next meeting date on Tuesday, November 18,
2025.

The applicant has requested another continuance to the City Plan Commission meeting date on
Tuesday, December 2, 2025, to accommodate further review of development plans and associated
documents and allow the applicant additional time to address remaining staff comments.

Should the Commission concur with this request, the public hearing will need to remain open and

a motion to continue the public hearing to the Commission’s meeting on Tuesday, December 2,
2025 at 7:00PM is requested.
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ZONING FILE 25-17

Attachments:

8.

9.

Staff Report

Zoning/Aerial Map

Proposed Concept Plan (Exhibit “B”)

Proposed Building Elevations (Exhibit “C”)
Development Standards (Exhibit “D”)

Traffic Management Plan Memo (Exhibit “E”)
Traffic Management (Circulation) Plan (Exhibit “F”)
Applicant’s Statement

Site Photos

10. Notice of Public Hearing

11. Notification List

12. Correspondence



/2

RICHARDSON, TX

DEVELOPMENT SERVICES STAF F R E PO RT
TO: City Plan Commission
FROM: Derica Peters, AICP, Senior Planner DP
DATE: November 18, 2025
RE: Zoning File 25-17: Richardson North Middle School

REQUEST & LOCATION

A request to rezone a 15.142-acre lot located on the east side of N. Floyd Road and the west side
of Nantucket Drive, south of W. Campbell Rd, from R-1100-M Residential District to PD Planned
Development for the R-1100-M Residential District with modified development standards to
accommodate the expansion of the school building and other related site improvements.

APPLICANT/ PROPERTY OWNER
Taylor Boswell, TNP, Inc. / James Watson, Richardson ISD

EXISTING DEVELOPMENT

Richardson North Junior High School was constructed in 1970 on an 8.14-acre site. Today, the
existing school building is approximately 94,000-square-feet and includes athletic facilities such
as a track and field practice area and tennis courts, and is situated on 15.142 acres. The majority
of the campus fronts onto Floyd Road to the west, while a portion of the northeast side of the
campus fronts onto Nantucket Drive. The campus is separated from a row of homes to the east by
the Nantucket Creek Branch and is separated from the row of homes to the south by a 12-foot
alley.

Additionally, the school currently provides curriculum for seventh and eighth graders, and the
building is proposed to be expanded and remodeled (with related site modifications) in order to
accommodate curriculum for sixth graders hence this zoning request.

ADJACENT ROADWAYS

Nantucket Drive: Local street; no traffic counts available

N. Floyd Road: Two-lane, undivided minor collector; 4,000 vehicles per day, northbound and
southbound (2025)

Page 1 of 7



SURROUNDING LAND USE AND ZONING

North: Retail/Commercial (indoor commercial amusement center, retail, restaurants,
services); LR-M(2) Local Retail
Northeast:  Duplex Residential; D-2400-M (across Nantucket Drive)

South: Single Family Residential; R-1100-M

East: Single Family Residential; R-1100-M

West: Single Family Residential; R-1100-M (across N. Floyd Road)
FUTURE LAND USE PLAN

The Future Land Use Plan of the Envision Richardson [y

Comprehensive Plan designates this area as part of the
Neighborhood Residential PlaceType. This PlaceType consists
primarily of single-family detached homes. In some areas, the
PlaceType may contain attached single-family residential uses, as
well as small retail, office, and personal service businesses.
Public/institutional and office are identified as secondary uses in
this PlaceType. The existing school use is consistent with the
secondary uses PlaceType recommendation.

EXISTING ZONING

R-1100-M Single-Family
STAFF COMMENTS

Background:

The Comprehensive Zoning Ordinance classifies Richardson Independent School District (RISD)
facilities as “public buildings” which are allowed by-right in all zoning districts; therefore, the
proposed use of the property is not in question. However, the proposed modified development
standards require the establishment of a Planned Development (PD) zoning district since the
proposed improvements are not able to comply with the existing zoning. Allowing for school
campus improvements within a PD district has occurred elsewhere in the city and this is a
continued acceptable approach for this subject property since the existing zoning requirements
have not kept up with the changing needs associated with serving students at public school
campuses. Also, the PD district allows for a public hearing process and zoning requirements to be
tailored specific to the proposed school campus improvements and take into consideration any
potential neighborhood concerns.

The proposed renovations and expansion at this school campus are necessary to accommaodate the
addition of sixth-grade students to the existing seventh and eighth-grade campus. Total enrollment
is expected to increase from approximately 592 to 1,000 students. School hours are currently from
8:15 a.m. to 3:40 p.m.

