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AGENDA 

CITY OF RICHARDSON – CITY PLAN COMMISSION 

TUESDAY, MARCH 18, 2025, AT 7:00 P.M. 

RICHARDSON CITY HALL 

2360 CAMPBELL CREEK BOULEVARD, SUITE 525 

RICHARDSON, TX 75082 

               

 

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. Members of the public may also watch City 

Plan Commission (CPC) meetings via live-stream online and on-demand at (https://www.cor.net/city). 

 

Persons not attending the meeting who would like their views to be made a part of the public record may utilize 

the online Public Comment Card (https://www.cor.net/PublicCommentForm). 

               

 

BRIEFING SESSION: 6:00 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. Drone Workshop 

B. Discussion of regular agenda items 

C. Staff report on pending development, zoning permits, and planning matters 

             ____ 
 

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

 

MINUTES 
 

1. Approval of minutes of the regular business meetings of March 4, 2025. 

 

PUBLIC HEARING 
 

2. Zoning File 25-03 Special Permit Amendment – Chick Fil A:  Consider and act on a request to amend a Special 

Permit for an existing restaurant with drive-through service for the properties at 106 and 110 W. Campbell Road to 

accommodate the expansion of the drive-through lanes. Owners: PWE Campbell 75 LLC and Francia Investments. Staff: 

Derica Peters. 

 

3. Zoning File 25-04 PD Planned Development Amendment – Amazon Prime Air:  Consider and act on a request to 

amend a PD Planned Development on 33.36 acres located at 3051 Research Drive, at the southeast corner of Shiloh 

Road and Breckinridge Boulevard currently zoned PD Planned Development for the I-M(1) Industrial District with 

Development Regulations to accommodate an outdoor drone delivery distribution center.  Owner: Lit Industrial Limited 

Partnership LLC. Staff: Derica Peters. 

 

4. Zoning File 25-05 PD Planned Development – Point North Residence:  Consider and act on a request to change the 

zoning on 2-acres east of Synergy Park Boulevard, on the south side of Point North Parkway from R-2000-M Residential 

with Special Conditions to PD Planned Development for R-2000-M Residential to allow the construction of one (1) 

single-family dwelling. Owner: Dennis Collins representing Four Collins Group Corporation. Staff: Andrew Bogda. 

 

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., FRIDAY, 

MARCH 14, 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. 

https://www.cor.net/city
https://www.cor.net/PublicCommentForm
mailto:ADACOORDINATOR@COR.GOV
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Drone Workshop 

 

 

 

 



 MEMO 
 

1 

 
DATE: March 18, 2025 
 
TO: City Plan Commission 
 
FROM: Andrew Bogda, AICP, Assistant Director of Development Services - Planning AB 
 
SUBJECT: Drone Work Session 
 
 
With the increase in activity from commercial drone operators seeking to operate in the City, Staff 
will brief the Commission on the various types of drones and drone operations, commercial drone 
delivery characteristics, types of drone facilities, the regulatory framework regarding drone 
operations, background on how other local cities and the City of Richardson are handling the 
regulation of drone-related uses, the established and proposed definitions related to drones and 
drone facilities, and the recent and pending zoning items related to drones. 
 
Staff will also give three (3) drone operators that are active or looking to be active in the City an 
opportunity to go over the specifics of their operations. 
 
In addition, the work session will provide an opportunity for commissioners to ask questions and 
have concerns addressed. 
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Approval of the Minutes of the March 4, 2025 

City Plan Commission Meeting 

 



CITY OF RICHARDSON 

CITY PLAN COMMISSION MINUTES – MARCH 4, 2025 

The Richardson City Plan Commission met on March 4, 2025, at 6:00 p.m. in the Multipurpose 

Room #CH157 of the Richardson City Hall, 2360 Campbell Creek Boulevard, Suite 525, 

Richardson, TX. 

 

MEMBERS PRESENT: Bryan Marsh, Chairman 

  Kenneth Southard, Vice Chairman 

  Nate Roberts, Commissioner 

  Rebecca Poynter, Commissioner 

  Michael Keller, Commissioner 

 
 

MEMBERS ABSENT: Joe Costantino, Commissioner 

  Sebrena Bohnsack, Commissioner 

  Gary Beach, Commissioner 

  Byron Purdy, Commissioner 

 

 

CITY STAFF PRESENT: Charles Goff, Assistant City Manager 

  Andrew Bogda, Assistant Director of Dev. Svcs. – Planning  

  Aaron Zilz, Planner II 

  Anna Jo Castaneda, Executive Secretary 

 

BRIEFING SESSION 

Prior to the start of the regular business meeting, the City Plan Commission met with Staff at 6:00 

p.m. regarding staff reports, agenda items, recent action by City Council on zoning cases, and 

discussion concerning future training topics. No action was taken. 

 

CALL TO ORDER 
 

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

 

REGULAR BUSINESS MEETING 
 

1. Approval of Minutes of the regular business meetings of February 4, 2025. 
 

Motion: Chairman Marsh made a motion to approve the minutes as presented. 

Commissioner Roberts seconded the Motion. Motion passed 5-0. 

 

 

CONSENT AGENDA 

 
All items listed under the consent agenda are considered to be routine by the City Plan Commission 

and will be enacted upon by one motion in the form listed below.  There will be no separate 

discussion of these items unless desired, in which case any item(s) may be removed from the 

Consent Agenda for separate consideration. 

 

DRAFT



 

 2 

 

 
2. Replat – Shiloh Business Park, Lot 1I, Block B: Consider and act on a request for a replat of Lot 1H, 

Block B, of the Shiloh Business Park to dedicate and abandon easements for relocation of a water line. 

The 24.944-acre tract of land is located south of Breckenridge Blvd. and east of Telecom Parkway. 

Owner: Jeffry Self, Bank of America, N.A. Staff: Aaron Zilz. 

 
3. Final Plat – Greenwood Square Addition: Consider and act on a request for a final plat of Tract 26 

of the Original Town of Richardson to dedicate easements and establish 24-residential lots and common 

area lots for a single-family development. The 4.348-acre tract of land is located north of W. Arapaho 

Rd. and east of West Shore Dr. Owner: Quadri Akamo, D.R. Horton, Inc. Staff:  Aaron Zilz. 

 

4. Replat – Northrich West Addition, 4th Section, Lot 11A, Block 12: Consider and act on a request 

for a replat of Lots 11-15, Block 12 of the Northrich West Addition, 4th Section to dedicate an easement, 

dedicate ROW and to combine five lots into a single lot for a dentist office. The 1.06-acre tract of land 

is located south of W. Campbell Rd. and west of Custer Rd. Owner: Erik Shockley, BDSA-501 Ventures, 

LLC. Staff: Aaron Zilz. 

 

 

Motion: Chairman Marsh made a motion to approve the Consent Agenda items as 

presented. Vice Chairman Southard seconded the Motion. Motion passed 5-0. 

 

 

 

 

ADJOURN 
 

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

meeting at 7:02 p.m. 

 

 

      

Bryan Marsh, Chairman 

DRAFT
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Zoning File 25-03:  

Chick Fil A 

 



ZONING FILE 25-03 

 

Attachments: 

 
1. Staff Report 
 

2. Zoning/Aerial Map 

 

3. Proposed Concept Plan (Exhibit “B”) 

 

4. Approved Elevations (Exhibit “C”) 

 

5. Drive-Through Exhibit 

 

6. Site Photos 

 

7. Applicant’s Statement 

 

8. Notice of Public Hearing 

 

9. Notification List 
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TO: City Plan Commission 
 

FROM: Derica Peters, Senior Planner DP 

 

DATE: March 18, 2025 
 

RE: Zoning File 25-03: Chick-fil-A 
 

REQUEST 
 

Consider and act on a request to amend a Special Permit for an existing restaurant with drive-

through service for the properties at 106 and 110 W. Campbell Road to accommodate the 

expansion of the drive-through lanes. 
 

APPLICANT & PROPERTY OWNER 
 

Chris Sanchez – Interplan, LLC (applicant) on behalf of Giovanna Francia of Chick-fil-A, Inc. 

(owner) 
 

EXISTING DEVELOPMENT 
 

The subject site at 106 W. Campbell Road contains an existing 4,175 square-foot drive-through 

restaurant on a 0.8-acre lot and the subject site at 110 W. Campbell Road is developed with a 

113,675 square-foot single-story building on an 8.8-acre lot.  
 

ADJACENT ROADWAYS 
 

Collins Boulevard: Six-lane, divided arterial; 15,600 vehicles per day on all lanes, northbound 

and southbound, south of Campbell Road (2024). 

 

Campbell Road: Six-lane, divided arterial; 42,300 vehicles per day on all lanes, eastbound and 

westbound, west of US-75 (2024). 

 

Alamo Road: Local street; no traffic counts available. 
 

SURROUNDING LAND USE AND ZONING 
 

North:  Retail/Commercial; C-M Commercial 

South:  Retail/Commercial; C-M Commercial (across Campbell Rd.) 

East:  Retail/Commercial; LR-M(2) Local Retail (across Alamo Rd.) 

West: Retail/Commercial; C-M Commercial 
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FUTURE LAND USE PLAN 
 

The Future Land Use Plan of the Envision Richardson 

Comprehensive Plan designates this area as part of the 

Community Commercial PlaceType, which allows 

retail/restaurant as a primary use and a drive-through restaurant 

as a secondary use. The area may attract regional traffic for 

shopping and retail needs and may also contain smaller retail 

destinations or boutiques.  

 

 

 

 

EXISTING ZONING 
 

C-M Commercial. 
 

TRAFFIC/INFRASTRUCTURE IMPACTS 
 

The proposed improvements will not have an impact on the surrounding roadway system or the 

existing utilities in the area.  
 

STAFF COMMENTS 
 

Background: 

A Special Permit for a restaurant with drive-through service was first approved for this site in 1983 

(Ordinance 2357-A).  In 2014, a new Special Permit was approved for a new drive-through 

restaurant, Pollo Tropical, located in the same area as the previous restaurant (Ordinance 4078).  

The 0.82-acre lot was subdivided in 2015 into its current configuration.  In 2017, Pollo Loco 

vacated the location, and in 2018 a new Special Permit was approved for Chick-fil-A (Ordinance 

4260). 

 

Request: 

The applicant is requesting to amend the existing Special Permit to allow modifications that will 

accommodate the expansion of the existing drive-through lanes. The project scope is primarily 

limited to the Chick-fil-A property at 106 W. Campbell Road. The only modification to the 

adjacent property at 110 W. Campbell Road will be a reduction in the size of an existing landscape 

island to accommodate the drive-through expansion.  

