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AGENDA 

CITY OF RICHARDSON – CITY PLAN COMMISSION 

TUESDAY, FEBRUARY 18, 2014 

7:00 P.M. 
CIVIC CENTER – COUNCIL CHAMBERS 

411 W. ARAPAHO ROAD 

 

BRIEFING SESSION: 6:00 P.M.  Prior to the regular business meeting, the City Plan Commission will 

meet with staff in the East Conference room, located on the first floor, to receive a briefing on: 
 

A. Discussion of Regular Agenda items 
 

B. Staff Report on pending development, zoning permits, and planning matters. 
 
 

MINUTES 
 

1. Approval of minutes of the City Plan Commission regular business meeting of February 4, 2014. 

 

VARIANCE 
 

2. Variance 14-02:  Consider and take necessary action on a request for a variance from Chapter 21 of 

the Subdivision and Development Code to allow non-tangent side lot lines for two (2) proposed single 

family lots.  The subject properties are located at 316 Ridgeview Drive and 1 Ridgeview Circle and 

are zoned R-1500-M and R-1250-M Residential, respectively.  Applicant:  Doug Stewart, Texas 

Heritage Surveying, Inc., representing Mabel and Hugh Simpson, and Daniel and Tammie Devoe.  

Staff:  Mohamed Bireima. 

 

PUBLIC HEARINGS 

 

3. Replat – Central Park Addition, Lots 2 and 3, Block E:  Consider and take necessary action on a 

request for a replat of Lot 1A, Block E of the Central Park Addition into two (2) lots.  The property is 

located at 1601-1651 Glenville Drive, the west side of Glenville Drive, north of Collins Boulevard 

and is zoned I-M(1) Industrial.  Applicant:  Harry Rowell, Harry Rowell and Associates, representing 

Technology Partners II, L.P.  Staff:  Israel Roberts. 

 

4. Zoning File 14-02:  Consider and take necessary action on a request for a Special Permit for a 

microbrewery to be located at 640 N. Interurban Street, east side of Interurban Street south of Arapaho 

Road on property zoned I-M(1) Industrial.  Applicant:  Andrew Smeeton, representing Four Bullets 

Brewery.  Staff:  Chris Shacklett. 

 

ADJOURN 

 
 

 

 

The City Hall/Civic Center is wheelchair accessible.  Any requests for sign interpretive services must be made 48 hours 

ahead of the meeting.  To make arrangements, call (972) 744-4100, or (972) 744-4001. 

 

I hereby certify that the above agenda was posted on the bulletin board at City Hall on or before 5:30 p.m., Friday, February 

14, 2014. 

 

       _________________________________________ 

        Kathy Welp, Executive Secretary 
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# Name/Location Project Information Status 

ZONING/SPECIAL PERMITS 

1 ZF 14-01 
Electronic Cigarette 
Establishment 
401 W. President 
George Bush Turnpike 

A request by Chris James, representing Edge 
Vapes, to amend the existing PD Planned 
Development regulations by adding electronic-
cigarette establishment as an allowed use on a 
5.5-acre lot located at 401 W. President George 
Bush Turnpike (south side of President George 
Bush Turnpike, between Custer Parkway and 
Alma Road). The property is currently zoned PD 
Planned Development. Staff: Chris Shacklett. 

City Plan Commission 
February 4, 2014 

Recommended Approval 

City Council 
February 24, 2014 

 

2 ZF 14-02 
Four Bullets Brewery 
640 N. Interurban St. 

A request for a Special Permit for a microbrewery 
to be located at 640 N. Interurban Street, east 
side of Interurban Street south of Arapaho Road 
on property zoned I-M(1) Industrial. Applicant: 
Andrew Smeeton, representing Four Bullets 
Brewery. Staff: Chris Shacklett. 

City Plan Commission 
February 18, 2014 

VARIANCES 

3 VAR 14-01 
Dover Elementary 
School 
700 Dover Dr. 

A request by Jeff Groth, representing RISD for 
approval of a variance from Chapter 21, the 
Subdivision and Development Code, to waive the 
required screening wall along the southern and 
western property lines. The site is located at 700 
Dover Dr. and is zoned R-1500-M Residential. 
Staff: Israel Roberts. 

City Plan Commission 
February 4, 2014 

Recommended Approval 

City Council 
February 24, 2014 

 

4 VAR 14-02 
316 Ridgeview Dr. &  
1 Ridgeview Cir. 

A request for a variance from Chapter 21 of the 
Subdivision and Development Code to allow non-
tangent side lot lines for two (2) proposed single 
family lots. The subject properties are located at 
316 Ridgeview Drive and 1 Ridgeview Circle and 
are zoned R-1500-M and R-1250-M Residential, 
respectively. Applicant: Doug Stewart, Texas 
Heritage Surveying, Inc., representing Mabel and 
Hugh Simpson, and Daniel and Tammie Devoe. 
Staff: Mohamed Bireima. 