Request:

The applicant requests approval of a PD Planned Development with a base district of R-1100-M
Residential District to accommodate the expansion of the existing junior high school and its
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conversion into a middle school. The proposed modified development standards include the
following and the complete list is provided in the Development Standards attached as Exhibit “D”".

e Building Height:
o A maximum building height of fifty-two (52) feet shall be permitted for all
buildings (regardless of number of stories).
= The maximum building height for a single-story building in the R-1100-M
Residential District is twenty-five feet (25) feet and forty (40) feet for a two-
story building.

o Buildings, regardless of height and number of stories, shall be allowed within 150
feet of residential zoning districts.
» The maximum building height for a building within 150 feet of a residential
district is 25 feet.

e Parking:
o As proposed, a minimum of 170 spaces will be required and 181 spaces will be
provided.
= The City does not specify a required parking ratio for schools. Today, there
are 158 parking spaces provided for the school.

e Landscape Requirements:
o Site landscape requirements shall be required in accordance with the City’s
landscape policy for non-residential uses.
= Today, the subject property is located within a residential zoning district
and is not subject to non-residential landscape standards.

e Fencing and Screening:
o A masonry screening wall will not be required adjacent to residential zoning
districts.
= A 6-foot-tall masonry screening wall is typically required when a non-
residential use backs or sides upon a residential, duplex, or apartment
district. The majority of the homes that back up to the school campus are
separated by a minimum 6-foot-tall wood fence located on each property.

o Allow fencing for athletic facilities to exceed 8 feet in height.
= Fences are typically limited to a maximum of 8 feet in height.

o A vinyl-coated chain-link fence will be installed around the property perimeter in
accordance with the Concept Plan (Exhibit “B”).
= Although fences are not allowed to extend past the front wall of a building
(within the area between Floyd Road and the east building elevation), the
applicant is requesting an exception to provide a secured, fenced area
between the campus and the street.
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Proposed Development

The proposed PD zoning district includes a Concept Plan (Exhibit “B”), Building Elevations
(Exhibit “C”), and Development Standards (Exhibit “D”); these exhibits will be included in the
adopting ordinance (if approved).

Building Renovations:

e Full renovation of the existing approximately 94,000-square-foot, two-story classroom
area.

e New building additions will accommodate administration, library, fine arts, dining,
athletics, art, and Career and Technical Education (CTE) spaces.

e A new gymnasium will be constructed at the northeast corner of the property, also
functioning as a storm shelter.

e Portions of the west side of the building will be demolished and rebuilt.

e Total building area will increase from 94,000 to 228,016 square feet, a net gain of 134,016
square feet.

Parking:
e The site currently has two parking lots, one north and one south of the building.
e The parking areas on the north and south sides of the building will be reconfigured and a
new parking row with 59 spaces will be added along N. Floyd Road; the adjustments to the
parking will result in a net increase of 23 parking spaces.

Site Improvements - Athletics:
e Site improvements to the existing outdoor athletic facilities will include two (2) new tennis
courts south of the two (2) existing tennis courts (located east of the school building).

Off-Site Improvements:
e Updated school-related signs to satisfy current TMUTCD criteria will be provided.

Circulation:

e On-site queuing will accommodate approximately 79 to 80 vehicles.

e A new driveway will be constructed on the east side of the campus extending from
Nantucket Drive near the northeast corner of the site, extending south and west (along the
east side of the building) to Floyd Road.

e The queuing of vehicles picking up and dropping off sixth-grade students will occur on the
looped driveway on the northwest side of the building, with the entrance and exit off Floyd
Road; pick-up and drop-off will occur at the building’s northern entrance.

e The queuing of vehicles picking up and dropping off seventh- and eighth-grade students
will occur on the eastern driveway, accessed via Nantucket Street and exiting to Floyd
Road; pick-up and drop-off will occur at the building’s southern entrance.

e The new driveway on Nantucket Drive will be signed with “Entry Only”, indicating that
cars may not exit onto Nantucket Drive.

e It is recommended that parents that have students in multiple grade levels (including a
sixth-grader), use the seventh and eighth-grade pick-up and drop-off site (Nantucket
Driveway) to better distribute the traffic flow.
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e Total buses will increase from 4-5 to 6-7. Buses will stage along the internal access
driveway on the west side of the building, within the circular driveway off Floyd Road
during pick-up and drop-off periods.

e As part of this development, a Pedestrian Management Plan will be provided for City
review prior to construction.

e Parents should not park near the access drives along Nantucket Drive or Floyd Road.

e School staff or a licensed police officer should monitor students at each area where parents
are picking up students until all students are dismissed. A staff member or licensed police
officer should be assigned to each of the northern and southern drop-off/pick-up locations.