 

The applicant has indicated that a large amount of its business occurs in the drive-through and this 

project aims to enhance functionality of the drive-through operation while not reducing parking.  

The previous Special Permit was approved with 40 parking spaces required to be provided onsite. 

The location of the drive through lane will require the relocation of  two (2) spaces along the 

eastern wall of the building and no parking spaces will be removed.  

Subject Property 
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The expansion of the drive-through has been configured in a manner to maximize stacking within 

the drive-through lanes and minimize traffic impacts outside of the Chick-fil-A property limits.   

 

Proposed Improvements: 

 

Drive-Through: 

Existing Condition: Currently, the drive-through begins with two (2) lanes at the entrance, both 

covered by overhead canopies. The two lanes merge into a single lane, which accommodate up to  

sixteen (16) stacked vehicles prior to the pick-up window.  There is also a 9.5-foot-wide bypass 

lane north of the drive-through lanes.  

 

To better manage traffic, the site has directional signage and moveable lane delineators. During 

times of heavy traffic, Chick-fil-A has a team of staff working the drive-through lanes to take 

remote orders and payment to help with the efficiency of the drive-through process and vehicles 

are directed to enter the drive through from the northeast of the property. 

 

Proposed Modification: A new, uncovered lane dedicated to mobile-order pickup only will be 

constructed between the building and the existing drive-through lanes. The existing bypass lane 

will be removed and replaced with a new drive-through pickup lane. This changes the layout of 

the drive-through to an entrance with three (3) lanes that merge into two (2) lanes, allowing up to 

twenty-seven (27) vehicles to stack prior to the pickup window. Chick-fil-A staff will continue to 

utilize temporary delineators to manage traffic flow. To avoid a conflict with vehicles entering the 

drive-through, the new mobile order lane will be accessed via the southwest of the property while 

the two main lanes will continue to be accessed from the northeast. 

 

Landscaped Areas:  

Existing Condition: The Chick-fil-A property is separated from the property to the north by a 

landscape island that is 147 feet long and 8 feet wide. It is currently planted with a 3-foot-tall shrub 

row, lacebark elms, and knockout roses, to provide vehicle headlight screening to the adjacent 

property. 

 

Proposed Modification: To accommodate the new drive-through lane, the Chick-fil-A property 

will be expanded by 3-feet to the north along most of the northern property line. This expansion 

will reduce the existing landscape buffer island on the northern property from 8 feet to 5 feet. The 

landscape materials will be replaced by accent plants and a new row of evergreen screening shrubs 

after the landscape island is modified. This expansion requires the northern property conveying a 

portion of the site and replatting at the time of development.  The applicant has confirmed they 

will continue to meet minimum landscape requirements on both properties. A new landscape plan 

showing modifications to both properties will be required at the time of development 

 

Additionally, the new lane will replace approximately 3,108 square feet of landscaped area in the 

rear of the building. The site is required to provide 2,560 square feet of landscaped area (7%) and 

will provide 6,361 square feet (17%). 

 

Correspondence:  As of this date, no correspondence has been received.  

 



 

Page 4 of 4 

Motion: The Commission will be making a recommendation to the City Council regarding this 

request. The Commission may approve the request as presented; add, amend, or delete 

the requested modifications; or recommend denial of the request. 

 

Should the CPC recommend approval of the applicant’s request as presented, the 

motion should include the following special conditions: 

 

1. A Special Permit shall be granted to allow a restaurant with drive-through service 

which shall be limited to the are as shown on the concept plan attached as Exhibit 

“B” (the “Concept Plan”) and made a part thereof and shall be limited to Chick-fil-

A. No other person(s), company, business or legal entity may operate a restaurant 

with drive-through service on the property other than Chick-fil-A. 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. 

 

2. The Special Permit shall be subject to the time or operation restrictions (including 

expiration and termination) as specified in Article XXII-A, Section 7 of the 

Comprehensive Zoning Ordinance, as amended. 

 

3. The restaurant with drive-----through service shall be constructed in substantial 

conformance with the attached Concept Plan and the building elevations attached 

as Exhibits “C-1”, “C-2”, and “C-3”. 





 PROPOSED CONCEPT PLAN - EXHIBIT B
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APPROVED ELEVATIONS - EXHIBIT C



DRIVE-THROUGH EXHIBIT



SITE PHOTOS – ZF 25-03 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2 – Southwest Elevation 
Front 

1 – West Elevation 



SITE PHOTOS – ZF 25-03 

 

 

 

 

3 –Drive-Through 

4 – North Elevation 
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March 6, 2025 
 
 
City of Richardson Development Services 
2360 Campbell Creek Boulevard, Suite 525 
Richardson, TX 75082 
972.744.4240 
 
 
Reference: Chick-fil-A #4187 – 75th and Campbell 
  106 West Campbell Road 
  Richardson, TX 75080 
  IP#: 2021.0578 
  Applicant Letter 
 
 
To the Whom It May Concern, 
 
We are writing to formally submit our application for approval of the proposed modifications to the Chick-
fil-A located at 106 West Campbell Road. Our team at Interplan LLC is committed to ensuring compliance 
with the intent of the applicable building codes, regulations, and standards, and we appreciate your 
department’s review of our submission. 
 
The scope of work for this project includes a modification to the drive-thru, to include two (2) full through 
lanes and a merging mobile order lane, proposal of a multi-lane order point canopy and all associated site 
work. This project aims to enhance functionality of the drive-thru while also not eliminating parking. A 
unique aspect of this Chick-fil-A location is that a large amount of its business occurs through the drive-
thru. The proposed layout is the best configuration for maximum drive-thru lane stacking.  
 
Interplan is seeking relief from Article XXII-D, Section 1(J) of the City of Richardson Code of Ordinances to 
allow for a reduction of the required amount of parking spaces. Proposed improvements maintain the same 
amount of parking spaces as in the site’s existing condition. 
 
Relief, if granted, would not result in any detriment to the public or impair the purposes or intent of City of 
Richardson’s Code of Ordinances. The expansion of the drive-thru intends to keep as much traffic within 
the Chick-fil-A property limits, alleviating traffic congestion and reduce stacking to West Campbell Road. 
 
  



 
Chick-fil-A #4187 – 75th and Campbell  
December 17, 2024 
Page 2 of 2 
Upon review of this package, please contact me if you have any questions or require additional information. 
If I am unavailable, Gabriela Mosquera, the Permit Manager, will be able to answer your questions. 
 
Sincerely, 
INTERPLAN LLC 
 

Chris Sanchez 
Chris Sanchez 
Permit Lead / Development Services 
 
CC:  F. Reyes, Interplan LLC 
 R. Alvarado, Interplan LLC 
 G. Mosquera, Interplan LLC 



 

Notice of Public Hearing 
City Plan Commission  

 

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

 

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

SPECIAL PERMIT AMENDMENT 

File No.: ZF 25-03 Chick-fil-A 

Applicant: Chris Sanchez, Interplan LLC 

Location: (See map on reverse side) 

Request: Consider and act on a request to amend a Special Permit for an existing 
restaurant with drive-through service for the properties at 106 and 110 
W. Campbell Road to accommodate the expansion of the drive-through 
lanes. Owners: PWE Campbell 75 LLC and Francia Investments. Staff: 
Derica Peters. 

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

TUESDAY, MARCH 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 25-03 

Posted and Mailed prior to: March 7, 2025 

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




1 POPE KATHERINE V DR 
10 TAINTOR DR 
SOUTHPORT, CT 06890-1380 
 

2 ENVISION HOSPITALITY 
DALLAS PKWY LLC 
1981 N CENTRAL EXPY 
RICHARDSON, TX 75080-3509 
 

3 MCDONALDS REAL ESTATE CO ATT US LEGAL DEPARTMENT 
110 N CARPENTER ST 
CHICAGO, IL 60607-4106 
 

4 180 W CAMPBELL ROAD LLC 
3696 N FEDERAL HWY STE 
203 
FT LAUDERDALE, FL 33308-
6262 
 

5 PWE CAMPBELL 75 LLC 
 C/O H DANIEL KIM 
150 GESSNER RD UNIT 9E 
HOUSTON, TX 77024-6149 
 

6 FRANCIA INVESTMENTS  
CAMPBELL RD LLC 
1454 LEWISTON DR 
SUNNYVALE, CA 94087-3110 
 

7 2005 ALAMO LLC 
3910 INTERSTATE 30 
MESQUITE, TX 75150-2022 
 

8 VISION & STRUCTURE LLC SERIES 
1 
 % MO ARANI 
2095 N COLLINS BLVD STE 100 
RICHARDSON, TX 75080-8303 
 

9 PATIRIS FAMILY IRREV TRUST & STE 600 
1077 CENTRAL PKWY S 
SAN ANTONIO, TX 78232-5066 
 

10 PATIRIS FAMILY IRREV TRUST 
& STE 600 
1077 CENTRAL PKWY S 
SAN ANTONIO, TX 78232-
5066 
 

11 BRAVO CENTRAL LLC % KEITH 
KOOP 
5720 LYNDON B JOHNSON FWY 
STE 180 
DALLAS, TX 75240-6386 
 

12 TAKANORI LLC 
2150 N COLLINS BLVD 
RICHARDSON, TX 75080-2639 
 

13 COLLINS REAL ESTATE 
PARTNERS LLC 
2100 N COLLINS BLVD STE 
200 
RICHARDSON, TX 75080-
2693 
 

14 PRINCE & GOLDEN PROP LP 
105 N TRENTON ST 
RUSTON, NA 71270-4321 
 

15 LION ROCK LP 
2083 N COLLINS BLVD STE 100 
RICHARDSON, TX 75080-2660 
 

16 BEACH COMMERCIAL 
REALTY LLC 
22771 KEEL CT 
REHOBOTH BCH, DE 19971-
1696 
 

17 EVAN AZ ENTERPRISES LP 
3232 LANGLEY DR 
PLANO, TX 75025-5332 
 

18 NW CANYON CREEK LP 
7047 CURRIN DR 
DALLAS, TX 75230-3527 
 

19 102 CAMPBELL LLC 
8214 WESTCHESTER DR 
DALLAS, TX 75225-6100 
 

20 CONTEX PROPERTIES LLC % J 
MICHAEL TIBBALS 
12222 MERIT DR STE 1400 
DALLAS, TX 75251-3244 
 

21 RICHARDSON CAMPBELL LP PMB 356 
11700 PRESTON RD STE 660185 
DALLAS, TX 75230-6112 
 

22 BURGER KING COMPANY 
LLC 
5707 BLUE LAGOON DR 
MIAMI, FL 33126-2015 
 

23 TAKANORI LLC 
2150 N COLLINS BLVD 
RICHARDSON, TX 75080-2639 
 

24 ARMIJO INVESTMENTS LLC 
2709 KNOLLWOOD CT 
PLANO, TX 75075-6424 
 

25 FSH GLORY ENTERPRISE LLC 
825 SIMMONS CT 
SOUTHLAKE, TX 76092-5556 
 

    

