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I HEREBY CERTIFY THAT THE ABOVE AGENDA WAS POSTED ON THE BULLETIN BOARD AT RICHARDSON CITY HALL ON OR BEFORE 5:30 P.M., MONDAY,
NOVEMBER 24, 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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ZONING FILE 25-20

Attachments:

1. Staff Report

2. Zoning/Aerial Map

3. Proposed Concept Plan (Exhibit “B”)
4. Applicant’s Statement

5. Site Photos

6. Notice of Public Hearing
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RICHARDSON, TX

DEVELOPMENT SERVICES STAF F R E P O RT
TO: City Plan Commission
FROM: Derica Peters, AICP, Senior Planner DP
DATE: December 2, 2025
RE: Zoning File 25-20: Willowbrae

REQUEST & LOCATION

A request for a Special Permit for a Childcare Center within a 12,450-square-foot existing building
on a 1.16-acre lot located at 500 N. Coit Road, and currently zoned LR-M(1) Local Retail.

APPLICANT/ SITE OWNER

Coleone Taylor Davis, Willowbrae Childcare Academy / David Fuller, Promenade Partners

EXISTING DEVELOPMENT
The 1.16-acre subject site is developed with a 12,450-square-foot, single-story building.

ADJACENT ROADWAYS

Northlake Drive: Local street; no traffic counts available.

Coit Road: 6-lane divided arterial, 47,900 vehicles per day, north and southbound, north of Belt
Line Rd (2025).

SURROUNDING LAND USE AND ZONING

North: Retail/Commercial; LR-M(1) Local Retail
South: Retail/Commercial; LR-M(1) Local Retail
East: Single Family Residential; R-1100-M Residential
West: Retail/Commercial; LR-M(1) Local Retail

(continued on next page)
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FUTURE LAND USE PLAN ‘

The Future Land Use Plan of the Envision Richardson Comprehensive Subject
Plan designates this area as part of the Community Commercial St

PlaceType. The area may attract regional traffic for shopping and retail
needs and may also contain boutique and small retail, or office
destinations. Retail and office are identified as primary uses in this
PlaceType. Public/institutional is identified a secondary use. The
requested use most closely aligns with the institutional use category and
is therefore consistent with the secondary uses PlaceType recommendation.

EXISTING ZONING
LR-M(1) Local Retail

STAFF COMMENTS

Background:
The subject property was developed with the existing 12,450-square-foot building in 1981 and was
formerly occupied by a single-tenant medical service provider, a dialysis center.

Request:
The applicant is requesting a Special Permit to allow a childcare center to be located on the
property. If approved, the childcare center will occupy the entire building and an outdoor
playground will be constructed on the site as well. The facility will accommodate children from
infancy to six (6) years old, with a maximum enrollment of 220 students, per the applicant’s
statement.

According to the applicant’s statement, Willowbrae Childcare Academy is designed to provide
high-quality early childhood education through a play-based, research-informed model that
supports the whole child. Originally founded in Canada, Willowbrae expanded into the United
States with its first U.S. childcare center opening in Georgetown, Texas, in 2025.

As stated above, the proposed childcare center will educate up to 220 children. At peak enrollment,
the childcare center anticipates having 25-27 educators and staff members. It is expected that full
enrollment will take approximately 18—24 months to achieve.

The hours of operation will be from 7:00 a.m. to 6:00 p.m.; however, the childcare center offers
flexible arrival and departure times. The arrival period is between 7:00 a.m. and 10:00 a.m.
Generally, 65% of vehicles arrive between 7:30 a.m. and 8:00 a.m., with an expected peak time
around 8:30 a.m. The pickup period is between 4:00 p.m. and 6:00 p.m., with the expected
afternoon peak between 4:30 p.m. and 5:00 p.m.

Parents will park and escort students into and out of the building. Signage will be located at

entrance and exit points to direct vehicle traffic on the site. Approximately 92% of the students
attend daily, and about 20% of students arrive with other family members in a single vehicle.
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A portion (2 spaces) of the existing parking area on the northeast side of the building will be
converted into outdoor play area. As proposed, a new playground area will flank the east and
northeast sides of the school for a total of 7,744 square feet of play space. The Comprehensive
Zoning Ordinance requires 80 square feet of outdoor area per child occupying the playground area
at any one time. As proposed, the playground could accommodate a maximum of 96 children. The
playground surface is proposed to be comprised of a 20% rubber foam and 80% turf cover. The
playground will be enclosed by a 6-foot-tall wrought iron fence.

The property is situated behind a commercial shopping center that fronts Coit Road. It is primarily
landlocked and has only 15 feet of frontage along Northlake Drive to the east. The commercial
shopping center has been developed with shared access easements that provide access to the site
from Arapaho Road to the north and various driveways on Coit Road. The rear property line is
encumbered by a 20-foot-wide drainage culvert.