City Plan Commission 
February 18, 2014 
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# Name/Location Project Information Status 

PLAT/CONCEPT/DEVELOPMENT PLAN APPROVALS  

5 Central Park Addition 
NW of Collins Blvd. & 
Glenville Dr. 

Replat: A request for a replat of Lot 1A, Block E 
of the Central Park Addition into two (2) lots. The 
property is located at 1601-1651 Glenville Drive, 
the west side of Glenville Drive, north of Collins 
Boulevard and is zoned I-M(1) Industrial. 
Applicant: Harry Rowell, Harry Rowell and 
Associates, representing Technology Partners II, 
L.P. Staff: Israel Roberts. 

City Plan Commission 
February 18, 2014 

ADMINISTRATIVE APPROVALS  

6 Kim Dental Office 
179 N. Plano Rd. 

Revised the site and landscape plans to reflect 
the installation of vestibules (5’×11.5’) on the east 
and south sides of the existing single-story office 
building; and the installation of a 4’ concrete 
sidewalk adjacent to the east and south sides of 
the building. Staff: Mohamed Bireima. 

Staff 
January 31, 2013 

Approved  
Staff Memo 

7 Golden Chick 
445 W. Arapaho Rd. 

Revised the site and landscape plans to reflect 
the construction of a 248 sq. ft. addition to the 
existing 2,661 restaurant at this location; and the 
relocation of the existing 10’×12’ pergola and 
planter approximately 7’ to the north to 
accommodate the proposed addition. Staff: 
Mohamed Bireima. 

Staff 
February 7, 2013 

Approved  
Staff Memo 

 

http://cor.net/Modules/ShowDocument.aspx?documentid=9438
http://cor.net/Modules/ShowDocument.aspx?documentid=9437
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Collin County
Dallas County

Zoning/Special Permit 
1. Electronic Cigarette Establishment, 401 W. President George Bush 

Turnpike (ZF 14-01) 
2. Four Bullets Brewery, 640 N. Interurban St. (ZF 14-02) 

Variance 
3. Dover Elementary School, 700 Dover Dr. (VAR 14-01) 
4. 316 Ridgeview Dr. & 1 Ridgeview Cir. (VAR 14-02) 

Plat/Concept/Development Plan 
5. Central Park Addition, NW of Collins Blvd. & Glenville Dr. 

Administrative Approval 
6. Kim Dental Office, 179 N. Plano Rd. 
7. Golden Chick, 445 W. Arapaho Rd. 

µ
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City Plan Commission Meeting  

 



   

 

CITY OF RICHARDSON 

CITY PLAN COMMISSION MINUTES – FEBRUARY 4, 2014 
 

The Richardson City Plan Commission met on February 4, 2014, at 7:00 p.m. at City Hall in the 

Council Chambers, 411 W. Arapaho Road, Richardson, Texas. 

 

MEMBERS PRESENT: Barry Hand, Chairman 

  Gerald Bright, Vice Chair 

  Janet DePuy, Commissioner 

  Marilyn Frederick, Commissioner 

  Thomas Maxwell, Commissioner 

  Randy Roland, Commissioner 

  Bill Ferrell, Alternate  

Stephen Springs, Alternate 

 

MEMBERS ABSENT: Eron Linn, Commissioner 

 

CITY STAFF PRESENT: Sam Chavez, Assistant Director – Dev. Svcs – Planning 

  Israel Roberts, Development Review Manager 

  Chris Shacklett, Senior Planner 

  Kathy Welp, Executive Secretary 
 

BRIEFING SESSION 

 

Prior to the start of the regular business meeting, the City Plan Commission met with staff 

regarding staff reports, agenda items and a work session.  No action was taken. 

 

MINUTES 

 

1. Approval of the minutes of the regular business meeting of January 21, 2014. 

 

Commissioner Ferrell pointed out a scrivener error in the motion on page 2 and asked for a 

correction.  Ms. Welp stated the correction had already been made. 

 

Motion: Vice Chair Bright made a motion to approve the minutes as corrected; second by 

Commissioner Maxwell.  Motion passed 7-0. 

 

VARIANCE 

 

2. Variance 14-01 Dover Elementary School:  Consider and take necessary action on a 

request for a variance from Chapter 21 of the Subdivision and Development Code to waive 

the required screening wall along the southern and western property lines of the school.  The 

property is located at 700 Dover Drive and is zoned R-1500-M Residential.  Applicant: Jeff 

Groth, representing Richardson Independent School District.   
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Mr. Roberts stated the applicant was requesting a variance from the Subdivision and 

Development Code to waive the required 6-foot masonry screening wall along the southern 

and western property lines for the proposed expansion at the existing elementary school.  He 

added the request was based on a concern that the wall would cause a visibility obstruction 

for an open campus. 

 

Michael Longanecker, Executive Director of Facilities, Richardson Independent School 

District, 400 S. Greenville, Richardson, Texas, stated the district’s main concern was for 

safety when a visual barrier is erected around the schools dividing them from the adjacent 

neighborhoods limiting view of the school grounds as well as limiting view of the adjacent 

homes.  He added that the existing 4-foot chain link fence will be replaced with a 6-foot 

chain link fence. 

 

Chairman Hand said he appreciated the fact that a 6-foot fence would replace the existing 

fence and asked if the new chain link fence would be the same heavy wire gauge as the 

existing fence. 