 INTERPLAN 
% CHRIS SANCHEZ 
220 E. CENTER PKWY, SUITE 
4000 
ALTAMONTE SPRINGS, FL 
32701 

 CHICK-FIL-A 
% GIOVANNA FRANCIA 
5200 BUFFINGON RD 
ATLANTA, GA 30349 

 ZF 25-03 
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Zoning File 25-04:  

Amazon Prime Air 

 



ZONING FILE 25-04 

 

Attachments: 

 
1. Staff Report 
 

2. Zoning/Aerial Map 

 

3. Zoning Concept Plan (Exhibit “B”) 

 

4. Axonometric Plan 

 

5. On-Site Traffic Circulation Plan (Exhibit “C”) 

 

6. Approved Concept Landscape Plan (Exhibit “D”) 

 

7. Building Elevations (Exhibits “E-1” through “E-5”) 

 

8. PD Planned Development Standards (Exhibit “F”) 

 

9. Site Photos 

 

10. Applicant’s Statement 

 

11. Notice of Public Hearing 

 

12. Notification List 

 

13. Correspondence 
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TO: City Plan Commission 
 

FROM: Derica Peters, Senior Planner DP 
 

DATE: March 18, 2025 
 

RE: Zoning File 25-04: Amazon Prime Air 
 

REQUEST 
 
Consider and act on a request to amend a PD Planned Development on 33.36 acres located at 3051 
Research Drive, at the southeast corner of Shiloh Road and Breckinridge Boulevard currently 
zoned PD Planned Development for the I-M(1) Industrial District with Development Regulations 
to accommodate an outdoor drone delivery distribution center.   
 

APPLICANT & PROPERTY OWNER 
 
Sam Bailey – Amazon 
 

EXISTING DEVELOPMENT 
 
The subject site is developed with a 141,360 square-foot distribution center. 
 

ADJACENT ROADWAYS 
 
Breckenridge Boulevard: Four-lane, divided arterial; 5,000 vehicles on all lanes, eastbound and 
westbound, east of Shiloh Road (2024). 
 
Shiloh Road: Six-lane, divided arterial; 11,600 vehicles on all lanes, northbound and southbound, 
south of Plano Pkwy (2024).  
 
Research Drive: Four-lane, undivided arterial; no traffic count date is available. 
 
SURROUNDING LAND USE AND ZONING 
 
North: Vacant / PD Planned Development (across Breckenridge Blvd.) 
South: Office / PD Planned Development (across Research Dr.) 
East: Industrial / I-M(1) Industrial 
West: Commercial / I-M(1) Industrial and LR-M(1) Local Retail (across Shiloh Rd.) 
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FUTURE LAND USE PLAN 
 
 The Future Land Use Plan of the Envision Richardson 
Comprehensive Plan designates this area as part of the 
Innovation/Industry PlaceType, which is “characterized by low- to 
medium-density offices as well as manufacturing and distribution 
facilities, and research and development activities”.  
 
 
 
 
EXISTING ZONING 
 
PD Planned Development (Ordinance 4362) 
 

TRAFFIC/INFRASTRUCTURE IMPACTS 
 
The proposed improvements will not have an impact on the surrounding roadway system or the 
existing utilities in the area.  
 

STAFF COMMENTS 
 
Background: 
The subject property was rezoned in the 1970s to the I-M(1) Industrial District with special 
conditions to allow an airport and all O-M Office uses. However, an airport was never developed 
on the site.  In 2018, the subject property was rezoned to a PD Planned Development allowing the 
development of a data center campus that was also never developed. 
 
In 2020, the subject site was approved for a new PD Planned Development to accommodate a 
141,360 square-foot Amazon fulfillment and distribution center. The site has since developed and 
has been operating since 2023.  

 
Drone Use Overview: 
Drones are defined as unmanned aircraft. Unmanned means that there is no human pilot, crew, or 
passengers present. They are piloted remotely or fly autonomously. Drones may be used for 
personal, commercial, or institutional use. Commercial drones can range in size and operations 
and are becoming increasingly used for deliveries in the North Texas area. Delivered items may 
include small household goods, groceries, prepared food, medication, and other lightweight 
commodities. 
 
This is an emerging and evolving industry, however drone delivery operations typically include a 
ground- or roof-based area with a landing and/or docking area for commercial drones to be stored, 
charged, and loaded for delivery. There may be fencing to secure the area and sometimes a separate 
building for storage or administration. An item is loaded in the drone based on its conveyance 
system. The maximum package weight varies between 2.65 lbs. and 10 lbs. depending on the drone 
and the operator. The drone takes off from the base and travels to its delivery location at a speed 

Subject Property 
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of 32-80 mph and at an altitude of between 200-400 feet, or as otherwise regulated by federal 
authorities. The drone is equipped with obstacle avoidance measures such as cameras or 
instruments that can detect issues in the flight path and adjust as needed. Delivery service areas 
vary from 1 mile to around 10 miles. At the delivery location, the item is delivered based on the 
specifications of the provider. Items may be dropped at a specified location from a specified height, 
lowered by a tether and retrieved or released, or delivery performed at ground level. 
 
Regulatory Framework:  
Federal Regulations 
Regulations pertaining to drone flights are the purview of the federal government, which sets and 
enforces regulations and minimum standards for Unmanned Aircraft Systems/drones. The Federal 
Aviation Administration (FAA) manages the flight altitude, paths, and most operations, such as 
required safety or pilot training. The FAA defines a drone as follows: an unmanned aircraft 
operated without the possibility of direct human intervention from within or on the aircraft. 
 
For commercial operators, the FAA requires a five-phase certification process for package delivery 
by drone (Part 107 Small Unmanned Aircraft Systems and Part 135 Air Carrier Certification). This 
includes airspace authorizations, carrier or operating certificates, and registrations. There are only 
six (6) vendors in the U.S. that are certified for package delivery by drone.  
 
There is a requirement for an Environmental Assessment (EA) which includes a public review and 
comment period. The EA includes a noise study and establishes if there are any limitations to the 
service area, number of average daily flights, and hours of operation. For drone delivery 
operations, this includes evaluating potential effects on biological resources such as wildlife  
 
During the EA process, there is an assessment of critical infrastructure sites. Businesses and 
property owners can also make requests to limit or prohibit flights over specific locations. The 
FAA would review and determine if the airspace limitation is warranted. Certified drone operator 
systems can be programmed so that drones’ flight paths would not interfere with areas determined 
to be critical infrastructure. 
 
State Legislation 
The State of Texas has passed laws pertaining to unmanned aircraft operations (State of Texas 
Government Code  Chapter 423 – Use of an Unmanned Aircraft) With respect to privacy, it is 
legal for a drone operator to capture an image for various research, data gathering, and 
infrastructure planning purposes outlined in the State Government Code, however, it is illegal to 
capture an image of an individual or private property with the intent to conduct surveillance. The 
State has also adopted restrictions pertaining to “Critical Infrastructure”, defined as: petroleum 
refineries, electrical power generating facilities, chemical facilities, water intake structures, water 
treatment plants, waste water treatment plants, natural gas compressor stations, railroad switching 
yards, trucking terminals, steel making facilities, transmission facilities, certain dams, above 
ground pipelines, and confined animal feeding operations (CAFOs). Drones must fly at minimum 
400 feet off the ground when over a critical infrastructure facility, and the drone cannot make 
contact with the facility or come within a distance close enough to cause interference or a 
disturbance to the facility.  
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Local Authority 
The FAA is the only agency with the authority to restrict the use of airspace. However, they have 
indicated they recognize that drone safety is a partnership with local government entities who have 
rights to regulate where drones are allowed to take off and land. 
 
The Federal and Texas State laws indicate cities have local authority over the following:  
1. Zoning authority over take-off and landing areas 
2. The use of drones by the City  
3. The use of drones during a special event, defined by the State as a festival, celebration, or 

gathering that requires a significant use or coordination of City services, involves the 
reservation and temporary use of public land, and involves one of the following: entertainment, 
the sale of merchandise, food or beverages, or mass participation in a sports event. 

4. The use of drones near a facility or infrastructure owned by the City (upon approval of the 
FAA.) 

 
There are at least seventeen (17) cities in the DFW area that have a level of commercial drone 
operations or regulations. At least four (4) cities–Colleyville, Plano, Princeton, and Prosper–have 
adopted specific ordinances. Most cities are allowing commercial delivery hubs as incidental or 
accessory uses, approved by site plan or on trial basis. Staff has been engaged in research and 
coordinating with other communities involved in developing regulations. The City of Plano passed 
an ordinance regulating commercial drone delivery hubs in February 2024.  
 
In February 2025, the City approved a PD Amendment to the Collins/Arapaho TOD and 
Innovation District Form Based Code Planned Development to allow a Drone Operations and 
Maintenance Center as a use permitted by Special Permit in the Employment Sub-District (Section 
II.A.2) and to add definitions of Drone Operations and Maintenance Center and related definitions 
to the PD Definitions and to add Supplemental Use Regulations for Drone Operations and 
Maintenance Center. That use is not related to actual item delivery by drone but is related 
specifically to the operation of facilities that would provide service and maintenance to a drone 
vendor and would include the flight of drones to and from such facility. 
 
Delivery of goods by drone would be considered a commercial delivery hub and would be 
regulated separately. The City of Richardson has been aware of temporary commercial delivery 
hub operating at the Walmart Neighborhood Market at 1501 Buckingham Road. In that situation, 
the use was allowed by staff as there were no permanent structures or infrastructure added to the 
site, the drones were brought to the site in vehicles, and operations were limited. There have been 
other inquiries over the past year regarding various drone operations in the City and Staff has taken 
a case-by-case approach. Commercial delivery hubs will continue to be addressed as either an 
accessory use, as an unlisted use requiring a Special Permit, or through PD amendments depending 
on the proposed location and circumstance.  
 
