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TITLE: Conduct a Public Hearing to Consider/Discuss/Act on a Request to Rezone
the Subject Property from “PD” - Planned Development District to “PD” -
Planned Development District, Generally to Modify the Development
Standards and to Allow for a Wedding/Event Venue or Banquet Facility with
Outdoor Uses, Located on the Southwest Corner of Virginia Parkway and
Lake Forest Drive

COUNCIL GOAL: Direction for Strategic and Economic Growth
(1C: Provide a strong city economy by facilitating a balance
between industrial, commercial, residential and open space)

MEETING DATE: November 10, 2020
DEPARTMENT: Development Services - Planning Department

CONTACT: Joe Moss, Planner |
Jennifer Arnold, AICP, Director of Planning

APPROVAL PROCESS: The recommendation of the Planning and Zoning
Commission will be forwarded to the City Council for final action at the December 1,
2020 meeting.

STAFF RECOMMENDATION: Staff recommends approval of the proposed rezoning
request with the following special ordinance provisions:

1. The subject property shall be zoned “PD” - Planned Development District and
shall be subject to the following special ordinance provision:

a. The subject property shall develop in accordance with the attached
development regulations.

APPLICATION SUBMITTAL DATE:  August 10, 2020 (Original Application)
September 4, 2020 (Revised Submittal)
September 28, 2020 (Revised Submittal)



ITEM SUMMARY: The applicant requests to rezone approximately 14.01 acres of land,
generally for retail, office, and event space uses. More specifically, the proposed zoning
will generally allow for office uses and an indoor/outdoor wedding/event venue or
banquet facility on Tract One (12.24 acres) and retail uses on Tract Two (1.77 acres),
as depicted by the proposed zoning exhibit.

A previous rezoning request for this tract was submitted earlier this year to generally
allow for an event/wedding venue with indoor and outdoor components. The original
rezoning request (20-0004Z) was ultimately withdrawn by the applicant in late July, prior
to Council consideration. While the proposed rezoning request is similar to the original
request, the applicant has proposed to modify the following:

The applicant proposes to tie down a layout for the wedding / event venue or
banquet hall use including where outdoor events may take place. It also
indicates that any emergency access from Village drive will be fully gated to help
prevent any overspill parking.

The applicant proposes to increase the limits of the tree protection zone in
certain areas as depicted on the layout exhibit.

The applicant proposes to limit the outdoor uses to wedding / commitment
ceremonies, photography and food service uses only.

The applicant proposes to prohibit the use of speakers and other sound
amplification devices outdoors between 9:00 pm and 8:00 am. Any sound/noise
will be subject to the city’s performance standards.

The applicant proposes to limit outdoor uses to only those that are ancillary to an
indoor event.

The applicant is providing a parking ratio comparable to city standards specific to
the wedding venue / banquet facility use.

EXISTING ZONING AND LAND USES:

Location [Zoning District (Permitted Land Uses) |[Existing Land Use

Subject “PD” Planned Development 1997-05-33 |Undeveloped Land
Property (Office and Retail Uses) “PD” Planned

Development 1997-05-34 (Office Uses)

North “PD” Planned Development 2001-05-063 |7-Eleven, Multi-tenant retail

Retail Uses) “PD” Planned Development |[center, Villages of Lake Forest
1994-09-33 (Single Family Residential ||
Uses)




South “PD” Planned Development 2003-02-015 [Stone Brook Crossing |,
(Single Family Residential Uses) “PD” Enclave at Stonebridge Ranch
Planned Development 1996-11-47
(Single Family Residential Uses)

East “O” Office District (Office Uses) Undeveloped Land

\West “PD” Planned Development 1996-11-47 [Stone Brook Crossing |
(Single Family Residential Uses)

PROPOSED ZONING: The applicant proposes to rezone the subject property
generally for retail, office, and event space uses.

The proposed zoning divides the subject property into two tracts, as depicted on the
attached zoning exhibit. The proposed request is discussed in more detail below:

Tract One (12.24 acres)

o Currently, the portion of the property identified as Tract One is zoned
for office uses. The applicant’s request is to develop in accordance
with the “SO” Suburban Office District, with some modifications to the
permitted uses. As proposed, independent living facilities, hospitals,
museums, libraries, public art galleries, farmers markets, and hotels
would not be permitted on Tract One. However, an indoor
wedding/event venue and/or banquet facility, with up to eight overnight
suites in conjunction with an event rental would be permitted.
Individual overnight suite rentals would not be permitted.

o As proposed, a wedding/event venue or banquet facility (indoor) would
be permitted by right. However, a wedding/event venue or banquet
facility with outdoor uses would only be permitted in accordance with

the following:

= Shall be developed in accordance with the proposed concept

plan;

