AGENDA
Regular Meeting of the Bedford Planning and Zoning Commission
Thursday, January 13, 2022
Bedford City Hall Building A
2000 Forest Ridge Drive
Bedford, Texas 76021
Council Chamber Regular Session 6:00 p.m.
COMPLETE PLANNING & ZONING COMMISSION AGENDAS AND BACKGROUND INFORMATION
AVAILABLE FOR REVIEW ONLINE AT http://www.bedfordtx.gov
CALL TO ORDER
INVOCATION
PLEDGE OF ALLEGIANCE
APPROVAL OF MINUTES
1. Consider approval of the following Planning and Zoning Commission meeting minutes:
a) October 28, 2021, Regular Meeting
b) November 16, 2021, Special Called Meeting
PUBLIC HEARINGS
2. Conduct a public hearing and consider making a recommendation to City Council regarding Zoning a
Specific Use Permit to allow the expansion of a church property, legally described as Lot 2, Block 1
of the St. Vincent’s Addition, commonly known as 1717 Schumac Lane, Bedford, Texas, and
consisting of 3.742 acres. The property is generally located on the north side of Schumac Lane, east
of Forest Ridge Drive. (PZ-SUP-2021-0000092)
3. Conduct a public hearing and consider making a recommendation to City Council regarding a text
amendment to Section 1.2.B of the Zoning Ordinance, entitled “Definitions” and Section 3.2.C of the
Zoning Ordinance, entitled “Permitted Uses” as they pertain to the regulation of Short-Term Rental
uses. (PZ-Zoning Amend-2021-50069)
4. Conduct a public hearing and consider making a recommendation to City Council regarding a text
amendment to Section 3.1 of the Zoning Ordinance, entitled “Schedule of Permitted Uses” specifically
related to the use of Group Home. (PZ-Zoning Amend-2021-50071)
ADJOURNMENT
CERTIFICATION
I, the undersigned authority, do hereby certify that this Notice of Meeting was posted on the outside window in a display cabinet at the City Hall of the City of Bedford, Texas, a
place convenient and readily accessible to the general public at all times, and said Notice was posted by the following date and time: Monday, January 10, 2022 at 5:00 p.m.,
and remained so posted at least 72 hours before said meeting convened.

____________________
Date Notice Removed

(Auxiliary aids and services are available to a person when necessary to afford an equal opportunity to participate in City functions and activities. Auxiliary aids and services or
accommodations must be requested in writing to the City Secretary’s Office a minimum of seventy-two hours (72) hours prior to the scheduled starting time of the posted meeting.
Requests can be delivered in person or mailed to the City Secretary’s Office at 2000 Forest Ridge Drive, Bedford, TX 76021, or emailed to CitySecretary@bedfordtx.gov. Some requests
may take longer due to the nature, extent and/or availability of such auxiliary aids, services, or accommodations.)

January 13, 2022
REGULAR MEETING OF THE BEDFORD
PLANNING AND ZONING COMMISSION
AGENDA ITEM 1.
Approval of Minutes
October 28, 2021
November 16, 2021
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The Planning and Zoning Commission of the City of Bedford, Texas, met in Regular Session
at 6:30 p.m. in the Council Chambers of City Hall, 2000 Forest Ridge Drive, on the 28th day of
October, 2021 with the following members present:
Chairman:

Todd Carlson

Vice Chairman:

Michael Davis

Members:

Bruce Emery (Place 1)
Keith Quigley (Place 2)
Tracy Manire (Alternate)

Commissioners McMillan (Place 5) and Henderson (Place 7) were absent from tonight’s meeting.
Constituting a quorum.
Staff present included:

Wes Morrison
Jeff Florey

Planning Manager
Communications Consultant

(The following items were considered in accordance with the official agenda posted by Monday,
October 25, 2021, at 5:00 p.m.).
CALL TO ORDER
REGULAR SESSION
The Planning and Zoning Commission convened in the Council Chambers at 6:30 p.m. and the
Regular Session began.
INVOCATION
Vice Chairman Davis gave the invocation.
PLEDGE OF ALLEGIANCE
The Pledge of Allegiance to the flag of the United States of America was given.
APPROVAL OF MINUTES
1. Consider approval of the following Planning and Zoning Commission meeting minutes:
a) October 14, 2021 Regular Meeting
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Commissioner Emery made a motion to approve the meeting minutes of October
14, 2021, correct as written.
Vice Chairman Davis seconded the motion, and the vote was as follows:
Ayes: 5 Nays: 0 Abstention: 0
Motion approved 5-0-0. Chairman Carlson declared the October 14, 2021, meeting
minutes approved.