The parking ratio for a childcare center is one (1) space per 300 square feet of building area;
therefore, a minimum of forty-two (42) parking spaces are required. After the outdoor play yard is
expanded, the site will provide forty-six (46) parking spaces, mostly in parking rows along the
west, north, and south sides of the building. The applicant has stated that staff will utilize the fifteen
(15) spaces on the south side of the building, and the remaining spaces will be reserved for parent
pick-up and drop-off. Parents will be instructed to enter and exit the site from the signalized
intersection at Coit Road and Roundrock Road to the southwest. Parents will be directed not to
utilize Northlake Drive, the neighborhood street that terminates in the shopping center northeast
of the subject site; the reason for this is to discourage traffic from potentially traversing through
the nearby residential neighborhood.

TRAFFIC/INFRASTRUCTURE IMPACTS ‘

The proposed use will not impact existing utilities in the area, and the use is not expected to have
a significant impact on the surrounding roadway system.

A trip generation comparison memo was provided to assess if the proposed use would have a
significant impact on the local traffic network. Based on the results of the memo, an increase in
the number of total and peak hour trips is expected. According to the applicant, the proposed
development will add 135 vehicular trips in the AM peak hour, 127 vehicular trips in the PM peak
hour, and 478 total vehicular trips per weekday to the roadway network.

At the request of the City, a Traffic Impact Analysis (TIA) was prepared by the applicant’s traffic
consultant for the subject property to analyze the potential traffic impacts associated with the
proposed use for the site. The analysis projected traffic generated by the proposed use and assessed
operations along nearby roadways and at the Coit Road/Roundrock Road intersection under
current and proposed site conditions. After accounting for the proposed use, no changes to the
overall intersection Levels of Service during peak-hour periods are anticipated.

Additionally, in order prevent potential traffic circulation impacts on the adjacent neighborhood
to the east, every day during drop-off and pick-up periods, the school must set up a short taper
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using traffic cones, along with a “NO RIGHT TURN” sign, to prevent parents from turning right
onto Northlake Drive.

The trip generation memo assumed a maximum enrollment of 220 students on campus at any given
time; therefore, City staff has proposed a condition limiting the number of students to 220.

Correspondence: To date, Staff has not received any correspondence regarding 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 use of the property for a childcare center shall be limited to the area of the
building located on the Property depicted on the concept plan, attached as Exhibit
“B” (the “Concept Plan”), and made a part thereof.

A Special Permit shall be granted to allow a childcare center which shall be limited
to the area shown on the attached concept plan, marked as Exhibit “B” and made a
part thereof, and shall be limited to Willowbrae Childcare Academy. No other
person, company, business, or legal entity may operate the childcare center on the
property. The Special Permit automatically terminates upon the change in
ownership or operator, in accordance with Article XXII-A, Section 7 of the
Comprehensive Zoning Ordinance, as amended.

A building permit for the property shall be obtained from the City in accordance
with Article XXII-A, Section 7.(b.) of the Comprehensive Zoning Ordinance, as
amended.

4. The childcare center shall be limited to a maximum enrollment of 220 children.
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ZF 25-20 SITE PHOTOS

West Elevation



=24 Notice of Public Hearing

RICHARDSON

City Plan Commission

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

SPECIAL PERMIT

File No.: ZF 25-20 Willowbrae Childcare Academy

Applicant: Coleone Taylor Davis, Willowbrae Childcare Academy

Location: (See map on reverse side)

Request: Consider and act on a request Special Permit for a Childcare Center

within a 12,450-square-foot existing building on a 1.16-acre lot
located at 500 N Coit Road, and currently zoned LR-M(1) Local
Retail. Owner: Promenade Partners LP. Staff: Derica Peters