. Outdoor uses would be limited to wedding/commitment
ceremonies, photography, and food service only;

" When measured at the property line, the sound pressure
level of any outdoor operation or activity shall not exceed 65 dB
(A) for daytime hours and 58 dB(A) at nighttime. Daytime shall
refer to the hours between 6:00 a.m. and 9:00 p.m. on any

given day;

. The using, operating or permitting to be played, used or
operated any sound production or reproduction device, radio,
receiving set, musical instrument, drums, phonograph,
television set, loudspeaker and sound amplifiers or other
machine or device for the producing or reproducing of sound




shall not be permitted between the hours of 9:00 p.m. and 8:00
a.m.; and

Outdoor events shall only be permitted in association with
interior event space rental as an ancillary use.
Independent/individual outdoor events shall not be permitted.

o The applicant is proposing to maintain the space limits currently found

in the existing zoning for the property (PD 97-05-33), with the following
exceptions:

The applicant has requested an increase in maximum building
height from 35 feet to 40 feet. It is important to note that
architectural features, such as domes, ornamental cupolas, and
spires, are generally excluded from the measurement of
building heights, which is outlined in Section 146-129 of the
city’s Zoning Ordinance. As architectural elements, these types
of features do not represent readily accessible or occupied
spaces within a building.

The applicant has also requested that the maximum building
area for any single building be increased from 15,000 square
feet under the current zoning to 38,000 square feet. Given the
size of Tract One (12.24 acres), and location of the site along 2
arterial roadways, Staff has no concerns with an increased
building footprint for a single building.

The applicant has also requested to modify the front yard
setback from 50 feet to 25 feet. While the existing zoning on the
property (PD 97-05-33) requires a 50 foot front yard setback,
the “SO” - Suburban Office Zoning District would typically
require a 20 foot front yard setback. This proposed reduction
should not negatively impact any adjacent property. In fact, this
reduction should help any proposed development pull closer to
Virginia Parkway and remain further away from the adjacent
residential neighborhood to the south.

Where the proposed development regulations are silent, Tract
One will follow the “SO” - Suburban Office District regulations.

The applicant is requesting to create parking standards that are
specific to a wedding/ event venue or banquet facility use. The
request is for one space per 100 square feet of event area, with
service spaces such as kitchens, storage areas, and office
being parked at one space per every 400 square feet.
Additionally, one parking space for each suite would be



required. Given that indoor amusement is parked at a ratio of
1:100 and general office is parked at 1:400, staff is comfortable
with the proposed ratio as it is reflective of typical city
standards.

Tract Two (1.77 acres)
o Currently, the portion of the property identified as Tract Two is zoned

generally to allow for neighborhood commercial uses. The applicant’s
request is to develop in accordance with the “C1” Neighborhood
Commercial District with some modifications to the permitted uses.
The proposed regulations prohibit the following uses: independent
living, trade schools, indoor amusement, car wash, garage or parking
lots as primary uses, farmers markets, radio or tv broadcast studios,
restaurants with drive through windows, and arcades. The applicant is
also requesting that indoor auto part sales and veterinarian offices with
outdoor runs be permitted with a specific use permit.

The applicant is proposing to maintain the space limits currently found
in the existing zoning for the property (PD 97-05-33), with the following
exception:

= The applicant has requested to increase the maximum lot
coverage from 40% to 50%. This proposed modification should
not negatively impact any adjacent property.

=  Where the proposed development regulations are silent, Tract
Two will follow the “C1” - Neighborhood Commercial District
regulations.

With “PD” - Planned Development District requests, projects must provide a feature(s)
to ensure exceptional quality or demonstrate innovation. As such, the applicant has also
proposed the following site enhancements beyond what is typically required to ensure
quality of the development. This includes:

Provide a screening device in the form of an approved wrought iron fence
with masonry columns and evergreen shrubs along Village Drive. Typically a
screening device is not required when a dividing street separates a non-
residential use from single family uses. As such, a screening device would
not typically be required along Village Drive. The applicant’s proposal to
provide a screening device in this location will help to better screen the future
development from the residential neighborhood to the west.

Increase dumpster screening shrubs’ height at time of planting from 3’ to 4’.
The Zoning Ordinance requires that evergreen shrubs that are capable of



reaching 6’ be planted around dumpster enclosures. The ordinance requires
these shrubs to be 3’ tall at the time of planting, but the applicant is proposing
to require that these shrubs be at least 4’ tall at the time of planting. This
proposal helps to soften the appearance of dumpster walls more quickly by
planting more mature plants than would otherwise be required.