Request: 
The applicant is requesting to amend the existing Planned Development to allow a Commercial 
Delivery Hub, which Amazon refers to as a Prime Air Drone Delivery Center (PADDC) on-site at 
the existing distribution facility. Upon approval, the new Commercial Delivery Hub will be 
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reflected on the updated Concept Plan (Exhibit “B) and the following will be included in the 
Development Standards (Exhibit “F”): 
 

• The Distribution Center may include a Commercial Delivery Hub for the purposes of 
conducting commercial drone delivery. A Commercial Delivery Hub is any building, 
structure, or area of land designed and set aside to support Commercial Delivery Drone 
operations, including but not limited to takeoff, landing, maintenance, storage, or related 
activities conducted as accessory uses. Commercial delivery drone is defined as an 
unmanned aircraft system (UAS) and its associated elements used to conduct commercial 
package deliveries under applicable Federal Aviation Administration regulations and 
authorizations. 
 

• The  Commercial Delivery Hub shall be limited to no more than 10,000 square feet with 
no more than four (4) launch and delivery pads 
 

Commercial Delivery Hub 
The Commercial Delivery Hub, which Amazon refers to as a Prime Air Drone Delivery Center 
(PADDC), will be installed in the parking lot between Breckenridge Boulevard and the north wall 
of the building (in the portion located closest to the building) to support the operations. The 
PADDC will be a fenced area where drones are stored, where they launch and land, and where 
they are maintained for operations outside of the fulfillment center. The PADDC will be adjacent 
to the fulfillment center and includes two (2) modular buildings, one (1) launch circle, two (2) 
landing circles, and one (1) diversion circle. The modular units include a unit for battery charging 
and storage and another for maintenance, operations, and storing of the drones. The PADDC area 
is approximately 9,100 square feet and setback 900 feet from Breckinridge Boulevard to the north, 
and 760 feet from Shiloh Road to the west. 
 
If approved, Amazon orders will be fulfilled inside the fulfillment center and once packaged, will 
be moved to the PADDC loading facility outdoors. The package will be loaded onto the drone by 
a trained Amazon associate and limited to a maximum load of one order per flight. The drone will 
then take off vertically and transition into forward flight along a pre-defined flight path to the 
customer’s home. After completing delivery, the drone will return to the PADDC and will land on 
a landing pad.  
 
Currently, the site provides a total of 1,149 parking spaces. 452 spaces were originally designated 
for passenger vehicle spaces for employees of the fulfillment center, with the balance (695 spaces) 
for delivery vehicles. The current parking far exceeds the required number of spaces for the 
development (174 spaces).  
 
The proposed PADDC will be located in a portion of the parking area designated for delivery 
vehicles. Initially, the distribution center was going to distribute packages via delivery vans and 
flex drivers. However, the distribution center has since operated on a flex-driver-only model and 
does not store or operate delivery vans at this location.  The area of the parking lot designated for 
72 delivery van parking spaces will be replaced with the PADCC, leaving the site with 1,077 
parking spaces. The approved vehicle traffic circulation pattern will remain and there are no other 
modifications proposed on the site. 
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The subject site is buffered by developments with industrial, warehouse, and commercial uses and 
there is a minimum of 900 feet between the subject property and the closest residential property. 
This is the first request for a Commercial Delivery Hub in the City, but the standards for a Drone 
Operations and Maintenance Center that operates in the Collins/Arapaho Innovation District, 
referenced in the Background section above, defined a DOMC as a designated area of land or 
structure at least 300 feet from a single-family or multi-family residentially zoned property, 
measured in a straight horizontal line from the drone staging areas within the DOMC to the closest 
single-family or multi-family residentially zoned property.  
 
The following map highlights in orange the residential properties located within an approximately 
one-half-mile radius (2,640 ft) from the subject site and labels the distance to the closest residential 
properties (888 feet and 1,200 feet). 
 

 
 

 
Drones 
Amazon Prime Air offers drone delivery of packages to customers in 60 minutes or less using a 
fleet of electric drones designed, built, and operated by Amazon. The MK30 model received FAA 
approval to begin operations to customers in October 2024. The approval included the ability to 
fly beyond visual line of sight using a system of on-board detection and avoidance systems, which 
allow the drone to identify and avoid objects such as aircraft, cranes, temporary structures, and 
other items to ensure the safety of people, animals, and property. The battery-powered drone 
carries one item up to five pounds and has a delivery range of 7.5 miles. This range provides 
coverage for all of Richardson. The MK30is 83 pounds and is 4-feet-11-inches-wide and 5-feet-6-
inches-tall. The drones fly autonomously using onboard detect-and-avoid capabilities. If there is 
an issue in the field, the local Amazon distribution center has staff on-site to help with technical 
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or customer issues. These details of the drone specifications, operations, and performance may 
change with advancements in technology and with future FAA approvals.   
 
Amazon provided the following information in regard to noise generated by the drone delivery 
operations. The MK30 is about 40% quieter to the human ear than previous drones. The drone also 
has different decibel levels at different stages of flight and there are numerous factors, such as 
landscape and weather, that determine how much aircraft sound is experienced on the ground. 
During a delivery, the drone is audible at peak sound for about a minute. Even as the drone is 
descending, its sound is still quieter than the range of sounds you’ll generally hear in a 
neighborhood. Amazon evaluates utilizing multiple routes and flying at higher altitudes to reduce 
the sounds heard by individual households.  
 
The takeoff profile from the PADDC of the MK30 at 25 feet distance is 88.9 dBA (weighted 
decibel unit), which is equivalent to a diesel truck at 50 feet. When the drone is flying at 200 feet 
above ground level, overflight at max weight and 58 knots (brief exposure), the MK30 measures 
at 63.9 dBA, which is equivalent to a typical busy commercial area. For a customer delivery, the 
MK30 will descend and drop the customer order in their backyard in seconds at 12 feet. The 
delivery profile of the MK30 at 25 feet distance is 91.2 dBA, which is equivalent to a diesel truck 
at 50 feet. Again, this happens in seconds before the drone ascends and returns to the Amazon 
facility. This does not account for ambient noise in the community or neighborhoods. 
 

       
 
 
 
 
 
 
 
 
 
 
 

 
Federal Aviation Administration (FAA) 
Should the zoning request be approved, Amazon intends on pursuing the required federal permits.  
While zoning entitlements are not a pre-requisite for application or condition of approval, the 
Amazon representative stated they intend to first vet the project with the City and secure local land 
use approvals, which will allow them to move more confidently through the federal permitting 
processes, which they anticipate will take 6 – 12 months. 
 
To obtain FAA approval to operate in airspace, Amazon will complete an environmental 
assessment (EA) under the National Environmental Policy Act (NEPA), which requires the FAA 
to assess the environmental impacts of proposed operations, including noise. As part of the EA 
process, Amazon will seek feedback from the community.  
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Residents, businesses, and governments can provide feedback during a public comment period 
established during the permitting process. A notice will be published on the Federal Register, and 
mailed directly to nearby residents, providing notification of the proposal and offering an 
opportunity to submit feedback. If there are no negative impacts identified during the EA, the FAA 
will provide a Final Environmental Assessment and Finding of No Significant Impact/Record of 
Decision (FONSI-ROD). 
 
Following federal approvals, Amazon will continue to collaborate with the FAA on the status of 
the drones. If an incident were to occur, the FAA has a defined process for drone operators to 
follow in reporting issues. Amazon will also work with the FAA’s Flight Standards District Offices 
to identify airspace where they can safely operate and areas that they are not allowed to operate in, 
which will be designated as no-fly zones (NFZ). This could potentially include hospitals and other 
critical infrastructure. 
 
Correspondence:  As of this date, staff has received one (1) letter in opposition to the request.    
 
Motion: The Commission will be making a recommendation to the City Council regarding this 

request. The Commission may approve the request as presented; add, amend, or delete 
the requested modifications; or recommend denial of the request. 

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

 
1) The subject site shall be zoned PD Planned Development District for the I-M(1) 

Industrial District and shall be used and developed in substantial conformance with 
the Concept Plan attached hereto as Exhibit “B”, the Parking and On-Site 
Circulation Plan attached as Exhibit “C”, the Landscape Plan attached as Exhibit 
“D”, the Building Elevations attached hereto as Exhibits “E-1” through “E-5”, and 
in accordance with the requirements of the I-M(1) Industrial District zoning 
regulations, except as otherwise provided in the Development Standards, attached 
hereto as Exhibit “F. 
 

2) The Distribution Center may include a Commercial Delivery Hub for the purposes 
of conducting commercial drone delivery. A Commercial Delivery Hub is any 
building, structure, or area of land designed and set aside to support Commercial 
Delivery Drone operations, including but not limited to takeoff, landing, 
maintenance, storage, or related activities conducted as accessory uses. A 
commercial delivery drone is defined as an unmanned aircraft system (UAS) and its 
associated elements used to conduct commercial package deliveries under 
applicable Federal Aviation Administration regulations and authorizations. 
 

i) The  Commercial Delivery Hub shall be limited to no more than 10,000 square feet 
with no more than four (4) launch and delivery pads. 





Concept Plan - Exhibit B

Site Plan Notes:
Traffic calming devices shown as conceptual
and to be reviewed by Fire Marshal.
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“Exhibit F” 

ZF 25-04 - Development Standards 

 

1. Base Zoning District:  PD Planned Development for the I-M(1) Industrial District.  The 

Property shall be developed and used in substantial conformance with the Concept Plan 

attached hereto as Exhibit “B”, the Building Elevations attached hereto as Exhibits “E-1” 

through “E-5”, the Parking and On-Site Circulation Plan attached as Exhibit “C”, the 

Landscape Plan attached as Exhibit “D”, and in accordance with the requirements of the I-

M(1) Industrial District zoning regulations, except as otherwise provided herein: 

 

a. For the purposes of this Planned Development District, a distribution center shall 

have the respective meaning: 

 

i. Distribution Center means a building or facility used for the storage and 

distribution of items/products, which may include (a) receiving, storing, 

assembling, shipping, distributing, preparing, and selling items/products 

and serving as a pick-up/drop-off location for products, materials, food, 

grocery and liquor items; (b) the parking, storage, incidental mobile 

maintenance, washing, and fueling of automobiles, trucks, machinery and 

trailers, including indoor and outdoor loading, unloading and parking; (c) 

warehouse and office use; (d) using, handling or storing materials in the 

ordinary course of business, including any packaged merchandise to be 

sold, handled, and/or held for shipment to customers; (e) installing and 

operating rooftop equipment such as satellite dishes, cellular antenna, and 

renewable energy systems, including solar energy systems and related 

equipment; (f) installing and operating battery storage systems for electric 

vehicles; (g) installing and operating, on a temporary and as-needed basis 

only, electrical generators; and (h) ancillary and related uses for any of the 

foregoing, all on a twenty-four-hour, seven-days-per-week, fifty-two-

weeks-per-year basis.   