TRAFFIC/INFRASTRUCTURE IMPACTS

As it relates to utilities, the proposed use will not impact existing utilities in the area.

Today, the existing school generates an approximate 1,243 daily trips. The proposed school
expansion improvements are expected to generate an additional 857 daily trips, for a total of 2,100
daily trips. Table 2, included below, summarizes existing and anticipated conditions:

Tahble 2. Trip Generation Summary

ITE Land Use size Daily AM Peak Hour PM Peak Hour
Code Trips Enter | Exit | Total | Enter | Exit | Total
Existing

Middle School/ 592
Junior High students
522 School (2024) 1,243 214 183 387 43 46 89
Proposed
1,000
Middle School/ | students
Junior High at
522 School Capacity | 2,100 362 308 670 72 78 150
Net Additional Trips 857 148 125 273 29 32 &1

The additional daily trips due to the school expansion at capacity is calculated to be 857 daily trips. The net
additional peak hour trips due to the school expansion is calculated to be 273 AM Peak Hour trips and 61
PM Peak Hour trips.

Additionally, the nearby arterial roadway system is designed to accommodate any traffic that
would be generated by the proposed use. Therefore, this request is not anticipated to have a
significant impact on the nearby roadway system.

At the request of the City, a Traffic Management Plan (TMP) has been prepared by the applicant’s
traffic consultant for the subject property. The intent of the TMP is to document the Plan necessary
to minimize traffic impacts to public streets surrounding Richardson North Middle School and to
ensure that there are adequate on-site vehicle queueing areas such that parents do not have to stop
and queue on public streets while dropping off or picking up students. Based on the results of the
TMP study and the understanding between the applicant and staff, the following conclusions and
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recommendations are noted as shown on the TMP Plan, attached as “Exhibit E” and the Circulation
Plan, attached as “Exhibit F”’:

1.

2.

An additional vehicle driveway access point will be provided that connects to Nantucket
Drive (Drive B).

The driveways on Floyd Road will be modified to provide more on-site vehicle queuing
than the existing driveways.

The existing driveway (Drive A) that loops directly in front of the school on Floyd Road
will be extended and will be primarily used for buses, teachers, and a limited amount of
guest parking to minimize conflicts between busses and parent drop-off and pick-up
activities.

The driveway access (Drive C) from Floyd Road that loops on the north side of the school
will be assigned as the drop-off and pick-up location for sixth-grade students. The new
driveway access (Drive D) from Nantucket Drive will be assigned as the drop-off and pick-
up location for seventh- and eighth-grade students.

Based on current student demographics and near-term projections, the assignments of drop-
off and pick-up locations identified above will allow both driveways to operate with a
single line of queuing vehicles.

If the sixth-grade attendance should grow to the point where the single lane of queuing
exceeds the on-site storage length, the school shall allow for double stacking of the queue.
If either of the parent pick-up queues still routinely exceeds the on-site storage length, the
school shall consider alternative assignments of the pick-up locations such that the queues
are more equally balanced.

The City of Richardson retains the right to request an update of the TMP if drop-off and
pick-up queueing is extending onto public streets.

Student Distribution

When the middle school incorporates sixth-graders (Fall 2028) the school will be fed from four
(4) elementary schools, including Canyon Creek, Mohawk, Northrich, and Prairie Creek
Elementary Schools. A graphic of the attendance zones for each of the elementary schools is
provided below.

TWGHT] W <l

33 - Mohawk ES
19 — Canyon Creek ES 36 — Northrich ES
26 — Greenwood Hills ES 39 - Prairie Creek ES
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Traffic Circulation - Initial Enroliment (Fall 2028)

Initially, the applicant anticipates having an enrollment of 700 students (all three (3) grade levels
combined). As shown on the Circulation Plan (Exhibit “F”), the northern drive on Floyd Road will
be assigned as the sixth-grade drop-off and pick-up location (33% of parent vehicles). The
Nantucket Drive D access driveway will be assigned as the seventh- and eighth-grade drop-off and
pick-up location (66% of parent vehicles). This will assign approximately 33% of the parent
vehicles to Drive C and 66% to Drive D. This will reduce the number of parents currently using
Floyd Road and will improve the existing congestion issues in front of the school.