 

Mr. Steve Halsey, Corgan Associates, 401 N. Houston, Dallas, Texas, replied that it will be a 

standard gauge wire fence that is currently used in all applications.  He added that the 

existing fence was probably built when the school was constructed in the 1950’s and is no 

longer the standard. 

 

Mr. Dave Knepper, 101 Shadywood Lane, Richardson, Texas, stated he was in favor of the 

chain link fence for safety reasons for both the students and the adjacent homes. 

 

Chairman Hand addressed the applicant stating the Commission wanted to insure a 6-foot 

fence was constructed and suggested that it be included as part of the motion.  He also read 

into the record the last sentence of a letter from the adjacent homeowners association which 

stated: “In light of the aforementioned concerns, the board and residents of Cottonwood 

Heights Neighborhood Association requests that the City Plan Commission recommend 

approval of the applicant’s request only if it agrees to replace the current chain link fence 

with a new system.”  The letter was signed by Jason Lemons of the Cottonwood Heights 

Neighborhood Association. 

 

With no other comments or questions, Chairman Hand called for a motion. 

 

Motion: Commissioner Maxwell made a motion to recommend approval of Variance 14-

01 with the additional condition of a 6-foot chain link fence on the southern 

property line in-lieu-of a masonry wall; second by Commissioner Springs.  

Motion approved 7-0. 
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PUBLIC HEARING 

 

3. Zoning File 14-01: Consider and take necessary action on a request to amend the existing PD 

Planned Development regulations by adding electronic cigarette establishment as an allowed 

use on a 5.5-acre lot located at 401 W. President George Bush Highway, south side of 

President George Bush Turnpike between Custer Parkway and Alma Road. 

 

Mr. Shacklett stated the applicant was requesting an amendment to the existing PD Planned 

Development to add electronic cigarettes as a permitted use to a multi-tenant retail center.  

He added that in 2013, a two-part amendment to the Comprehensive Zoning Ordinance 

(CZO) included: 1) a definition of an electronic cigarette establishment as a business that was 

dedicated primarily to the sale and/or use of electronic cigarettes; and, 2) required a Special 

Permit to be obtained within a local retail or commercial district prior to occupancy. 

 

Mr. Shacklett pointed that the since the zoning of the property is a based PD and does not 

reference a local retail or commercial zoning district, a Special Permit could not be requested, 

therefore, the applicant was requesting to amend the PD to make it an allowed use. 

 

Mr. Shacklett concluded his presentation with photos of the area and a map showing the nine 

electronic cigarette retailers in the City at the time of the CZO amendment.   

 

Vice Chair Bright asked if the four areas on the west side of the map were located along Coit 

Road. 

 

Mr. Shacklett replied one was located west of the QT on Belt Line Road; one at Arapaho and 

Custer Roads; one at Campbell Road just west of Custer Road; and two in the area of 

Campbell Road and Highway 75. 

 

Commissioner Roland asked if the amendment to the CZO defined an age limit for 

purchasing electronic cigarettes. 

 

Mr. Shacklett replied the amendment did not have an age limit but simply defined the land 

use and the need for a Special Permit. 

 

With no further questions, Chairman Hand opened the public hearing. 

 

Ms. Jamie Richey, 293 Summerset, Bedford, Texas, thanked the Commission and explained 

that electronic cigarettes were not like tobacco cigarettes because they did not produce second 

hand smoke or tar, and could contained little or no nicotine.   She added that they will not 

allow anyone under the age of 18 to purchase products in their store and the main ingredients 

in the electronic cigarettes is vegetable glycerin, food grade flavoring, and nicotine, if 

preferred. 
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Commissioner DePuy asked if the business would be strictly retail or would it also be a 

lounge. 

 

Ms. Richey replied that at the current time, there are no plans for having a lounge and the 

store would be strictly retail sales. 

 

Chairman Hand asked to confirm the terminology for the product. 

 

Ms. Richey said the industry refers to the product as e-cigs, but they prefer to call it vaping. 

 

Commissioner Maxwell asked if the decision to prohibit sales to customers over the age of 18 

was by law or choice. 

 

Ms. Richey replied that it was their personal preference and the only time that would change 

was if a minor was accompanied by a parent or guardian. 

 

Commissioner DePuy asked if the applicant had any other stores in the metroplex or if they 

had any prior business experience with retail sales. 

 

Ms. Richey replied the proposed store would be their first and they started their business 

through online sales. 

 

Commissioner Farrell asked about the cost of electronic cigarettes compared to traditional 

tobacco cigarettes.  He also wanted to know if there were any restrictions on where an 

electronic cigarette user could smoke their cigarettes. 

 

Ms. Richey stated a pack of regular cigarettes costs approximately $5 to $6 and can last 

between from one-half day to one-day depending on use, whereas, the vapor liquid with 

nicotine sells for $10 and lasts approximately one to two weeks.  Regarding any restrictions 

on where electronic cigarettes can be used, Ms. Richey said it was her understanding that 

public places (hospitals, schools, etc.) have allowed the e-cigs because there is no second 

hand smoke. 

 

Mr. Chris James, 6221 Aspen Estates, Sachse, Texas, stated he was partners with Ms. 