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

TUESDAY, DECEMBER 2, 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 25-20

Posted and Mailed prior to: November 21, 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 |1338 NORTHLAKE DR STRONG MARK & MARTHA (504 W RICHARDSON |TX (75080-5007
SHORE
2 |613 N COTTONWOOD DR |ESTRADA ALBERTO 613N RICHARDSON |TX (75080-4714
COTTON
3 |609 N COTTONWOOD DR |TORRENS ANTHONYM &  [609N RICHARDSON |TX (75080-4714
PATRICIA O & MATTHEW COTTON
4 (611N COTTONWOOD DR |NOON RYAN & AUTUMN 611N RICHARDSON |TX (75080-4714
COTTON
5 |615N COTTONWOOD DR |ALCARRAZ CARLOS 615N RICHARDSON |TX (75080-4714
ALARCON COTTON
6 (612N COTTONWOOD DR |GROSSCUP FRED 67 POTTSBORO |TX |75076-4651
LAKECRE
7 |607 N COTTONWOOD DR |KVW PROPERTIES CORP 5151 BELT|DALLAS TX |75254-7697
LINE RD
8 |608 N COTTONWOOD DR |TURNER MICHELLE 608N RICHARDSON |TX [75080-4713
CATHERINE COTTON
9 (605N COTTONWOOD DR |DENIS RAMON A 605N RICHARDSON |TX (75080-4714
COTTON
10 |610 N COTTONWOOD DR [(WEBER EMILY K 610N RICHARDSON |TX [75080-4713
COTTON
11 |705N COTTONWOOD DR (UDDIN MOHAMMEDW &  |705N RICHARDSON |TX [75080-4715
DOMINGO SHERRY LUZ COTTON
12 |640 N COITRD 2255 PROMENADE CENTER (640N RICHARDSON |TX (75080-6226
LP COITRD
13 |430N COITRD 121 ASSOCIATES LLC 430N RICHARDSON |TX (75080-5404
COITRD #
14 |610 N COITRD AGF PROMENADEIILTD % |1811 DALLAS TX |75252-0000
MORRISON & HEAD PRESTON
15 |701 N COTTONWOOD DR [DOHERTY M ELISE 701N RICHARDSON |TX [75080-4715
COTTON
16 |500 N COITRD PROMENADE PARTNERS LP |4809 DALLAS TX |75205-3553
COLE AVE
17 |610 N COITRD BSFI RICHARDSON LLC 4849 DALLAS TX |75206-4130
GREENVIL
18 |703 N COTTONWOOD DR [AKOI KWAKU OBENG & AKOI{703 N RICHARDSON |TX [75080-4715
OPRAHA ARDELLE MILES  [COTTON




Agenda
ltem 2

Zoning File 25-21:
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EXHIBIT "B"
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CITY OF RICHARDSON

COMMUNITY DEVELOPMENT DEPARTMENT

PETITION FOR SPECIAL DEVELOPMENT PLAN - JAIME BARRON / TEXAS PRO SIGNS
600 S CENTRAL EXPWY, RICHARDSON TX 75080

Narrative Statement — Special Development Plan Request: Revised

Background and Site History

The tenant space at 600 S. Central Expressway was previously occupied by AutoFlex, which relocated to a
larger facility in 2023. The site has remained vacant since, contributing no business activity or revenue to the
City of Richardson.

AutoFlex had installed a box-style wall sign approximately 78 square feet (sf) in size, which appeared visually
awkward and dated.

Proposed Use and Signage

The new tenant, Jaime Barron, P.C., an established immigration law firm, brings a more professional use to the
space.

We propose two building-mounted signs—one on the front fagade and one on the side—front sign measuring
71.2 square feet and the side sign being 48.99 square feet. These open channel letter signs are architecturally
integrated, with painted raceways to match the building’s wall or roofing color, ensuring a clean, cohesive
appearance. The proposed front sign is also smaller than the previous tenant's.

The relevant second-story fagade areas are:
e Front fagade: 493 sq. ft. — allowed signage: 24.65 sq. ft. (9.08'x27' + 6'x41.67")
e Side fagade: 625 sq. ft. — allowed signage: 31.25 sq. ft. (235"/2x63.8')

e Proposed signage: 71.2 sf front, 48.99 sf side (total: 120.19 sq. ft.)

Zoning Code Context

The Gateway Central district emphasizes pedestrian-friendly design and restricts second-story signage to 5%
of the fagade area. While appropriate for large, multi-tenant buildings with ground-level visibility, this standard
does not suit smaller buildings set significantly back from the roadway.

This particular site is:
o A smaller, standalone structure with limited or no practical first-floor signage area
e Set back approximately 125 feet from Central Expressway, making visibility a challenge

Under current code, first-floor signage is allowed up to 20% of the fagade area, not to exceed 200 sq. ft. Our
proposal totals just 17% of the building’s eligible first-floor area and remains well within that maximum.



Justification for Special Development Plan Approval
1. Proportionality and Aesthetic Integration

The proposed signage represents just under 9.2% of the front elevation—modest in scale and appropriate for
the size and height of the fagade. A sign limited to 24.65 sq. ft. would appear disproportionately small, harming
the overall aesthetics and diminishing the building's architectural presence.

(NOTE: front elevation both floors - 528sf + canopy face 250sf = 778 sf. 71.2sf sign/778 sf facade=9.2%)
2. Visibility Necessity Due to Setback

With a 125-foot setback from the road, larger signage is necessary to ensure visibility and legibility for passing
traffic and pedestrians. This is essential not only for the success of the tenant but for maintaining the site's
commercial viability.