Traffic Circulation - Future Enrollment

If the school attendance ultimately exceeds a certain threshold, the distribution of trips between
the driveways would have to be adjusted to ensure queueing does not extend out onto a public
street. The applicant’s traffic consultant evaluated the attendance zones more closely for the
“ultimate capacity” of the school and determined that it would be possible to redistribute traffic
such that neither driveway would exceed its queuing capacity. The redistribution of traffic will be
determined by a subsequent traffic circulation assessment when the traffic queuing extends out
onto the adjacent public street (Floyd or Nantucket) (should that occur) as the school approaches
the ultimate enrollment capacity. The applicant anticipates that the ultimate enrollment capacity
(1,000 students) could occur within the next 5-10 years.

Correspondence: To date, staff has received one public comment in opposition to this request.

Motion: The Commission will be making a recommendation to the City Council regarding this
request. The Commission may recommend approval of the request, add or amend
conditions, or recommend denial of the request.

Should the CPC accept the applicant’s request as presented, the motion should include
the following special conditions:

1. The site shall be zoned PD Planned Development with a base zoning district of R-
1100-M Residential District, except as provided within the Planned Development
Standards attached as Exhibit “D” (PD Standards), and shall be developed and used
in accordance with the Concept Plan attached as Exhibit “B” (Concept Plan) and
the Building Elevations attached as Exhibit “C” (Building Elevations).
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Exhibit “D”
Development Standards
ZF 25-17 North Junior High/Middle School

. The site shall be zoned PD Planned Development with a base zoning district of R-1100-M
Residential District, except as provided below, and shall be developed and used in
accordance with the Concept Plan attached as Exhibit “B” (Concept Plan) and the Building
Elevations attached as Exhibit “C” (Building Elevations).

. Height Regulations:

a. A maximum building height of fifty-two (52) feet shall be permitted for all buildings
(regardless of number of stories). Building height shall be measured from grade level
to the tallest maximum projection on the building. Rooftop mounted mechanical
equipment and related screening shall be a maximum height of eight (8) feet and shall
be allowed to exceed the maximum 52-foot height permitted for buildings.

b. Building heights of existing buildings shall be limited per the attached Concept Plan
(Exhibit “B”). All other structures constructed prior to 2025 that do not comply with
the height regulations shall be considered legal conforming structures.

c. Buildings, regardless of height and number of stories, shall be allowed within 150 feet
of residential zoning districts, as shown on the attached Concept Plan (Exhibit “B”).

. Building Setbacks: The minimum building setbacks shall be as shown on the attached
Concept Plan (Exhibit “B”).

. Parking:
a. A minimum of 170 parking spaces shall be provided.

. Signage:

a. Signage shall be installed at each directional driveway that indicates the appropriate
turning movement.

b. An updated Pedestrian Management Plan shall be submitted for city staff review prior
to issuance of a building permit for any addition.

. Fencing/Screening:

a. Fencing for athletic facilities shall be exempt from the maximum 8-foot-height
requirements.

b. Vinyl-coated chain-link fence shall be constructed in accordance with the attached the
Concept Plan (Exhibit “B”).

c. Pre-finished perforated metal panels or solid metal panels shall be utilized to screen
pre-existing and proposed mechanical equipment areas as located on the Concept Plan
(Exhibit “B”).

d. The subject property shall be exempt from the residential adjacency masonry screening
wall requirement.



7. Landscape:

a. Site landscape requirements shall be required in accordance with the City’s landscape
policy for non-residential uses.

b. Depending upon the final placement of public sidewalks, within the right-of-way
alternate landscape improvements, including pavers, may be considered between the
street back-of-curb and required sidewalks subject to review and approval by the
Director of Development Services.

8. Other:

a. All existing pole mounted lighting that do not conform with the current height
requirements shall be considered valid and conforming. Any new lighting installations
shall be limited to a maximum of 30 feet in height.

b. The City of Richardson retains the right to request an update of the Traffic Management
Plan if drop-off and pick-up queueing is extending onto public streets.



EXHIBIT "E"

@ Stantec TMP Memo

To: Aaron Zilz, AICP From: Dave Carter, P.E., PTOE
City of Richardson Stantec Consulting Services, Inc.
Project/File: 214001303 Date: November 4, 2025

Reference: RISD North Jr. High School, Richardson — Traffic Management Plan
EXECUTIVE SUMMARY

This Traffic Management Plan (TMP) is being updated based on agreement between the City of Richardson
and the Richardson ISD per staff discussions held in a meeting on October 30, 2025. In summary the intent
of the TMP is to document the Plan necessary to minimize traffic impacts to public streets surrounding
North JH School and to ensure that there is adequate on-site vehicle queueing areas such that parents do
not have to stop and queue on public streets while dropping-off or picking-up students.