Richey, his sister, and said he was a heavy smoker for over 20 years and the use of the 

electronic cigarettes helped him reduce and eventually stop smoking tobacco cigarettes even 

when other methods failed.  

 

Mr. James gave a demonstration of the product noting that the fluid travels through the 

device and comes out as vapor without leaving any harmful second hand smoke or odor 

behind.  He added that an article from a newspaper in Austin, Texas, reinforced the idea of 

people using electronic cigarettes as a means to quit smoking tobacco cigarettes. 
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Vice Chair Bright stated Ms. Rickey said there would be no on site vaping, but mention had 

been made of stools available in the business and wanted to know if that would be for 

sampling the products. 

 

Mr. James replied there would be a flavor testing area where a customer could sit and test the 

flavors. 

 

Mr. Richard Jenkins, 531 Bedford Road, Bedford, Texas, stated he had been smoking a pack 

a day of cigarettes for over 50 years and through the use of electronic cigarettes he had been 

able to come off tobacco cigarettes.  He added that when he first started vaping he started 

with a liquid with high nicotine content, but now was down to almost the lowest level of 

nicotine. 

 

Mr. Bob Reid, 2605 Stoneleigh Circle, Richardson, Texas, speaking as owner of the property, 

said he was in support of the applicant’s request for a Special Permit.  He added that he felt 

the business was viable and would fit in well with the mix of other tenants in the center. 

 

Commissioner Frederick asked the occupancy rate for the retail center. 

 

Mr. Reid replied that if the applicant was approved, the center would be 95 percent occupied. 

 

Mr. David Knepper, 101 Shadywood, Richardson, Texas, said he thought the idea of new 

businesses in the City was appealing, but expressed concern about the applicant’s statement 

of having seating inside the business.  He added that if it was retail only where the customers 

simply tested, purchased and left, he had no problem with it. 

 

Mr. Chris James attempted to relieve concerns by mentioning that some ice cream shops 

allow individuals to stop and try their product prior to buying and that is what would be 

available in their establishment. 

 

Commissioner Ferrell asked if the product could be used to help individuals stop smoking, 

why not sell to someone less than 18 years of age.  He also wanted to know if the applicant 

thought their target market would be the customer trying to quit smoking. 

 

Mr. James said it was their personal preference not to sell to anyone less than 18 years of age, 

and as far as their target market, it could be both those who wanted to stop smoking and those 

who were curious and wanted to try smoking without the harmful side effects of tobacco 

cigarettes. 

 

Vice Chair Bright asked to confirm that the purpose of the seating in the business would be to 

test the products and then wait for the staff to bring their product to them as opposed to 

loitering around. 
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Mr. James replied that assumption was correct; however, he also felt that people staying 

around inside the business would help to build the clientele and give the staff a chance to 

educate them on the products offered. 

 

Commissioner DePuy asked what the hours of operation would be for the business. 

 

Mr. James replied they would most likely open in the early morning to catch some of the 

morning rush hour, but would close between 6:00 and 7:00 p.m. 

 

No other comments in favor or opposed were received and Chairman Hand closed the public 

hearing. 

 

Commissioner Maxwell asked for clarification from the staff on the electronic cigarette 

ordinance on whether it differentiated between establishments that sell products versus a 

lounge. 

 

Mr. Shacklett replied that he ordinance defines it as an establishment that is dedicated 

primarily to sale and/or on premise use of electronic cigarettes. 

 

Commissioner Roland asked if the original PD would have allowed a cigar shop in the retail 

center. 

 

Mr. Shacklett replied that a tobacco shop would be allowed in a retail setting.  However, with 

the change to the City’s smoking establishment ordinance, no smoking would be allowed at 

all inside that type of retail center. 

 

Chairman Hand asked if a tobacco shop would also require a Special Permit.  

 

Mr. Shacklett said it would, but wanted to clarify that the request before the Commission was 

a PD amendment.  

 

Commissioner DePuy stated she did not have anything against electronic cigarettes, but was 

more concerned with the proliferation of the establishments all over town with no control.  

She added that based on the ability to review each application on a case-by-case basis, she did 

not have a problem with the location of the business. 

 

Vice Chair Bright said he supported the request as presented.  He added that he agreed with 

Ms. DePuy that the location was removed from neighborhoods and the request was limited to 

only one shop on the 5.5 acres of the retail center. 

Commissioner Maxwell stated he was in favor of the proposal and asked the staff to add the 

area to their map of establishments around the City whether it succeeded as a business or not 

because the use would remain with the PD. 

 



Richardson City Plan Commission Minutes 

February 4, 2014 

 

 

Ds:CPC/2014/2014-02-04 Minutes.doc  7 

Commissioner Ferrell expressed concerns over the viability of the business because 

electronic cigarettes were readily available on line and at convenience stores; however, he did 

not have a problem with the proposed location. 

 

Commissioner Frederick stated that if the request had been for a different location, such as 

the area around Collins Boulevard and Campbell Road, she might have a different opinion, 

but she was in favor of the current request. 