 

b. The Distribution Center may include a Commercial Delivery Hub for the purposes 

of conducting commercial drone delivery. A Commercial Delivery Hub is any 

building, structure, or area of land designed and set aside to support Commercial 

Delivery Drone operations, including but not limited to takeoff, landing, 

maintenance, storage, or related activities conducted as accessory uses. A 

commercial delivery drone is defined as an unmanned aircraft system (UAS) and 

its associated elements used to conduct commercial package deliveries under 

applicable Federal Aviation Administration regulations and authorizations. 

 

i. The CDH shall be limited to no more than 10,000 square feet and include 

no more than four (4) launch and landing pads.  

 

c.  The City Manager or designee shall have the authority to approve a request for 

minor modifications to the development plans that: 

 

i. Do not materially change the circulation and building location on the site; 
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iii. Do not increase the building coverage, floor area ratio; or 

 

iv. Do not substantially changes the access or circulation on or adjacent to the 

Property as depicted on Exhibit “C”. 

 

c. Maximum Building Height: Fifty (50) feet, including height of parapet wall.   

 

d. The developer and/or property owner shall be required to escrow all funding for the 

installation of a traffic signal for the intersection of Shiloh Road and Breckinridge 

Boulevard on or before January 31, 2021. 

 

e. Site ingress and egress shall be in conformance with the Parking and On-Site 

Circulation Plan attached hereto as Exhibit “C” and all points of ingress and egress 

shall be signed accordingly. 

 

f. No fuel tanks shall be permitted on the Property.  Vehicles will be fueled with a 

mobile fuel truck.   

 

g. Incidental mobile maintenance consists of an after-hours program to provide 

standard preventative maintenance on-site.  More intensive vehicle maintenance 

shall not be permitted on the Property. 

 

h. Landscaping shall be installed and maintained in substantial conformance with the 

Landscape Plan attached hereto as Exhibit “D”. 

 

 



QTX1_STX8_Prime Air - Operational 
Narrative for Planned Development 
Amendment  
 

 

 

Operational Narrative: 

Amazon is seeking approval from the City of Richardson to launch Prime Air from the STX8 

fulfillment center located at 3051 Research Dr, Richardson, TX 75082. Prime Air is Amazon’s 

drone delivery service, which is currently operational in Tolleson, Arizona and College Station, 

Texas. Since launching in 2022, we’ve safely delivered thousands of packages to customers in 

60 minutes or less using a fleet of electric drones designed, built, and operated by 

Amazon. Customers within the service area of STX8 who are interested in drone delivery will 

have an opportunity to onboard virtually through their existing Amazon account to understand 

if their delivery addresses are eligible. This is an optional service and customers not interested 

in drone delivery will still have their orders delivered in the manner they currently do.  

 

To launch Prime Air from our STX8 fulfillment center, Amazon will need to construct a Prime Air 

Drone Delivery Center (PADDC) within the property boundaries. The PADDC is a gated area 

where drones are stored, deployed for deliveries, and maintained for operations outside of the 

fulfillment center. The PADDC is approximately 9,100 square feet of fenced-in space located in 

proximity to the fulfillment center that includes landing circles and two modular units. The 

modular units include a unit for battery charging and storage and another for maintenance, 

operations, and storing of the drones. We anticipate the PADDC to consume (0) existing parking 

spots on our site. 

 

Completed customer orders will be fulfilled inside the STX8 sub same day fulfillment center. 

Once completed orders are packaged for Prime Air drone delivery, Amazon associates will place 

the customer orders on a moveable cart that will be transported from inside STX8 to the Prime 

Air Drone Delivery Center (PADDC). The package will be handed to an Amazon associate with 

specific training who will load a Prime Air drone with a single customer order. Prime Air drone 

deliveries allow for one order per flight. 

 

When the service is available at STX8, eligible customers can order from the Amazon webpage 

or app and request a delivery via drone if available for the selected item. Once the order is 

placed, the item is retrieved by an employee in the STX8 fulfillment center and loaded into a 

drone. The drone will then take-off vertically and transition into forward flight along a pre-

defined flight path to the customer’s home. After completing delivery, the drone returns back 

to the PADDC and lands back on a landing pad. The brand-new MK30 drone underwent rigorous 



testing to ensure it meets or exceeds the Federal Aviation Administration’s (FAA) high bar for 

regulatory approval, which Amazon received in October 2024. The approval included the ability 

to fly beyond visual line of sight using Prime Air’s sophisticated on-board detect and avoid 

systems, which allow the drone to identify and avoid objects such as aircraft, cranes, temporary 

structures, and other items to ensure the safety of people, pets, and property. 

 

Amazon is working in alignment with the FAA to secure all required federal approvals to ensure 

our drone can operate within the airspace over your community and within the region. We will 

also seek feedback from your community to ensure we align federal and local engagement as 

part of the process. We understand the importance of ensuring Prime Air operations do not 

interfere with mission critical or essential assets in the community such as police and fire 

departments, hospitals, schools, and other locations. Our airspace teams work diligently with 

the FAA and the community to ensure our Prime Air operations serve customers while 

integrating seamlessly into the existing airspace. 

 

Amazon, and our construction partners at Stantec, are available to provide additional 

information if requested. 
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Notice of Public Hearing 
City Plan Commission  

 

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

 

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

PD PLANNED DEVELOPMENT AMENDMENT 

File No.: ZF 25-04  Amazon Prime Air 

Applicant: Amazon 

Location: (See map on reverse side) 

Request: Consider and act on a request to amend a PD Planned Development 
on 33.36 acres located at 3051 Research Drive, at the southeast corner 
of Shiloh Road and Breckinridge Boulevard currently zoned PD Planned 
Development for the I-M(1) Industrial District with Development 
Regulations to accommodate an outdoor drone delivery distribution 
center.  Owner: Lit Industrial Limited Partnership LLC. Staff: Derica 
Peters 

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

TUESDAY, MARCH 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 25-04 

Posted and Mailed prior to: March 7, 2025 

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




1 BOEING NORTH AMERICAN INC % 
THE BOEING CO #3701006004 
C/O MARVIN F. POER & COMPANY, 
SPS RE 
PO BOX 52427 
ATLANTA, GA 30355-0427 

2 POT BIG SKY RICHARDSON LLC 
4849 GREENVILLE AVE STE 1270 
DALLAS, TX 75206-4130 

3 HARMAN FINANCIAL GROUP LLC 
3000 RESEARCH DR 
RICHARDSON, TX 75082-3546 

4 BRECKENRIDGE PROPERTIES LP 
3201 GEORGE BUSH HWY STE 101 
RICHARDSON, TX 75082-3565 

5 LOWEN SHILOH LP 
1920 ENCHANTED WAY STE 200 
GRAPEVINE, TX 76051-1029 

6 HHRE RICHARDSON MOB LLC 
ATTN JEFF ANDERSON 
5550 W EXECUTIVE DR STE 550 
TAMPA, FL 33609-1009 

7 ROCKWELL COLLINS INC 
MAIL STOP 124-318 
400 COLLINS RD NE 
CEDAR RAPIDS, IA 52498-0505 

8 HIG/DSP RICHARDSON OWNER 
LLC 
C/O DAYTON STREET PARTNERS 
ATTN: H WEDREN & M SHACK 
350 W HUBBARD ST STE 605 
CHICAGO, IL 60654-6974 

9 3300 RENNER PROPERTY COMANY LLC 
C/O APEX CAPITAL INVESTMENT CO 
ATTN: JOHN GAGHAN 
1515 MARKET ST STE 804 
PHILADELPHIA, PA 19102-1914 

10 RCC RESEARCH NORTH LLC 
4407 N BELTWOOD PKWY STE 106 
DALLAS, TX 75244-3246 

11 RCC RESEARCH NORTH LLC 
4407 N BELTWOOD PKWY STE 106 
DALLAS, TX 75244-3246 

12 WSRE CP SHILOH OWNER L P 
C/O WALTON STREET CAPITAL LLC  
ATTN: TOM JAEGER 
900 N MICHIGAN AVE STE 1900 
CHICAGO, IL 60611-6536 

13 LIT INDUSTRIAL LIMITED 
PARTNERSHIP 
C/O CLARION PARTNERS 
2323 VICTORY AVE STE 1500 
DALLAS, TX 75219-7657 

14 3200 HOLDINGS LLC 
2505 MERRITT DR 
GARLAND, TX 75041-6158 

  

 AMAZON 
% SAMUEL BAILEY 
1515 WYNKOOP ST, STE 500 
DENVER, CO 80202 

 LIT INDUTSRIAL LTD 
PARTNERSHIP 
% COURTNEY PHELPS 
2323 VICTORY AVE, STE 1500 
DALLAS, TX 75219 

 ZF 25-04 

      

      

      

      



Kathryn Nguyen 

ZF 25-04
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Point North Residence 

 



ZONING FILE 25-05 
 
Attachments: 
 
1. Staff Report 
 
2. Zoning/Aerial Map 

 
3. Proposed Development Standards (Exhibit “B”) 

 
4. Proposed Concept Plan (Exhibit “C”) 

 
5. Proposed Concept Elevations (Exhibit “D-1”) 

 
6. Proposed Concept Floor Plan (Exhibit “D-2”) 

 
7. Approved Conditional Letter of Map Revision (CLOMR) 

 
8. Applicant’s Statement 
 
9. Notice of Public Hearing 
 
10. Notification List 
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TO: City Plan Commission 
 

FROM: Andrew Bogda, AICP, Assistant Director of Development Services - Planning AB 
 
DATE: March 18, 2025 
 
RE: Zoning File 25-05: 1025 Point North Pkwy. 
 

REQUEST 
 
Approval of a request to change the zoning on approximately 2 acres east of Synergy Park 
Boulevard, on the south side of Point North Parkway, from R-2000-M Residential District with 
Special Conditions to PD Planned Development District for R-2000-M Residential to allow the 
construction of one (1) single-family dwelling. 
 

APPLICANT/ PROPERTY OWNER 
 
Dennis Collins of Four Collins Group Corp. 
 

EXISTING DEVELOPMENT 
 
The property is approximately 2.0028 acres and is currently undeveloped. 
 

ADJACENT ROADWAYS 
 
Point North Parkway: Two-lane undivided local road (no traffic count data available) 
 

SURROUNDING LAND USE AND ZONING 
 
North:  Vacant land; PD for A-950-M uses (across Point North Parkway) 
South:  Golf course; R-2000-M with Special Conditions 
East:  Single Family Residential; R-1800-M 
West:  Single Family Residential; R-1500-M 
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FUTURE LAND USE PLAN 
 
Parks and Open Space 
The Envision Richardson Comprehensive Plan designates this area 
as part of the Parks and Open Space PlaceType, which allows for 
public and private open space as a primary use and 
public/institutional facilities and utilities as secondary uses. The 
property is adjacent to the Neighborhood Residential PlaceType, 
which allows Single-Family Detached Residential as a primary use. 
 