Based on the results of the TMP study and the understanding between the agencies the following
conclusions and recommendations are noted as shown on the Site Plan TMP Exhibit A (attached):

1. An additional vehicle driveway access point will be provided that connects to Nantucket Drive
(Drive D).

2. The driveways on Floyd Road will be modified to provide more on-site vehicle queuing than the
existing driveways.

3. The Drive A driveway loop directly in front of the school on Floyd Road will be extended and will be
primarily used for Buses, teacher, and a limited amount of guest parking to minimize conflicts
between busses and parent drop-off and pick-up activities.

4. The Drive C loop from Floyd Road on the north side of the school will be assigned as the drop-off
and pick-up location for 6t Grade Students. The Drive D access from Nantucket Drive will be
assigned as the drop-off and pick-up location for 7t and 8" Grade Students.

5. Based on current student demographics and near-term projections, the assignments of drop-off and
pick-up locations identified above will allow both driveways to operate with a single line of queuing
vehicles.

6. If the 61" Grade attendance should grow to the point where the single lane of queuing exceeds the
on-site storage length, the school shall allow for double stacking of the queue.

7. If either of the parent pick-up queues still routinely exceeds the on-site storage length, the school
shall consider alternative assignments of the pick-up locations such that the queues are more
equally balanced.

8. The City of Richardson retains the right to request an update of the Traffic Management Plan if
drop-off and pick-up queueing is extending onto public streets.



November 4, 2025 EXHIBIT "E"

Aaron Zilz, AICP
Page 2 of 11
Reference:  DRAFT North Jr. High School TMP

INTRODUCTION

The purpose of this memo is to provide a Traffic Management Plan (TMP) for the North Jr. High School
renovation and expansion to accommodate the addition of 6th-graders to the existing campus which
already includes 7" and 8" grades. The TMP ensures safe vehicular and pedestrian circulation during peak
morning drop-off and afternoon pick-up periods.

North Jr. High School is located at the northeast corner of Brentwood Lane and Floyd Road intersection.
The location of the North Jr. High School is shown in Figure 1. Further below is general information about
North Jr. High.

Figure 1 - Site Location Map

s

School:
e Location: 1820 N Floyd Rd, Richardson, TX 75080
e School District: Richardson Independent School District
e School Times: 8:15 AM — 3:40 PM
Zoning:
e Existing Zoning: R-1100-M - Single Family

e Project: The school is expanding to accommodate 6t grade students
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Reference:  DRAFT North Jr. High School TMP

Students:
e Existing Student Enrollment: 537 students in 7t and 8t grades (592 in 2024)

e Proposed Student Enroliment: up to 1,000 students in 6™ through 8" grades. Initially ~700 students.

Feeder Elementary Schools:
e Canyon Creek ES
e Mohawk ES
e Northrich ES
e Prairie Creek ES

e Existing Bus Count: 4 to 5

e Proposed Bus Count: 6 to 7

School Access:

e Surrounding Roadways:

o Campbell Road: on the north; arterial roadway; six-lane divided roadway; speed limit
40 mph

o Floyd Road: on the west; minor collector; two-lane undivided roadway; speed limit 30
mph [school zone 20 mph]

o Nantucket Drive: on the east; local street; two-lane undivided roadway; speed limit 30
mph

o Old Campbell Road: on the northeast; local street; two-lane undivided roadway; speed
limit 30 mph

o Alley: on the south; 15 feet width

e Sidewalks are provided on Campbell Road, Floyd Road, Nantucket Drive, and Old Campbell
Road adjacent to North Jr. High and they are in good condition.

Mode Split:
o Mode Split: The existing mode split is based on the traffic counts performed on April 15, 2025.
Table 1. Existing Mode Split

Mode AM PM
Walk 6% 15%
Bus 47% 64%
Car 47% 21%

STUDENT ENROLLMENT
Capacity:

Total student population will initially be approximately 700 students and may gradually increase for a
maximum population of 1,000 students. Grade levels 6t through 8" grade should be evenly distributed so
at capacity it would be roughly 333 students per grade level 61" through 8t grade. The 333 students per
grade is an average, as every year there will be minor fluctuations in student population.
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STUDENT ATTENDANCE ZONE

Traffic Distribution:

The North Junior High School will be fed from four (4) elementary schools including Canyon Creek,
Mohawk, Northrich, and Prairie Creek Elementary Schools. A graphic of the attendance zones for each of
the elementary schools is provided in Figure 2. It should be noted that the former Greenwood Hills ES
attendance zone has been subdivided along West Shore Rd and now split between Mohawk ES and
Northrich ES.