 

Chairman Hand said he thought the previously approved process for reviewing the current 

type of requests was proving to be a very workable mechanism.  He also thought that if the 

proposed business was located closer to a residential neighborhood, he might have a different 

opinion, but felt the proposed location was an appropriate place for the business. 

 

Motion: Commissioner DePuy moved to recommend approval of Zoning File 14-01 as 

presented; second by Commissioner Roland.  Motion approved 7-0. 

 

ADJOURN 

 

With no further business before the Commission, Chairman Hand adjourned the regular business 

meeting at 8:03 p.m. 

 

 

 

___________________________ 

Barry Hand, Chair 

City Plan Commission 
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ZONING FILE 14-02 
 

Attachments: 
 
1. Staff Report 

 
2. Zoning Map 

 
3. Aerial Map 

 
4. Zoning Exhibit (Exhibit “B”) 

 
5. Floor Plan (Exhibit “C”) 

 
6. Proposed Façade Improvements (Exhibit “D”) 

 
7. Site Photos 

 
8. Applicant’s Statement 

 
9. Notice of Public Hearing 

 
10. Notification List 

 
11. Interurban District & Arapaho Business District Descriptions 



D E V E L O P M E N T  S E R V I C E S  

Staff Report
 

 
TO: City Plan Commission 
 

FROM: Chris Shacklett, Senior Planner CS 
 

DATE: February 14, 2014 
 

RE: Zoning File 14-02:  Special Permit – Microbrewery – 640 N Interurban Street 
 

REQUEST: 
 
Special Permit for a microbrewery to be located in a 2,660-square foot warehouse building 
located on a 3,500-square foot lot at 640 N. Interurban Street. 
 

APPLICANT / PROPERTY OWNER: 
 
Andrew Smeeton – Four Bullets Brewery / Fred Bolanz, Jr. – Canyon Creek Roof Co. 
 

EXISTING DEVELOPMENT: 
 
The site is currently developed with a 2,660-square foot warehouse building.  The site along with 
the other buildings in the 600 block of Interurban Street are located on small, 35-foot deep lots 
that are located between Interurban Street and DART right-of-way.   Each of these lots are 
predominately covered by a building except for small areas of parking along Interurban Street. 
 

ADJACENT ROADWAYS: 
 

Interurban Street: Four-lane, undivided minor collector with on-street parking; no traffic 
counts available.  Minor collectors typically carry between 2,500 and 8,000 vehicles per day. 
 

Arapaho Road: Six-lane, divided arterial; 37,700 vehicles per day on all lanes, eastbound and 
westbound, east of Central Expressway (February 2013). 
 

SURROUNDING LAND USE AND ZONING: 
 

North:  Retail/Commercial; I-M(1) Industrial 
South:  Retail/Commercial; I-M(1) Industrial 
East: DART Light Rail & Industrial; I-M(1) Industrial 
West: Retail/Commercial; I-M(1) Industrial, LR-M(2) Local Retail & O-M Office
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FUTURE LAND USE PLAN: 
 

Enhancement/Redevelopment 
 

These are areas where reinvestment and redevelopment is encouraged.  This property is 
located in the Central Enhancement/Redevelopment area and is part of the City’s Tax 
Increment Finance (TIF) district.  The City recently completed the study for the Central and 
Main Street/Old Town Enhancement/Redevelopment districts.  Implementation is expected to 
commence later this year and is likely to occur in several phases. 
 
The subject property is located within a 16-acre sub-area depicted in the Main 
Street/Central Expressway Study as the Arapaho Business District.  The vision for the sub-
district is includes a mix of highway-oriented retail and mid-rise office that takes advantage 
of access from US. Highway 75, Arapaho Road, DART’s Arapaho Transit Center, and the 
Central Trail.  Although the property is currently in the Arapaho Business District, the 
shallow properties along the east side of Interurban Street are adjacent to the Interurban 
District which envisions a vibrant, mixed-use district building upon the existing block 
structure, including live/work, industrial, retail, restaurant, and industrial uses. 
 

Future Land Uses of Surrounding Area: 
 

North: Enhancement/Redevelopment 
South: Enhancement/Redevelopment 
East: Enhancement/Redevelopment 
West: Enhancement/Redevelopment 
 

EXISTING ZONING: 
 

I-M(1) Industrial per Ordinance No. 194-A. 
 

TRAFFIC/ INFRASTRUCTURE IMPACTS: 
 

The requested zoning amendment will not have any significant impacts on the surrounding 
roadway system or the existing utilities in the area. 
 

APPLICANT’S STATEMENT 
 

(Please refer to the complete Applicant’s Statement.) 
 

STAFF COMMENTS: 
 

Request: 
The applicant is requesting a Special Permit for a microbrewery which is an unlisted use in the 
Comprehensive Zoning Ordinance; therefore, a Special Permit is required.  The applicant plans 
to purchase the property if the Special Permit is approved and open in the summer of 2014.  The 
applicant currently brews beer at his home; however, he desires to start selling to commercial 
users in the area (restaurants and bars).  A brewer’s permit is required from the Texas Alcoholic 
Beverage Commission (TABC) to manufacture malt liquor or ale, which is defined by TABC as 
a malt beverage containing more than four (4) percent of alcohol by weight.  The brewer’s permit 
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also allows on-premise sales to the ultimate consumer as well as samplings.  As proposed, the 
samplings and on-premise sales would be accessory to the primary use of the property as a 
microbrewery. 
 