 

EXISTING ZONING 
 
R-2000-M Residential District with Special Conditions. 
 

TRAFFIC/INFRASTRUCTURE IMPACTS 
 
The proposed single-family residence will not have a significant impact on the surrounding 
roadway system or the existing utilities in the area.  
 

STAFF COMMENTS 
 
Background 
The 2-acre subject property is currently vacant land and was originally intended to be open space 
and part of the Canyon Creek Country Club. As this property was previously part of the larger 
country club tract, the current zoning for the property, approved in 1977, includes Special 
Conditions limiting the use of the property to a country club. In 1987, the 2-acre subject property, 
most of which is separated from the rest of country club tract by Prairie Creek, was given to 
Richardson ISD. The school district never utilized the property, and, in 2017, the property was 
sold to the current owner. 
 
Request 
The applicant is seeking approval of a PD Planned Development District following many of the 
R-2000-M Residential District standards of the City’s Comprehensive Zoning Ordinance with a 
few modified development regulations. As depicted in the Concept Plan (Exhibit “C”), the 
proposed development will include one (1) single-family residence oriented along Point North 
Parkway, with an extensive area of floodplain to be preserved on the rear and east sides of the 
property.  
 
Proposed Development Standards 
In addition to allowing the property to be developed for a single-family residence, as part of their 
request, the applicant is also seeking a 10’ reduction from the minimum front yard setback 
requirement typically applied to R-2000-M zoning due to the large area of floodplain significantly 
reducing the depth of developable property. In addition, the applicant is providing for some 
increased development standards above what the City would typically require in the R-2000-M 
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zoning district. The proposed development standards are described in the table below with the 
deviations italicized: 
 

 Typical R-2000-M 
Zoning Requirements 

Proposed Planned 
Development 
Requirements 

Minimum Lot Area 14,000 sq. ft. 87,120 sq. ft. (2 ac.) 
Minimum Unit Size 2,000 sq. ft 2,000 sq. ft. 

Building Height 

2 stories, w/ max. of 
25’ for first story and 

15’ for the second 
story (40 ft.) 

2 stories, w/ max. of 
25’ for first story and 

15’ for the second 
story (40 ft.) 

Minimum Lot Width 100 ft. 100 ft. 
Minimum Lot Depth 125 ft. 125 ft. 

Maximum Lot 
Coverage 45% 45% 

Minimum Front 
Setback 30 ft. 20 ft. 

Minimum Side 
Setback 15 ft. 15 ft. 

Minimum Rear 
Setback 15 ft. 15 ft. 

Parking 2 off-street, enclosed 
parking spaces 

2 off-street, enclosed 
parking spaces; swing 

or side-entry 
garage(s) only 

 
As shown on the Concept Plan (Exhibit “C”), the size of the residence is proposed to include 5,377 
sq. ft. of air-conditioned space, far exceeding the typical minimum unit size of 2,000 sq. ft. The 
residence will also include 1,000 sq. ft. of garage space, a 909 sq. ft. porch, and a 576 sq. ft. second-
story observation deck. In addition, the side and rear yards will be far exceeded due to the large 
floodplain on the sides and rear of the property. 
 
The applicant proposes a circular, U-shaped driveway with single entry and exit points on Point 
North Parkway, subject to City design requirements. In addition, a masonry fence and gate are 
proposed along the front building line. The applicant has committed to providing queuing space in 
front of the gate large enough to accommodate at least three (3) stacked vehicles in order to 
accommodate off-street resident queuing as well as parking for visitors and delivery and 
maintenance services. 
 
The following special requirements are also proposed: 
• Sidewalks: The existing sidewalk along Point North Parkway meets the City’s residential 

standard of four (4) feet in width and is allowed to remain in its current configuration, with 
any necessary repairs to be completed by the developer during construction. 

• Landscaping: Providing raised planter boxes along a minimum of 25% of the length of the 
front building façade.  
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• Property Maintenance: Specifying that the property owner will be responsible for the 
maintenance of the entirety of the property and adherence to all applicable regulations related 
to Prairie Creek and the associated floodplain. 

• Retaining Wall: Constructing a retaining wall composed of stone, gabion, split-face concrete 
masonry units (CMU), or textured/decorative concrete at the location specified on the Concept 
Plan (Exhibit “C”) and designed as generally depicted on the Elevations (Exhibit “D”). 

• Fencing:  
o All fencing, with the exception of the fencing along the front building line and east side of 

the property shall be at least 50% transparent, composed of decorative metal, and limited 
to a height of 6 ft. 

o Fencing along the east side of the property shall be allowed to be solid wood up to a 
maximum height of 6 ft. 

o Fencing along the front building line shall be allowed to be masonry, shall match or 
complement the front façade of the residence, and may vary/taper in height with a 
maximum height of 10 ft. 

o No fencing shall extend forward of the 20-foot front building line. 
o All balcony railing shall have at least 50% transparency and constructed of decorative 

metal, glass, Plexi-glass, or other approved material. 
 
Elevations and Architecture 
Conceptual Elevations for the proposed residence are provided in Exhibit “D” and show a modern 
single-story residence, with some projecting elements, including an observation deck and 
chimneys, as well as a mix of flat and lean-to roof designs. The development standards include a 
commitment to the typical masonry material requirements, with the exception of second-story 
façades and rear- and side-facing facades. In addition, the development standards include 
horizontal and vertical articulation requirements, which may be expressed by changes in building 
plane, providing windows to break up expanses of blank wall, changes in roofline, building height 
variations, chimneys and projecting elements, changes in material, or changes in color. 
 
Floodplain Considerations 
Prairie Creek is located along the southern portion of the property, with approximately 80% of the 
property located in the floodplain. In order to grade the property and remove a sufficient amount 
of the property to develop it, the creek and floodplain will need to be altered, which will include 
grading work, modifications to the channel, and construction of a retaining wall. 
 
Prior to making their zoning request, the applicant conducted a flood study as required by the City. 
The applicant hired an engineering consultant to survey the area and use that data to update the 
existing hydraulic model provided by the Federal Emergency Management Agency (FEMA). 
Based on the survey data, the consultant added new cross sections of the creek, which added more 
detail and refined the model of the creek in the subject area. The revised model was then altered 
to include the proposed modifications to the channel to facilitate the proposed building pad. These 
proposed modifications will include regrading and flattening the existing high bank on the north 
side of the creek from the normal water’s edge for approximately sixty feet (60’) to the north to a 
proposed eight-foot-(8’)-tall retaining wall; this will allow for the construction of the retaining 
wall and the fill necessary for the residential pad site. After review by the City’s floodplain 
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administrator and development engineering staff, the modeling was approved by the City and sent 
to FEMA for final review. 
 
After addressing review comments from FEMA, a final resubmittal was made and FEMA agreed 
with the model, stating “the proposed project meets the minimum floodplain management criteria 
of the NFIP” (National Flood Insurance Program) and issued a Conditional Letter of Map Revision 
(CLOMR). This authorizes the owner to proceed with the alternation of the channel once all local 
permits are acquired.  A copy of the CLOMR is attached to this report. After the completion of the 
proposed regrading of the channel, the new grades will be verified and submitted to FEMA, who 
at that time will issue a Letter of Map Revision (LOMR), which will change the mapping of the 
floodplain in this area. 
 
Separate from the zoning change, the applicant is also requesting a variance from Chapter 9-42 of 
the City’s Code of Ordinances, which prohibits the alteration or channelization of Rowlett Creek 
and its major tributaries (including Prairie Creek), including altering the creek from its natural 
state, except as required for safety and public welfare. As previously noted, alterations are needed 
in order to allow the development of the portion of the property as shown on the Concept Plan 
(Exhibit “C”). The applicant will be requesting this variance from City Council as a matter separate 
from, but concurrent with, the zoning change request. 
 
Correspondence:  To 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 accept the applicant’s request as presented, the motion should include 
the following:  
 
1. The subject property shall be zoned PD Planned Development District for the R-

2000-M Residential District and developed in accordance with the Development 
Standards (Exhibit “B”), Concept Plan (Exhibit “C”), and Elevations (Exhibit “D”). 

 





1025 Point North Pkwy. 
Development Regulations 

Exhibit “B” 
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A. Base Zoning District: The subject property shall be developed in accordance with the R-

2000-M Residential Zoning District Regulations, except as otherwise provided herein, and 

in general conformance with the Concept Plan attached as Exhibit “C” and Conceptual 

Elevations attached as Exhibit “D”. 

1. Building Regulations: 

a. Minimum dwelling unit size: 2,000 square feet (exclusive of garage floor 

area and breezeways) 

b. Type of materials: All buildings shall be constructed in accordance with 

Article IV-A (R-2000-M Residential District Regulations) and Article 

XXII-F (Residential Exterior Construction Standards) of the City of 

Richardson Comprehensive Zoning Ordinance with the following 

exception: 

i. All second-story façades and rear and side-facing façades are not 

subject to masonry material requirements. 

c. Architecture: The building architecture shall generally be consistent with 

the Conceptual Elevations provided in “Exhibit “D”, which indicate the 

general character of the proposed residence.  The building shall provide 

horizontal and vertical articulation, which may be expressed by a change 

in building plane, stepping portions of façades in and out, providing 

windows to break up expanses of blank wall, changes in roofline, building 

height variations, chimneys and other projecting elements, changes in 

material, or changes in color. 



1025 Point North Pkwy. 
Development Regulations 

Exhibit “B” 
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2. Density: 

a.  The maximum number of dwelling units shall be one (1). 

3. Height Regulations: 

a.  The maximum building height shall be two (2) stories, with a maximum 

height of 25’ for the first story and 15’ for the second story. 

4. Area Regulations: 
 

a. Minimum lot area: 87,120 square feet (2 acres) 

b. Minimum lot width: 100 feet 

c. Minimum lot depth: 125 feet 

d. Maximum lot coverage: 45 percent 

e. Minimum front yard setback: 20 feet 

f. Minimum rear yard setback: 25 feet 

g. Minimum side yard setback: 15 feet 

h. All exceptions to the setback requirements shall be in accordance with the 

R-2000-M Residential Zoning District Regulations. 

5. Parking and access regulations: 

a. A minimum of two (2) off-street parking spaces, accessible from a driveway 

constructed of an approved parking surface, shall be provided on the lot in 

an enclosed parking structure behind the front building line to accommodate 

at least two (2) motor vehicles.  All-garage entry orientations shall be swing 

or side-entry in which garage doors do not directly face the street. 