3. Economic Development and Activation of Vacant Space

Approving this request supports the productive reuse of a long-vacant site, bringing renewed economic activity,
professional employment, and community engagement to the Gateway Central district.

4. Consistency with Surrounding Context

Nearby businesses—including a retail center located just 125 feet away—feature signage proportionate to their
building scale and setbacks. While they may lie within a different zoning district, the proposed signs are visually
consistent with the area and contribute to a unified streetscape.
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East Elevation
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Pole Sign




=24 Notice of Public Hearing

RICHARDSON

City Plan Commission

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

SPECIAL DEVELOPMENT PLAN

File No.: ZF 25-21 Law Office Signs

Applicant: Jaime Barron, Jamie Barron, PC

Location: (See map on reverse side)

Request: Consider and act on a request for a Special Development Plan to allow

for deviations to the sign regulations of the PD Planned Development
Main Street/Central Expressway Form Based Code (Gateway
Commercial Sub-district) for a 1.08-acre property located at the
southwest corner of S. Central Expressway and Dumont Drive,
addressed as 600 S. Central Expressway. The property is currently
developed with a 3,540-square-foot, two-story office building.

Owner: Jaime Barron representing Londrino, LLC. Staff: Aaron Zilz

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

TUESDAY, DECEMBER 2, 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 25-21.

Posted and Mailed prior to: November 21, 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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ZF 25-21 Notification Map
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Site Address Owner Address

1 602 NOTTINGHAM DR |DICARLO 602 NOTTINGHAM DR RICHARDSON  [TX 75080-6109
MICHAEL G ET UX

2 605 NOTTINGHAM DR |ORTIZEDWIN O & |605 NOTTINGHAM DR RICHARDSON  [TX 75080-6110
EUDOXIA LOPEZ

3 609 NOTTINGHAM DR |GIBSON RYAN 609 NOTTINGHAM DR RICHARDSON  [TX 75080-6110

4 616 S CENTRAL EXPY |SHWANISARABR |15171 PALO PINTO DR FRISCO X 75035-0000

5 506 NOTTINGHAM DR |CALE CHARLES 506 NOTTINGHAM DR RICHARDSON  [TX 75080-6107
LIFE ESTATE

6 603 NOTTINGHAM DR |KHOKHAR TARIQJ |603 NOTTINGHAM DR RICHARDSON  [TX 75080-6110
& FATIHA

7 601 NOTTINGHAM DR |WILLIAMS DONNA |601 NOTTINGHAM DR RICHARDSON  [TX 75080-6110

8 509 NOTTINGHAM DR |TALKINGTON VICKI|509 NOTTINGHAM DR RICHARDSON  [TX 75080-6108

9 604 NOTTINGHAM DR |ARENDT 14902 PRESTON RD STE 406-|DALLAS X 75254-9191
RESIDENTIAL 806

10 610 S CENTRAL EXPY |SYED NABEEL & |13719 ASHRIDGE DR DALLAS X 75240-3605
SYED SANOBER

11 630 S CENTRAL EXPY |CENTRAL 6869 FRANKFORD RD STE  |DALLAS X 75252-6200
EXPRESSWAY 630 |105

12 600 NOTTINGHAM DR |ROBINSON JULIE &|600 NOTTINGHAM DR RICHARDSON  [TX 75080-6109
REID ROBINSON

13 606 JAMES DR EILAND COFFEE |532 N INTERURBAN ST RICHARDSON  [TX 75081-3315
HOLDINGS LLC

14 619 NOTTINGHAM DR |[MOHANNA 619 NOTTINGHAM DR RICHARDSON  [TX 75080-6110
MASON

15 505 NOTTINGHAM DR |SKIDMORE EVA 505 NOTTINGHAM DR RICHARDSON  [TX 75080-6108
ANGELINA

16 507 NOTTINGHAM DR |TONG ELIZABETH |507 NOTTINGHAM DR RICHARDSON  [TX 75080-6108

17 606 NOTTINGHAM DR |LINNE VON BERG |606 NOTTINGHAM DR RICHARDSON  [TX 75080-6109
MARIE ELIZABETH

18 638 S CENTRAL EXPY |CENTRAL 6869 FRANKFORD RD STE  |DALLAS X 75252-6200
EXPRESSWAY 630 [105

19 600 S CENTRAL EXPY |LONDRINOLLC 7610 N STEMMONS FWY STE |DALLAS X 75247-4231

555
20 558 S CENTRAL EXPY  |FLEX CAPITAL 558 S CENTRAL EXPY RICHARDSON  [TX 75080-6126
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