The applicant has stated their brewing operations would likely be limited to 5-10 barrels per 
week, up to approximately five-hundred (500) barrels per year during the first year.  Each barrel 
contains thirty-one (31) gallons.  The product would be packaged in kegs only since their 
operation would be too small for bottling or canning.  The applicant states if the brewery is 
successful, they would anticipate a maximum brewing output of up to 10,000 barrels per year 
after several years.   
 
In addition to the primary use of the property as a microbrewery, the applicant plans to conduct 
samplings/tastings and tours on Saturday afternoons.  The applicant would be allowed to give 
away or sell product if the proposed use is approved.  He also states they may have other evening 
events during the week, but they would likely be no more than one (1) extra event per week.  The 
applicant does not desire to operate the facility as a bar, but rather to host on-premise events to 
promote their product to the local community.  He states the events would likely end before 
10:00pm. 
 
Since the use is an unlisted use, there is no specified parking ratio for the use.  The closest ratio is 
one (1) parking space per 400 square feet for a manufacturing facility, which would require the 
site to have seven (7) parking spaces.  The site is currently developed with four (4) parking 
spaces.  The remainder of the lot, excluding the parking spaces is developed with the existing 
building, which is typical of lots in the 600 block of Interurban Street.  The applicant is 
requesting that only four (4) parking spaces be required for the proposed use.  He states there are 
only three (3) employees and that on-street parking, which is available on Interurban Street, will 
be adequate for the Saturday tours and other events.   
 
The applicant has also stated they desire to place some additional landscaping along the western 
side of the building as shown on the proposed façade updates (Exhibit D).  The applicant also 
plans to add awnings to the existing frames over the windows as shown on the attached photos.  
The portion of the building located along Interurban Street is located on the property line; 
therefore, the existing landscape area and awning frames encroach into the right-of-way.  The 
applicant requests to be allowed to add additional landscaping in these areas as well as replace 
the awnings subject to the City’s approval.  Additional façade upgrades that comply with the 
City’s masonry requirements may also be implemented. 
 

Correspondence:  As of this date, no correspondence has been received. 
 
Motion: The Commission will be making a recommendation to the City Council regarding this 

request.  The Commission may approve the request, add or amend conditions, or 
recommend denial of the request. 

 

Should the CPC recommend approval of the applicant’s request, the motion should 
include the following special conditions: 
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1. A microbrewery shall be allowed and limited to the area shown on the 
attached concept plan, marked as Exhibit “B” and made a part thereof. 
 

2. The microbrewery shall require four (4) parking spaces as shown on the 
Exhibit “B”. 

 
3. The microbrewery shall be allowed to provide samplings, tastings, tours, and 

other special events only as an accessory use to the microbrewery. 
 

4. Additional landscaping and building alterations shall be allowed subject to 
City approval where alterations occur within right-of-way. 
 

 

Council Hearing Date:  The earliest possible City Council hearing date is March 24, 2014. 
 



DA
RT

 Li
gh

t R
ail

867-A

900-A

2363-A

1090-A

2963-ACe
ntr

al E
xp

y

W Arapaho Rd

N G
ree

nv
ille

 Av
e

N I
nte

rur
ba

n S
t

Hillcrest Ave

Hilltop Ave

E Arapaho RdRich
ard

son
 Dr

Lo
rri

e D
r

194-A
I-M(1)

19-A
I-M(1)

R-850-F

634-A
688-A
SPL
O-M

I-M(1)
LR-M(2)

2381-A
SPL

I-M(1)

I-M(1)

41-A
D-1400-M

353-A
SPL

I-M(1)

194-A
I-M(1)

2163-A
SPL
O-M

2985-A
SPL

I-M(1)R-850-M

1090-A
SPL

I-M(1)

3467
SPL

LR-M(2)

1052-A
O-M

3011-A
SPL
C-M

867-A
SPL

I-M(1)

900-A
SPL

I-M(1)

I-FP(1)

210-A
I-M(2)

R-850-M

ZF 14-02 Zoning Map
4

ZF 14-02

Updated By: shacklettc, Update Date: January 31, 2014
File: DS\Mapping\Cases\Z\2014\ZF1402\ZF1402 zoning.mxd

This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or surveying
purposes.  It does not represent an on-the-ground survey and
represents only the approximate relative location of property boundaries.

SUBJECT PROPERTY
FOR SPECIAL PERMIT



DA
RT

 Li
gh

t R
ail

N I
nte

rur
ba

n S
t

N G
ree

nv
ille

 Av
e

Hilltop Ave

ZF 14-02 Aerial Map
4

ZF 14-02

Updated By: shacklettc, Update Date: January 31, 2014
File: DS\Mapping\Cases\Z\2014\ZF1402\ZF1402 ortho.mxd

This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or surveying
purposes.  It does not represent an on-the-ground survey and
represents only the approximate relative location of property boundaries.