1025 Point North Pkwy. 
Development Regulations 

Exhibit “B” 
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b. Adequate paved area must be provided for maneuvering of the vehicles in 

and out of the enclosed garage structure. 

c. The garage and a portion of the driveway may be gated as shown on 

“Exhibit C”, the Concept Plan.  The gate shall be located behind the front 

building setback and meet all requirements for emergency access.  Queuing 

space large enough to accommodate at least three (3) stacked vehicles on 

an approved surface in front of the gate shall be provided to accommodate 

resident queuing as well as parking for visitors and delivery and 

maintenance services. 

d. A U-shaped driveway with one (1) entry point and one (1) exit point onto 

Point North Parkway shall be allowed as generally shown on “Exhibit C”, 

the Concept Plan, and subject to City requirements regarding access point 

locations and engineering design standards. 

e. Carports are prohibited. 

 
B. Special Requirements: 

 
1. Sidewalks: The existing sidewalk along Point North Parkway shall remain in its 

current configuration.  Any repairs to the sidewalk that are required along the 

frontage of the property shall be completed by the developer during the time of 

construction. 

2. Landscaping:  

a. Four-(4)-foot-tall, raised planter boxes/beds with landscaping (to include 

any combination of shrubs, grasses, or groundcover) shall be provided along 
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a minimum of twenty-five percent (25%) of the length of the front building 

façade. 

3. Property Maintenance: The property owner is responsible for the maintenance of 

the entirety of the property and shall adhere to all applicable federal, state, and local 

regulations related to Prairie Creek and the associated floodplain. 

4. Retaining Wall: A retaining wall composed of stone, gabion, split-face concrete 

masonry units (CMU), or textured/decorative concrete shall be constructed by the 

developer at the general location identified on the Concept Plan (“Exhibit C”), 

designed as generally depicted on the Elevations (“Exhibit “D”), and designed and 

constructed in accordance with the City’s engineering design standards. 

5. Fencing: 

a. All fencing, with the exception of fencing along the front building line and 

the east side of the property, shall have at least fifty percent (50%) 

transparency, constructed of decorative metal or other material approved by 

the City Manager or their designee, and limited to a maximum height of six 

(6) feet. 

b. Fencing along the east side of the property shall be allowed to be solid wood 

(or other material approved by the City Manager or their designee) and 

limited to a maximum height of six (6) feet. 

c. Fencing along the front building line shall be allowed to be masonry (or 

other material approved by the City Manager or their designee) and shall be 

allowed to vary/taper in height, with a maximum height of ten (10) feet.  
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Fencing along the front building line shall be designed to match or be 

complementary with the front façade of the residence. 

d. No fencing shall extend forward of the 20’ front building line along Point 

North Parkway. 

e. All balcony railings shall have at least fifty percent (50%) transparency and 

constructed of decorative metal, glass, Plexi-glass, or other material 

approved by the City Manager or their designee. 
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CERTIFIED MAIL 
RETURN RECEIPT REQUESTED 

The Honorable Bob Dubey 
Mayor, City of Richardson 
P. O. Box 830309 
Richardson, TX  75083 

Dear Mayor Dubey: 

Washington, D.C. 20472 
Federal Emergency Management Agency

IN REPLY REFER TO: 
Case No.: 25-06-0093R

Community Name: City of Richardson, TX 
Community No.:  480184 

104 

We are providing our comments with the enclosed Conditional Letter of Map Revision (CLOMR) on a proposed 
project within your community that, if constructed as proposed, could revise the effective Flood Insurance Study (FIS) 
report and Flood Insurance Rate Map (FIRM) for your community.  

Hamilton Dallagasperina, P.E., CFM 
Senior Engineer 
City of Richardson 

Thomas Caffarel, P.E., CFM 
Principal - Engineering Services Manager 
Cardinal Strategies Engineering Services, LLC 

If you have any questions regarding the floodplain management regulations for your community, the National Flood 
Insurance Program (NFIP) in general, or technical questions regarding this CLOMR, please contact the Director, 
Mitigation Division of the Federal Emergency Management Agency (FEMA) Regional Office in Denton, Texas, at 
(940) 898-5127, or the FEMA Mapping and Insurance eXchange (FMIX) toll free at 1-877-336-2627 (1-877-FEMA
MAP).  Additional information about the NFIP is available on our website at https://www.fema.gov/flood-insurance.

Conditional Letter of Map Revision Comment Document 

cc: 

Sincerely, 

Patrick “Rick” F. Sacbibit, P.E 
Chief, Engineering Services Branch 
Risk Management Directorate | Resilience 

Enclosure: 

January 21, 2025
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Mr. Dennis Collins 
3101 W. FM 544 

Wylie, TX 75098 

Re: CLOMR – Prairie Creek 
Project Name – 1025 Point North Pkwy, Richardson, TX 

Dear Mr. Collins: 

Enclosed herewith is the Conditional Letter of Map Revision (CLOMR) report for Prairie 
Creek to support the proposed improvements at 1025 Point North Pkwy property. This 
report includes hydraulic modeling and results for the existing and proposed 
conditions under the existing flows. 

Should you have any questions or concerns, please do not hesitate to contact me at 
(817) 721-6405 to discuss any items related to this Report. 

 

Sincerely, 

 

Thomas Caffarel, P.E. CFM 
Principal, Engineering Services Manager 
Cardinal Strategies Engineering Services, LLC 
TBPE Firm Registration No. F-11976 
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1.0 Project Description 

1.1 Purpose 
The purpose of this submittal is to outline the intent to revise the Special Flood Hazard 
Area, area inundated by the base (1-percent-annual chance) flood and to reflect the 
placement of fill for the proposed development. This study will indicate whether the 
fill placed on property is adverse to the water surface elevations (WSELs) of the Prairie 
Creek under existing flows. It’s important to note that excavation are proposed within 
the FEMA designated floodway and therefore will be subject to no rise (0.00) ft in 100-
year WSELs. 

1.2 Site Location and Proposed Improvements 
The property is situated on the Point North Parkway in the City of Richardson. The site 
is specifically located at 1025 Point North Parkway, on the left overbank of Prairie 
Creek. The total lot area is 2 acres, the location can be seen in Figure 1. 

1.3 FEMA Flood Insurance Rate Map  
The majority of project site and Prairie Creek is currently mapped within FEMA Special 
Hazard Area, designated Zone AE with floodway on the Flood Insurance Rate Map 
(FIRM) 48113C0205K dated July 7, 2014, as shown in Figure 2.  

1.4  Data Collection 
Data obtained in support of the flood study includes but not limited to the following: 

• Texas Natural Resources Information System (TNRIS) 1m Lidar dated 2009. 
• LOMR 17-06-1790P models for Prairie Creek effective 02/22/2018. 
• Topographic survey by Macatee Engineering dated January 2024. 
• Proposed grading plan by Macatee Engineering dated February 2024. 

The horizontal datum utilized for the project is the NAD83 Texas State Plane North 
Central Zone FIPS 4202. The vertical datum is NAVD88. 
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2.0 Hydraulic Analysis 
The 2018 LOMR model is used as the regular basis for hydraulic analysis. This model 
was performed in HEC-RAS version 4.1.0. The following sections will provide more 
detail for both the Pre-Project and Post-Project analysis. 

2.1 Flows Data 
The FEMA Effective model utilized FEMA Effective multiple profiles. These flows with 
the corresponding flow change locations are provided below in Table 1. The 
downstream boundary condition uses normal depth of 0.002 ft/ft for all profiles. No 
modifications were made to the effective hydrologic models for this CLOMR. 

Table 1 – Multiple Profiles and Fully-Developed Peak Discharges. 

Cross-
Section 

10-YEAR 
(cfs) 

50-YEAR 
(cfs) 

100-YEAR 
(cfs) 

500-YEAR 
(cfs) 

21674 4400 7400 8600 11200 

19753 4400 6800 8100 11600 

19297 4400 7000 8300 11900 

17738 4400 7200 8600 12200 

16236 4400 7300 8700 12400 

15067 4400 7300 8700 12500 

13846 4500 7400 8900 12800 

13452 4500 7500 9000 13000 

12191 4600 7800 9500 13700 

10446 4800 8200 9900 14600 

8758 4800 8200 9900 14600 

8234 4700 8100 9900 14700 

6267 4800 8200 10100 15100 

4226 5100 8600 10600 15800 
 

2.2 Pre-Project Condition 
The FEMA Effective model is used as the basis for creating a Pre-Project condition. The 
Pre-Project model added six XSs 19209, 19138, 19099, 18967, 18901 and 18775, while 
removing one existing cross-section 19246. Cross sections were cut with the on-site 
topographic survey data and TNRIS 2009 LiDAR data offsite. Manning’s N coefficients 
match with the FEMA Effective model and existing condition of the site. Table 2 shows 
the 100-YR water surface elevation (WSEL) comparison of the Effective model and Pre-
Project model under existing conditions. 
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Table 2 – Effective vs Pre-Project – 100YR Existing WSEL Comparison 

Cross-
Section 

Effective  
WSEL (ft) 

Pre-Project 
WSEL (ft) 

Difference 
(ft) 

19927 656.06 656.06 0.00 
19869 656.02 656.03 0.01 
19753 655.90 655.90 0.00 
19727 Union Pacific Railroad 
19659 650.79 650.79 0.00 
19479 650.60 650.61 0.01 
19345 650.09 650.09 0.00 
19317 Point North Parkway Bridge 
19297 646.86 648.38 1.52 
19246 646.84 - - 
19209 - 646.87 - 
19138 - 646.63 - 
19099 - 646.62 - 
18967 - 645.83 - 
18901 - 645.74 - 
18775 - 645.93 - 
18651 645.88 645.88 0.00 
18375 644.81 646.89 0.00 
17738 643.23 646.58 0.00 

 

The Pre-Project model has introduced several new cross sections, resulting in 
increases in WSEL upstream under existing and fully-developed conditions. The 
maximum rise is approximately 1.5 ft downstream of the Point North Parkway Bridge 
due to the addition of ineffective areas in XS 19209 and 19138. The ineffective areas 
extend further downstream at XS 19138 due to the skewed culverts and appear to 
block conveyance on the left overbank. Figure 5 shows the as-built plan of the Point 
North Parkway crossing provided by the City Engineer, outlining ineffective flow areas 
due to the skewed channel. The ineffective areas were set at a 2:1 ratio and made to 
bend with the stream centerline. Although the maximum change is 1.5 ft, this change 
immediately dissipates upstream of culverts and the updated floodplain mapping 
does not affect any property owners. 