Figure 2 - North Jr High School Attendance Zone
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Discussions between the City and ISD staff on October 30, 2025 decided that it would be best to assign the
northern drive on Floyd Road as the 6" Grade drop-off and pick-up location. The Nantucket Drive D access
driveway would be assigned to 7t and 8" graders. This will assign approximately 33% of the parent
vehicles to Drive C and 66% to Drive D. This should work adequately for the initial attendance anticipated at
the school. It will reduce the number of parents currently using Floyd Road and will improve the existing
congestion issues in front of the school.

If the school attendance ultimately exceeds a certain threshold, the distribution of trips between the
driveways would have to be adjusted to ensure queueing does not extend out onto a public street. Stantec
evaluated the attendance zones more closely for the “Ultimate Capacity” of the school and determined that
it would be possible to distribute traffic such that neither driveway would exceed its queuing capacity by
assigning the northern Floyd Driveway entrance to the Parents living west of Nantucket Drive. Parents living
along or east of Nantucket Drive would use the Nantucket Drive entrance. This assumption results in
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approximately 55% of the traffic entering from Nantucket Drive and 45% of the traffic entering from Floyd
Road. The 45%/55% driveway distribution is only necessary when attendance grows closer to the school’s
capacity.

TRAFFIC COUNTS
Existing Traffic:

Stantec met with the City of Richardson’s Mark Nelson and Pritam Deshmukh on March 06, 2025 to discuss
traffic around the existing school. Stantec also met with Richardson Independent School District several
times during the process of developing the TMP. Based on the meeting with the city, traffic counts were
collected on April 15, 2025 at the following locations from 7:00am to 9:00am and 3:00pm to 5:00pm:

Campbell Road and Floyd Road

Campbell Road and Nantucket Drive

Campbell Road and Old Campbell Road

Floyd Road and Deep Valley Road/Driveway A (Exit)
Floyd Road and Driveway B (Entrance)

Floyd Road and Driveway C (Exit)

Floyd Road and Brentwood Lane/Driveway D (Entrance)
Floyd Road and Driveway E

Floyd Road and Alley

0. Floyd Road and Melrose Drive

SOONOORWN =

The morning pickup accounted for 280 vehicles and the afternoon pickup accounted for 123 vehicles based
on the traffic counts conducted on April 15, 2025. The existing traffic counts is provided in Exhibit C.

Existing School Traffic (No Background):

Stantec evaluated the existing traffic and calculated the background traffic counts without school traffic by
removing all school driveway related traffic distributed through the network. The Existing School Traffic
without background traffic is provided in Exhibit D. The Background traffic without the existing school traffic
is provided in Exhibit E.

Proposed School Traffic:

Trip generation was calculated based on the Land Use Code 522 (Middle School/Junior High School) using
the 11t Edition of the Trip Generation Manual by Institute of Transportation Engineers for the proposed
school campus. Table 2 summarizes the calculated vehicular trips that are anticipated to be generated by
the proposed development during the AM and PM peak hours and average vehicular daily trips on a typical
weekday. For reference, the trip generation for the existing North Jr. High School is also provided.
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Table 2. Trip Generation Summary

ITE Land Use Size Daily AM Peak Hour PM Peak Hour
Code Trips Enter ’ Exit ‘ Total | Enter | Exit ‘ Total
Existing

Middle School/ 592
Junior High students
522 School (2024) 1,243 214 183 397 43 46 89
Proposed
1,000
Middle School/ | students
Junior High at
522 School Capacity | 2,100 362 308 670 72 78 150
Net Additional Trips 857 148 125 273 29 32 61

The additional daily trips due to the school expansion at capacity is calculated to be 857 daily trips. The net
additional peak hour trips due to the school expansion is calculated to be 273 AM Peak Hour trips and 61
PM Peak Hour trips.

Proposed School Traffic Assignments:

As discussed previously, RISD decided to allow the drop-off and pick-up locations to be assigned to parents
by grade level. The 6t grade parents would use the Floyd Driveway and the 7t and 8t grade parents would
use the Nantucket Driveway. This will reduce the impact to Floyd Road and will work for the anticipated
attendance expected in the near term. However, at the full capacity of the school, the driveway distribution
would need to be closer to a 45%/55% ratio to avoid exceeding queue lengths extending onto public
streets.

The proposed traffic assignments for the ultimate capacity of the school are shown by percentage in
Exhibit F. The proposed school traffic volumes at capacity are shown in Exhibit G.