The Zoning Ordinance typically requires a 10’ landscape buffer with one
canopy tree planted every 40 linear feet whenever a non-residential use is
adjacent to a property used or zoned for single family residential uses. As
proposed, the applicant will provide a minimum 10’ landscape buffer with one
canopy tree every 30 linear feet where the property is adjacent to residential.
In order to preserve as much of the site’s existing features as possible,
existing trees may count toward this requirement so long as minimum
coverage of 1 tree every 30 linear feet is maintained. The applicant’s
proposal to utilize the existing tree line while also increasing the minimum
number of trees required will help to preserve the mature canopies that
currently exist on the site will also introducing new trees where they may not
already exist.

The Zoning Ordinance typically requires a 15’ perimeter tree zone along the
boundary line between existing or platted single family residential and a
proposed development. The perimeter tree zone shall extend 15 out from
each quality tree six inches or greater for a maximum 30-foot wide perimeter
tree zone. No quality tree 6’ or greater may be critically altered within this
zone. The applicant is proposing a much wider tree protection zone as
depicted in the layout. The layout provides a minimum 30’ perimeter tree
zone along neighboring residential properties. In this proposal, no tree six
inches or greater in diameter (regardless of quality status) be critically altered
or removed unless it is to provide necessary utilities or access to the site. The
applicant’s proposal to provide a minimum 30’ wide perimeter tree zone will
provide an additional level of tree protection where it may not have otherwise
been required.

When evaluating this request, Staff thoroughly investigated the compatibility of the
proposed request with the surrounding area. As part of this, we noted that several
outdoor-related activities are already permitted to occur on the subject property and
within many of the city’s commercial zoning districts. This includes uses such as parks,
playgrounds, playfields/stadiums, recreation areas, and swimming pools. Given the
limitations that the applicant has proposed for the outdoor-related activities, it is Staff’s
professional opinion that the applicant’s request to allow an outdoor wedding/event
venue and/or banquet facility is not too dissimilar to uses that are already permitted by
right on the subject property. In addition, the applicant also proposes to prohibit any
outdoor activities from occurring within 150 feet of any adjacent residential property.

In addition to the protections included in the proposed development regulations, the



city’s Code of Ordinances also provides additional protections for adjacent properties.
For example, any outdoor activity permitted on the subject property would be subject to
Chapter 70, Article V of the city’s Code of Ordinances (commonly referred to as the
Noise Ordinance), which specifically prohibits certain noise disturbances in/within
proximity to residential uses. Given its location, use of radios, music and similar devices
on the subject property would be considered a noise disturbance and subject to the
city’s enforcement authority if operated between the hours of 10:00 p.m. and 7:00 a.m.
Sunday through Thursday, and between the hours of 11:30 p.m. and 7:00 a.m., Friday
and Saturday (Section 70-120). The applicant proposes to specifically prohibit the use
of these devices between the hours of 9:00 p.m. and 8:00 a.m.

As well, Chapter 58 of the city’s Code of Ordinances regulates lighting on properties
throughout the city. Generally speaking, it limits the amount of light that can spill over
any property line (0.25 footcandles) and regulates glare (0.02 luminance).

After reviewing the applicant’s request, Staff feels as though the general character of
the property’s existing zoning district remains intact under the proposed zoning.
Additionally, protections both within the proposed development regulations and those
already outlined for residential uses within the city’s Code of Ordinances (ex: Noise
Ordinance) should help to minimize any impacts on adjacent properties. Lastly, the
applicant is proposing several restrictions which go above and beyond the protections
typically offered to adjacent properties by the city’s Zoning Ordinance. For these
primary reasons, Staff is generally comfortable recommending approval of the
proposed rezoning request.

CONFORMANCE TO ONE MCKINNEY 2040: A key aspect of the ONE McKinney
2040 Comprehensive Plan is to provide direction related to the desired development
patterns and to inform decisions related to the timing and phasing for future
infrastructure investments in the City. To assist in guiding these decisions, the Preferred
Scenario and Land Use Diagram establishes distinctive districts, each with a clear
intent and market focus that are reinforced through character-defining placetypes.

Per the Preferred Scenario, the subject property is located in the Professional Center
Placetype of the Established Community District. Other general placetypes included in
this district are Aviation, Employment Mix, Mixed Use Center, Commercial Center,
Neighborhood Commercial, Manufacturing & Warehousing, Suburban Living and Urban
Living

e Guiding Principles: The proposed rezoning request is generally in conformance
with Guiding Principle of “Diversity (Supporting our Economy and People)”
established by the Comprehensive Plan. In particular, the proposed request has
the potential to provide “diverse economic engines... broaden the tax base, and
make the City’s economy more adaptable and resilient”.

e Land Use Diagram Compatibility: In evaluating development requests, the City
should determine that a project meets the majority of the established criteria to



be considered compatible with the Land Use Diagram. The proposed rezoning
request aligns with the Professional Center placetype of the Established
Community District. Furthermore, the proposed request of “PD” - Planned
Development District should be compatible with the surrounding properties and
placetypes, including Suburban Living and Neighborhood Commercial
placetypes.

e Fiscal Model Analysis: The attached fiscal analysis shows a positive fiscal
benefit of $116,146 for the 14.01 acre property and should contribute to
achieving an overall fiscal balance in the city.

o Note that this model considers the square footage limitations of the down
layout for Event Center uses.