SUBJECT PROPERTY
FOR SPECIAL PERMIT

















Request for a Special Permit to Allow a Brewery 
in I-M(1) Industrial Zoning 

 

What and who we are: 

Four Bullets is excited to be starting its company and to be the first Brewery in Richardson, TX, which is 
our home town. Four Bullets, meaning four aces, will be making English style ale and will be supplying 
the masses of Craft Brewery enthusiasts in the local community. We have a contract in place to 
purchase the building and know that the City of Richardson is the perfect location for the Brewery.  The 
owners are Richardson residents and look forward to pioneering the proposed redevelopment vision 
that Richardson has for the Main Street/Central Expressway study area, as well as participating in 
Richardson festivities such as Wildflower, Cottonwood and Huffhines, and partnering with and giving 
back to the city on future projects and events.  

Purpose of the request: 

We request the special permit to allow a microbrewery.   

Conditions and restrictions: 

The special permit is being requested to allow the microbrewery only. 

Parking  

There are currently 4 parking spaces on the property.  We know the required parking for our 2,600 
sq. ft. building is typically 7 parking spots, but due to the location of the building on the lot and the 
lack of setback, we are unable to increase the parking.  We will have 3 employees, so the 4 spaces 
will be adequate for our operation.  Our working hours will be in and out, an hour here and there 
during the week. Our hours for the public will only be 12:00 to 5:00 Saturdays.  There is adequate 
parking on the street for our planned Saturday afternoon tours of the facility, and DART service is 
within walking distance.  We will promote the use of DART and the new Central Trail for cycling and 
walking to our facility on our Facebook page and web site.   We would ask that the existing  4 
parking spaces be considered adequate for our use since the building is not being expanded or 
enlarged. 

Landscaping 

Due to the existing non-conforming building, we do not have the 40 foot setback required by 
ordinance, and are limited in what we can do with regard to landscaping.  The available land is 
approximately 2% of the overall lot, but we will be adding some trees and shrubs in the front of the 
building as well as flower boxes under the windows.  We would ask that the existing landscaping 
percentage be considered adequate for our use since the building is not being expanded or 
enlarged. 



 In addition to the landscape improvements, we intend to retain the original brick façade and 14 foot 
building height.   We also plan on adding stone cornerstones to the front corner by the parking, as well 
as low profile awnings, that will not encroach beyond our property line.  These things will brighten up 
the appearance of the building and the area in general. 

Our hope is that the Four Bullets Brewery will be open by approximately July 2014. 

 

 

 



 

Notice of Public Hearing 

City Plan Commission ▪ Richardson, Texas 
 

Development Services Department ▪ City of Richardson, Texas 
411 W. Arapaho Road, Room 204, Richardson, Texas 75080 ▪ 972-744-4240 ▪ www.cor.net 

 

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

SPECIAL PERMIT 

File No./Name: ZF 14-02 / Microbrewery (Four Bullets) 
Property Owner: Fred Bolanz, Jr. / Canyon Creek Roof Co. 
Applicant: Andrew Smeeton / Four Bullets Brewery 
Location: 640 N. Interurban (See map on reverse side) 
Current Zoning: I-M(1) Industrial District 
Request: A request by Andrew Smeeton, Four Bullets Brewery, for a Special 

Permit to allow a microbrewery as an allowed use. 

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

TUESDAY, FEBRUARY 18, 2014 
7:00 p.m. 

City Council Chambers 
Richardson City Hall, 411 W. Arapaho Road 

Richardson, Texas 

This notice has been sent to all owners of real property within 200 feet of the request; as such ownership 
appears on the last approved city tax roll. 

Process for Public Input:  A maximum of 15 minutes will be allocated to the applicant and to those in favor of 
the request for purposes of addressing the City Plan Commission.  A maximum of 15 minutes will also be 
allocated to those in opposition to the request.  Time required to respond to questions by the City Plan 
Commission is excluded from each 15 minute period. 

Persons who are unable to attend, but 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. 

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 14-02. 

Date Posted and Mailed:  02/07/2014 

 

http://www.cor.net/index.aspx?page=1331
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MAIN STREET/CENTRAL EXPRESSWAY STUDY

INTERURBAN DISTRICT
VISION
The Interurban District could become a vibrant, mixed-use district that builds upon the existing block 
structure and buildings in the area.  Today’s industrial/commercial district, made up of tilt wall and 
block masonry buildings dating from the 1960’s to the 1980’s, could transform into an eclectic live/work 
neighborhood through reuse of the existing building stock for specialty industrial, commercial, retail/
restaurant and residential uses.  Vacant and underutilized parcels could be redeveloped into urban housing 
in the form of loft apartments and live-work units.

Parking to support the vision could be provided in shared lots with landscaped pedestrian portals between 
buildings and connections to new sidewalks along existing streets.  Rayflex, Davis, Jackson, Bishop and 
Interurban Streets could be recreated using a unique, eclectic urban design palette incorporating strong 
pedestrian connectivity to the Central Trail.

Developable Acres:  25

Key words:
•	 Edgy
•	 Eclectic
•	 Repurposed

Product Types:
•	 Adaptive reuse of existing buildings (In-

dustrial, Commercial, Retail/Restaurant, 
Residential/Studio Space)

•	 Mixed Residential
•	 Live-Work

Public input:
•	 This is one of several districts that takes 

advantage of the Central Trail and offers the 
desired pedestrian and bike connections to 
neighborhoods, jobs, shopping and DART.