Proposed School Traffic Plus Background:

Stantec evaluated the existing and proposed school traffic based on the maximum student population and
calculated proposed school traffic with background traffic included. The Proposed School Traffic Plus
Background Traffic at the capacity of the school and a 45%/55% driveway distribution ratio is provided in
Exhibit H.
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Traffic and Queue:

As previously discussed, the morning pickup accounted for 280 vehicles and the afternoon pickup
accounted for 123 vehicles based on the traffic counts conducted on April 15, 2025. While the morning
pickup included more vehicles overall, it was during a larger interval of time, and the queuing observed was
significantly shorter. The peak period of parent vehicles accumulating at the school occurred during the
afternoon dismissal period when parents arrived early to line up and queue. Most of the traffic cleared the
campus within fifteen (15) minutes once school was dismissed. It is anticipated that the travel modes post-
expansion of the North Jr. High will mirror the existing travel mode percentages. The projected mode split
during the PM dismissal has been rounded off to 15% walking, 65% buses, and 20% parents also noted in
Table 2.

The projected vehicular accumulations for the school at capacity are summarized in Table 2. Whereas,
Table 3 provides the queuing summary for the anticipated attendance of 700 students in the near term
through 2030.

Table 2. TMP Queuing Summary - Build-Out Scenario (at Capacity)
PM Peak Provided

Projected Parent Surplus
School Parent Queue, ft Availability
Grade | Students Times Travel Modes | Queue, ft (On-Site) | for Parents, ft
Total Total Total
Beginning: o 550, 1,673 1,810 137
uses ~65%
sthsth | 1,000 | S1OAM  parents ~200 | NOMn North North
ismissal: Walkers ~15% 754 840 (double) 86
3:40 PM alkers ~1oe
South South South
919 970 51

Note: Capacity requires the northern drive be double stacked and a 45%/55% driveway distribution

Table 3. TMP Queuing Summary — 2027 to 2030 Attendance Scenario

PM Peak Provided
Projected Parent Surplus
School Parent Queue, ft Availability
Grade | Students Times Travel Modes | Queue, ft (On-Site) | for Parents, ft
Total Total Total
Beginning: 1,178 1,390 212
N ~ (0]
8:15 AM | Duses ~65% | North North
6th-8th 700 o i Parents ~20% )
Dismissal: o 412 420 (single) 8
3-40 PM Walkers ~15%
' South South South
766 970 204

Note: Initial attendance of 700 students allows the northern drive to be assigned to 61" grade and be single
stacked. 7t and 8" graders would be assigned to the southern pick-up location accessed from Nantucket
Drive.
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PROJECT SUMMARY

*EXISTING INFORMATION BASED UPON SITE PLAN OF INITIAL BUILDING
CONSTRUCTION DOCUMENTS DATED 05.23.1996 AND AS-BUILT SURVEY
DATED 09.17.2019.

LOT AREA = 2.39 ACRES / 104,023sf
BUILDING SQUARE FOOTAGE = 26,544sf
LANDSCAPE AREA (%) = 18,086sf (17.4%)
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3. BUILDING/PARKING SUMMARY
EXISTING (O-M)
PARKING RATIO = 1/250sf
PARKING REQUIRED = 106
PARKING PROVIDED = 116
PROPOSED (PD)
PARKING PROVIDED = 116

PROJECT LOCATION
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TWILIGHT
PLAZA

APPLICANT SUMMARY STATEMENT

508 Twilight Trail, known as Twilight Plaza, is seeking a new zoning classification from the existing O-M zoning to a new PD.
The purpose of the PD is to broaden its tenant base outside of those seeking traditional office space to allow targeted uses that
fit in with the surrounding retail, office, and residential areas.

The owners of Twilight Plaza acquired this unique office park in 2019 to move the corporate headquarters of the family’s
property management business, Pardue Asset Management Company (PAMC), from Dallas to Richardson. We commenced
an exterior refresh shortly after purchase which included new landscaping, painting, courtyard fountain, and lighting. The
property gained two local businesses as tenants in early 2020. After 2020, there was very little interest in traditional office
space and no new tenants have been acquired since, despite significant efforts.

While marketing to potential tenants from 2020 to current, we saw interest from a wide range of businesses including multiple
local theater groups, church with a café, restaurant, coffee shop, chiropractor/physical therapy offices, psychiatric office,
private training, and, most notably, a wellness center owned by a Richardson native looking to move her business from Dallas
to Richardson with a long-term lease. We also have interest from an existing tenant to expand their business to include a
photography studio. Unfortunately, under the current zoning, none of these businesses could make their home or expand at
Twilight Plaza.

By allowing additional uses consistent with the area, this targeted approach will enhance the economic activity of the area
while providing neighborhood-serving and walkable retail, office, and service activities. We do not seek any alterations to
building height, setbacks, or parking to maintain consistency with the original zoning and to avoid negative impacts to the
surrounding properties. The requested zoning change will not hinder future area development.