OPPOSITION TO OR SUPPORT OF REQUEST: As of the creation of this Agenda on
Friday, November 6, 2020, Staff has received 256 letters of opposition to this request.
Staff has also received an online petition form which contains 245 signatories. It is
worth noting that some of the signatories included on the online petition form include
individuals who have also submitted a letter of opposition.

As well, on October 6, 2020 Staff also received an official written protest. At this time,
the submitted protest includes validated signatures from property owners representing
31.3778% of the total area within 200’ of the subject property. As such, the submitted
protest meets the 20% requirement for a supermajority (6 of 7) by City Council for
approval of this rezoning request.

SUPPORTING MATERIALS:

Location Map and Aerial Exhibit

Letter of Intent

Letters of Opposition

Resident Opposition Petition
Comprehensive Plan Maps

Established Community District
Placetype Definitions

Fiscal Analysis

Land Use Comparison Table

Ex. PD Ord. No. 97-05-33

Ex. PD Ord. No. 97-05-34

Proposed Zoning Exhibit

Proposed Development Reqgulations
Proposed Layout Exhibit

Proposed Elevations- Informational Only
Building Size Informational Comparison Exhibit
Venue Comparison Informational Exhibit



View.ashx?M=F&ID=8903392&GUID=FD5550C8-5259-4C01-B7C7-C0EBD914CC15
View.ashx?M=F&ID=8903394&GUID=1B3F7453-7823-4A8E-896D-2C9CF129EDFF
View.ashx?M=F&ID=8903426&GUID=111631D5-FE79-42E8-AC78-1A79BFB0E557
View.ashx?M=F&ID=8903434&GUID=A7AFE9B1-0D59-47A1-9DA4-BBEE40679C4D
View.ashx?M=F&ID=8903395&GUID=579A39BE-2CAD-4FC5-AF4C-1A8B0A03BB5E
View.ashx?M=F&ID=8903396&GUID=C9837AFE-894B-4FD2-98EE-46C1E93C758F
View.ashx?M=F&ID=8903397&GUID=43DBD3EE-BEDA-4351-8C7C-EE286B1CF853
View.ashx?M=F&ID=8903398&GUID=C7A40B40-7FD6-49B7-9C90-5C345C0DB0F4
View.ashx?M=F&ID=8903399&GUID=C012F678-5CDC-40A0-8AF0-F580EFCE7B16
View.ashx?M=F&ID=8903400&GUID=AA66B8C7-7519-4801-A206-E783D3F207D5
View.ashx?M=F&ID=8903401&GUID=4277B740-B4B6-48A7-9328-0F4499E2C9AF
View.ashx?M=F&ID=8903402&GUID=2CDC8E25-0A8E-44DA-8473-895A422C00E0
View.ashx?M=F&ID=8903435&GUID=63B7A9EA-A748-4319-B171-6C188504A39E
View.ashx?M=F&ID=8903403&GUID=9E441CB8-6DC0-454E-B6A3-1A1E490A6678
View.ashx?M=F&ID=8903404&GUID=21E5D835-AD89-4FAA-93B7-EBA93F62203A
View.ashx?M=F&ID=8903421&GUID=72F3EA69-FEF5-4EFB-A849-69C24522DB5B
View.ashx?M=F&ID=8903439&GUID=6500F9D6-F092-431F-B1DF-ACAE1BDC3675

Sister City Zoning District Informational Comparison Exhibit
Noise Comparison Informational Exhibit

Written Protest

Protest Map

Applicant Neighborhood Outreach Presentation
Presentation



View.ashx?M=F&ID=8903437&GUID=78D01466-645A-40D0-AB4C-5FA369A6162C
View.ashx?M=F&ID=8903425&GUID=03664EFE-D077-44CC-92EF-EE572EE354EF
View.ashx?M=F&ID=8903405&GUID=6975D25F-747E-4469-B554-FB3B0D1698E4
View.ashx?M=F&ID=8903408&GUID=E7BDC9AC-38A7-49AE-AD16-481A25B56E94
View.ashx?M=F&ID=8903410&GUID=22518D1C-3ED6-404F-8BBE-766AC5746C09
View.ashx?M=F&ID=8903436&GUID=D4545611-9323-4656-B108-4C3893EE1113