•	 The live-work development type included 
here was considered ‘very compatible’ or 
‘somewhat compatible’ with the Corridor’s 
future by 64% of the participants in key-
pad polling at the September Community 
Workshop.

Adaptive Reuse of Existing Buildings Adaptive Reuse of Existing Buildings
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VISION FOR THE FUTURE

69Richardson, Texas

MARKET (IN THE TRADE AREA)
•	 From a market demand perspective, the adaptive reuse of commercial/industrial buildings and 

live/work uses is largely organic in nature.  That is, demand tends to be generated from within the 
immediate area as uses and businesses evolve over time.  Support uses such as retail/service and 
restaurant space attract both businesses and residents in the district, as well as visitors from outside.

SUPPORTING PSYCHOGRAPHICS (IN THE TRADE AREA)
•	 Similar to the Trailside District, the surrounding Trade Area includes a relatively significant 

concentration of “mobile urbanites”.  These people represent an ethnically diverse, progressive mix of 
young singles, couples and families, ranging from students to professionals. They are more attracted 
to alternative housing products (e.g., lofts,townhomes, etc.) and are the early adopters who are quick 
to check out the latest movie, nightclub, laptop and microbrew.

IMPLEMENTATION
•	 Rezone to broaden the range of uses and intensities allowed here, including residential.
•	 Invest in trail and sidewalk connections to the Central Trail.
•	 Work with property owners to develop a simple and effective system for locating, building and 

operating shared parking areas.
•	 Communicate with property owners in the district to understand their interests and identify any 

barriers to revitalization that may need to be addressed.

Infill Mixed Residential Adaptive Reuse of Existing Buildings Adaptive Reuse of Existing Buildings
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MAIN STREET/CENTRAL EXPRESSWAY STUDY

ARAPAHO BUSINESS DISTRICT
VISION
The Arapaho Business District presents an opportunity for freeway commercial development. Good access 
from U.S. 75 and Arapaho Road and close proximity to the Arapaho Transit Center should improve the 
prospects for revitalization; however, property within this area will likely take longer to redevelop due to the 
continued viability of several existing uses (Reliable Chevrolet and Herb’s Paint and Body, for example) and 
the availability of additional underutilized sites nearby.

Central Expressway and Arapaho Road will continue to be the main means of access to the district, 
and urban design treatments such as gateways and streetscape improvements will establish the overall 
character for future development. The success of the district will be enhanced by better pedestrian and 
bicycle connections from future redevelopment sites to the Central Trail, which will provide primary access 
to the Arapaho Transit Center.

Developable Acres:  16

Key words:
•	 Long-Term
•	 Employment
•	 Transformation

Product Types:
•	 Commercial Office (Mid-Rise)
•	 Highway Retail (Junior Anchor)

Public input:
•	 Public comments at workshops and online 

supported employment in the Corridor and 
sought to reduce the amount of auto-orient-
ed activity. Sentiments from the public (like 
the one from the September Community 
Workshop—“Support DART stations – they 
are jewels”) promote the connection of busi-
ness uses to the DART Arapaho Station. 
By encouraging future businesses that are 
more oriented toward the benefits of the 
DART access, this approach supports a 
transition away from auto-oriented activities 
in the long term.

•	 This concept would create a better gate-
way into Richardson, which was ‘very 
important’ or ‘important’ to 87% of Open 
House participants and 82% of online 
survey participants.

Commercial Office Building Employee Amenity Space
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71Richardson, Texas

VISION FOR THE FUTURE

MARKET (IN THE TRADE AREA)
•	 Demand for retail space within the surrounding Trade Area over the next 10 years is estimated at nearly 

2 million square feet.  A subset of this demand will include regional and sub-regional retail space (big 
box and junior box).  With many big box retailers downsizing and junior anchors expanding, the Arapa-
ho Business District should be able to compete for a reasonable share of this overall demand.

•	 Demand for office space within the surrounding Trade Area over the next 10 years is estimated at 
more than 7.8 million square feet as with the retail space, the Arapaho Business District should be 
able to compete for a reasonable share of this overall demand.

•	
SUPPORTING PSYCHOGRAPHICS (IN THE TRADE AREA)
•	 Similar to the Gateway Commercial District, this area could potentially appeal to all psychographic 

groups.
•	
IMPLEMENTATION
•	 Design and implement gateway features in this area at the appropriate time.
•	 Identify locations for pedestrian/bike connections to the DART Arapaho Station and protect these 

routes if/when uses change or properties redevelop.
•	 Consider rezoning that would expand the list of permitted uses to accommodate a wider range and 

higher intensity of activities for future redevelopment. 

Commercial Office Building


	Agenda

	B. Development Status Report & Map

	1. Approval of the minutes of the February 4, 2014 CPC meeting

	2. VAR 14-02: 316 Ridgeview Dr. & 1 Ridgeview Cir.

	3. Replat: Central Park Addition

	4. ZF 14-02: Four Bullets Brewery