As part of our community outreach, we spoke with Heights Park Neighborhood Association (HPNA) President, Jeff Davis,
HPNA member Dan Washburn, YMCA Executive Director Samantha Buehler, and the owners of Richardson Discount Tire
and Auto, Dilo and Ash Ibrahim. None of the individuals we met with expressed concerns for the plan; the HPNA
representatives, and Ibrahims expressed their enthusiasm with the vision for of the property. Additionally, the HPNA
representatives circulated an email to all LOOO plus members and residents within the HPNA sharing their excitement with
the opportunity to provide an additional destination to the neighborhood. Given the enthusiasm expressed and the potential
benefit to the community, we hope the zoning request will be approved.

The owners want to convey their special interest in Richardson and, particularly, this corner of Richardson. PAMC is a family
business founded in 1985 and is owned by 3 brothers and their father. The brothers and their families have deep roots and
appreciation for the area; they all reside in Richardson, are Richardson High School graduates having attended RISD schools
since kindergarten; all played sports throughout and were Eagletie Escorts. Within the family is a former PTA president at
Westwood and RHS, a former PTA Secretary at Heights Elementary, current PTA board member at RHS, ACM library
committee member, Wesl theater department representative, Waterview Preservation Association Board Member, former
home room parents, two former teachers at Berkner high School with a combined 15 years of experience and a finalist for the
Apple Teacher and Star teacher awards. All their children are current RISD students enrolled at Arapaho Classical Magnet
School, West Junior High School, and Richardson High School; they are heavily involved in sports, theater, band, and magnet

programs.

508 Twilight Trail Richardson, TX 75080
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=24 Notice of Public Hearing

RICHARDSON

City Plan Commission

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

PLANNED DEVELOPMENT

File No.: ZF 25-19 Twilight Plaza

Applicant: Taylor Pardue, Pardue Asset Management Co.

Location: (See map on reverse side)

Request: Consider and act on a request to rezone approximately 2.39 acres

located at 508 Twilight Trail, on the north side of Twilight Trail, west
of Custer Road, from O-M Office to PD Planned Development for
O-M Office to accommodate additional uses. Owner: Randy
Pardue, Pardue Twilight Plaza Ltd. Staff: Derica Peters.

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

TUESDAY, NOVEMBER 18, 2025
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 25-19

Posted and Mailed prior to: November 7, 2025

Development Services Department = City of Richardson, Texas

2360 Campbell Creek Blvd, Richardson, Texas 75082 = 972-744-4240 = www.cor.net/zoningchange
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Site Owner Address
1|516 TWILIGHT TRL ECO SHARE CENTERLLC 516 TWILIGHT TRLSTE A RICHARDSON |TX |75080-5120
2(508 TWILIGHT TRL PARDUE TWILIGHT PLAZALTD 508 TWILIGHTTRLSTE99 |[RICHARDSON [TX [75080-8102
3501 WARAPAHO RD |PLANO PROPERTY GROUPLLC 6409 TEABRIDGE DR PLANO TX |75074-0174
41800 CUSTER RD CW CUSTER LLC ATTN MATTHEW P §16800 WESTGROVE DR STE [ADDISON TX |75001-5234
5(525 W ARAPAHO RD [NORTHRICH PLAZALTD 7005 CHASE OAKS BLVD STIPLANO TX |75025-5954
6{1000 HAMPSHIRE LN |DALLAS SOCCER CENTERLLC 7514 OAKHURST TRL GARLAND TX |75044-2425
71520 TWILIGHT TRL BELL MATTHEW G 520 TWILIGHT TRL RICHARDSON |TX |75080-5120
8821 CUSTERRD YMCA OF METROPOLITAN DALLAS [146 TOWN CENTER BLVD |COPPELL TX |75019-2127
9(816 TWILIGHT CIR ZIEGLER DEBORAH LYNN 816 TWILIGHT CIR RICHARDSON |TX |75080-5145
10|/997 HAMPSHIRE LN  |ATMP HOLDINGS LLC 997 HAMPSHIRE LN RICHARDSON |TX |75080-8105
11|905 CUSTER RD MJSJLLC PO BOX 830068 RICHARDSON |TX |75083-0068




	Agenda
	1) Approval of the minutes of the regular business meeting of November 4, 2025
	2) Zoning File 25-18: Apollo Junior High School
	3) Zoning File 25-17: Richardson North Junior High School
	4) Zoning File 25-19: Twilight Plaza