2.3 Post-Project Condition 
The Pre-Project geometry is used as the starting point for the Proposed condition. The 
Post-Project geometry updates the proposed fill on XS 19209 - 18901 to match the 
grading plan provided by Macatee Engineering. The reclaimed floodplain area will be 
elevated above the Base Flood Elevations (BFE) using 9 to 11 ft tall retaining walls. 
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Tables 3 and 4 compare the 100-YR WSELs and channel velocity of the Pre-Project and 
Post Project under existing conditions. 

Table 3 – Pre-Project vs Post-Project – 100YR Existing WSEL Comparison 

Cross-
Section 

Pre-Project 
WSEL (ft) 

Post-Project 
WSEL (ft) 

Difference 
(ft) 

19659 650.79 650.79 0.00 

19479 650.61 650.61 0.00 

19345 650.09 650.09 0.00 

19317 Point North Parkway Bridge 

19297 648.38 647.79 -0.59 

19209 646.87 646.18 -0.69 

19138 646.63 646.10 -0.53 

19099 646.62 646.12 -0.50 

18967 645.83 645.54 -0.29 

18901 645.74 645.62 -0.12 

18775 645.93 645.93 0.00 

18651 645.88 645.88 0.00 
 

Table 4 – Pre-Project vs Post-Project – 100YR Existing Velocity Comparison 

Cross-
Section 

Pre-Project 
Velocity (fps) 

Post-Project 
Velocity (fps) 

Difference 
(fps) 

19659 6.81 6.81 0.00 

19479 5.69 5.69 0.00 

19345 6.82 6.82 0.00 

19317 Point North Parkway Bridge 

19297 7.36 7.90 0.54 

19209 10.60 10.54 -0.06 

19138 10.45 9.16 -1.29 

19099 9.71 7.19 -2.52 

18967 10.51 8.30 -2.21 

18901 9.53 6.94 -2.59 

18775 6.57 6.57 0.00 

18651 5.10 5.10 0.00 
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Table 3 indicates the project development does not cause any adverse impacts to the 
WSELs of Prairie Creek under existing conditions. Therefore, the proposed project 
encroaches upon a regulatory floodway and would not result in increases above 0.00 
foot compared to pre-project conditions.  

Table 4 shows there is no erosive velocity (greater than 8 fps) created because of 
project development. The fill within floodplain does not increase the existing erosive 
velocity.  

2.4 Floodway Analysis 
The model revises floodway encroachments downstream and through the property 
(XS 17738 – XS 19209) based on existing conditions. It is important to note that these 
revised floodway widths will not exceed the effective floodway width and will still 
ensure a positive 1.00 foot or less surcharges. Table 5 shows the Effective and Pre-
Project floodway encroachments. Table 6 indicates the Effective and Pre-Project 
floodway elevations comparison. 

Table 5 – Effective vs Pre-Project – Floodway Encroachments. 

Cross-
Section 

Effective 
Encroachments 

Pre-Project 
Encroachments 

Left Right Left Right 

19659 725.00 840.00 725.00 840.00 

19479 613.00 800.48 613.00 800.48 

19345 600.98 730.17 600.98 730.17 

19317 Point North Parkway Bridge 

19297 524.72 672.49 524.72 672.49 

19246 650.00 771.78 - - 

19209 - - 227.70 312.73 

19138 - - 132.00 214.00 

19099 - - 107.00 188.57 

18967 - - 77.00 157.56 

18901 - - 79.00 176.00 

18775 - - 105.00 237.6 

18651 241.1 455.22 240.00 418.00 

18375 518.67 680.1 545.00 650.00 

17738 555.00 727.74 575.00 718.00 
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Table 6 – Effective and Pre-Project – 100YR and Floodway WSELs Comparison. 

Cross-
Section 

Effective WSELs (ft) Pre-Project WSELs 

100YR Floodway Difference 100YR Floodway Difference 

19659 650.79 650.79 0.00 650.79 650.95 0.16 

19479 650.60 650.60 0.00 650.61 650.77 0.16 

19345 650.09 650.09 0.00 650.09 650.28 0.19 

19317 Point North Parkway Bridge 

19297 646.86 646.87 0.01 648.38 648.96 0.60 

19246 646.84 646.82 -0.02 - - - 

19209 - - - 646.87 647.74 0.87 

19138 - - - 646.63 647.45 0.82 

19099 - - - 646.62 646.91 0.29 

18967 - - - 645.83 646.10 0.27 

18901 - - - 645.74 645.78 0.04 

18775 - - - 645.93 646.09 0.16 

18651 645.88 645.97 0.08 645.88 646.28 0.40 

18375 644.81 644.94 0.13 644.81 645.09 0.28 

17738 643.23 643.41 0.17 643.23 643.43 0.20 

17167 641.48 642.12 0.64 641.48 642.12 0.64 

16422 640.69 641.52 0.83 640.69 641.52 0.83 

Table 6 indicates the effective floodway encroachment results in negative surcharge 
in XS 19246. The Pre-Project Floodway shows that revised encroachments do not lead 
to any negative surcharges or surcharges exceeding 1.0’ for any of the cross sections. 
The revised encroachments were also used in the Post-Project floodway run to ensure 
the consistency of floodway encroachment on both models. Table 7 shows the Post-
Project floodway elevations. 
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Table 7 – Post Project 100YR and Floodway WSELs. 

Cross-
Section 

Post-Project WSELs (ft) Difference 
(ft) 100YR Floodway 

19659 650.79 650.79 0.00 

19479 650.61 650.61 0.00 

19345 650.09 650.09 0.00 

19317 Point North Parkway Bridge 

19297 647.79 648.10 0.31 

19209 646.18 646.70 0.52 

19138 646.10 646.61 0.51 

19099 646.12 646.59 0.47 

18967 645.54 646.10 0.56 

18901 645.62 646.17 0.55 

18775 645.93 646.09 0.16 

18651 645.88 646.28 0.40 

18375 644.81 645.09 0.28 

17738 643.23 643.43 0.20 
 

Table 7 shows the development at 1025 Point North Pkwy site do not result in any 
negative surcharges or surcharges exceeding 1.0’ for any of the cross sections. 

2.5 Endangered Species Act Compliance 
FEMA requires documentation of Endangered Species Act (ESA) compliance for a 
proposed project before it will process a LOMR.  According to the FEMA Fact Sheet for 
ESA compliance, private projects must document that the proposed project has no 
potential for “Take”, which is to harass, harm, pursue, hunt, shoot, wound, kill, trap, 
capture, or collect, or to attempt to engage in any such contact, to threatened or 
endangered species.    

An evaluation of endangered and threatened species was performed for the 
McKinney Dodge project and it was determined that there is no potential for “Take”. 
Further documentations are provided in Appendix A. 
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3.0 Conclusion 

The flood study results confirm that the fill placed on the study site has no adverse 
impacts on the 100-year Water Surface Elevation (WSEL) under existing conditions. 
Table 4 shows that no new erosive velocities greater than 8 fps are created as a result 
of the project. Where erosive velocities exceed 8 fps, the proposed development 
ensure no rises in these erosive sections. Furthermore, Section 2.3 shows that the 
proposed project encroaches upon a regulatory floodway and would not result in 
increases above 0.00 foot compared to pre-project conditions.  

The floodway analysis also indicates that the existing floodway encroachments could 
be narrowed. The updated delineation is provided in Figures 3-4 and Appendix C, with 
shapefiles included for reference. All collected data is provided in Appendix A, while 
hydraulic output is available in Appendix B. Appendix C contains the digital models 
and GIS data. 
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2. Variance Chapter 9-42 

4. No alteration or channelization of Rowlett Creek and its major tributaries (Spring 
Creek, Prairie Creek and Beck Branch) except where required for safety and public 
welfare. The drainageway, which includes the floodway, of the creek and its major 
tributaries should be left in a natural state to control erosive velocities, prevent 
excessive downstream discharges and preserve the natural effect of the stream. 

3. 20 Foot Front Building Line 
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Notice of Public Hearing 
City Plan Commission  

 

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

 

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

PD PLANNED DEVELOPMENT 

File No.: ZF 25-05  Point North Residence 

Applicant: Dennis Collins 

Location: (See map on reverse side) 

Request: Consider and act on a request to change the zoning on 2-acres east of 
Synergy Park Boulevard, on the south side of Point North Parkway from 
R-2000-M Residential with Special Conditions to PD Planned 
Development for R-2000-M Residential to allow the construction of one 
(1) single-family dwelling. Owner: Dennis Collins representing Four 
Collins Group Corporation. Staff: Andrew Bogda. 

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

TUESDAY, MARCH 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 25-05 

Posted and Mailed prior to: March 7, 2025 

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




1 RICHARDSON CITY OF 
411 W ARAPAHO RD STE 204 
RICHARDSON, TX 75080 
 

2 KUNKEL BLAKE A 
3217 TAM O SHANTER LN 
RICHARDSON, TX 
750801532 
 

3 FISHER BRADLEY R & NANCY G 
3219 TAM O SHANTER LN 
RICHARDSON, TX 750801532 
 

4 MANDERS KATHRYN MARIE & 
MARK DAVID MANDERS 
3221 TAM O SHANTER LN 
RICHARDSON, TX 750801532 
 

5 FIELDS CHRISTI LYNNE 
3301 TAM O SHANTER LN 
RICHARDSON, TX 
750801533 
 

6 TIMMONS WILLIAM BLAKE & 
SMITH MARY LONG 
3303 TAM O SHANTER LN 
RICHARDSON, TX 750801533 
 

7 ARTZ ZACHARY JOSEPH & 
AMY 
3312 CANYON CREEK DR 
RICHARDSON, TX 750801511 
 

8 SALM CHRISTOPHER M & 
CATHERINE K SALM 
3310 CANYON CREEK DR 
RICHARDSON, TX 
750801511 
 

9 MCCORD W KIRK & BEVERLY B 
3308 CANYON CREEK DR 
RICHARDSON, TX 750801511 
 

10 DUNCAN JOYCE D 
3306 CANYON CREEK DR 
RICHARDSON, TX 750801511 
 

11 ROSSI FAMILY TRUST 
3304 CANYON CREEK DR 
RICHARDSON, TX 
750801511 
 

12 KUNKEL BLAKE A 
3217 TAM O SHANTER LN 
RICHARDSON, TX 750801532 
 

13 SPIRIT REALTY LP 
2727 N HARWOOD ST STE 300 
DALLAS, TX 75201 
 

14 FOUR COLLINS GROUP 
CORP 
% DENNIS COLLINS 
3101 W FM 544 
WYLIE, TX 75098 
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