PUBLIC HEARINGS
2. Conduct a public hearing and consider making a recommendation regarding a request
to amend the Bedford Forum Planned Unit Development, providing for a detailed
development plan for Lots DR1, ER, and FR1 Block 4, Bedford Forum, located to the
west of 3737 Airport Freeway, Bedford, Texas, and consisting of 15.5 acres, to allow a
180,000 square feet warehouse distribution center. The property is generally located
north of Airport Freeway (SH 183), south of Commerce Place Drive, and approximately
800 feet west of Reliance Parkway. (PZ-PUD-2021-50062)
Chairman Carlson recognized Wes Morrison, Neighborhood Services/Planning Manager.
Wes presented Zoning Case PZ-PUD-2021-50062 which is a request to amend the Bedford
Forum Planned Unit Development (PUD) established in 1970 to provide a development plan
for the currently undeveloped property just west of 3737 Airport Freeway, allowing for the
development of a 180,000 square foot warehouse/distribution center. Surrounding zoning and
land uses include Bedford Forum PUD to the north with office/warehouse uses; TXDOT ROW
and City of Euless to the south; heavy commercial (H) zoning / automotive dealership to the
east; and Bedford Forum PUD with various uses – office, dental lab and rehabilitation center
to the west.
Wes stated that access points to the proposed warehouse/distribution site will be from
Commerce Place and from the Airport Freeway service road. Traffic Impact Analysis (TIA) was
completed by the applicant, following which City Staff provided comments. Applicant’s
engineer has addressed comments to City Staff’s satisfaction to date. Development standards
limit the uses to our current Industrial (I) zoning classification, primarily: setbacks of 50 feet
along streets and 25 feet sides; maximum height 50 feet, 305 parking spaces will be provided
(vs. 290 required); total of 34% landscaped area (vs. minimum of 10% required per PUD
standards).
Chairman Carlson asked the applicant to come forward and address the commission.
Rocco Curci, Managing Partner, Committed Industrial, 5717 Legacy Drive Ste 250, Plano, TX
75024 – Mr. Curci presented the vision of the project – Forum Business Center – a great
opportunity to showcase how well modern light industrial real estate can integrate into a
community in an infill setting. The project goals are to deliver a modern, high-end product with
a flex-office feel, thoughtful design which adds character to the area and attracts “clean, classA” users, ultimately inspiring similarly high standards of development to the community. Mr.
Curci further reviewed specifics of the location; site forces (surrounding existing uses); the
dense tree line along the flood plain and creek which will act as natural buffer to the commercial
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uses to the west; actual building design; landscaping plans; and integration plans with the site
to the east. Mr. Curci handed off to Rob Baldwin to continue the presentation.
Rob Baldwin, Baldwin Associates, 3904 Elm St Ste B, Dallas, TX 75226 – Mr. Baldwin came
forward to discuss the request and offer further detail on the proposed use. Mr. Baldwin is the
planning consultant and reiterated details of the project and commented that the detailed
development plan for this building increases the landscaping, setbacks, and parking beyond
requirements. Any issue addressed by City Staff regarding traffic will be completed during the
platting process and at the applicant’s expense.
In response to questions by the Commission, Mr. Curci stated the anticipated future users of
the building to be tractor-trailers with 135 feet of space for truck courts. This type of building is
not typically used for heavy distribution, this type of building has a higher office proportion –
the design calls for up to 20% office of the square footage and the TIA did account for that.
Regarding the number of docks, Mr. Curci reported 55 docks are in the building design.
Regarding truck traffic concerns, Mr. Baldwin reported that trip generation was addressed in
the TIA, as well as background traffic, including traffic counts and stating these types of
facilities generally have more automobile traffic than truck traffic; and gave an example of there
being over 300 parking spaces planned for cars and only 55 for trucks. In response to a
question by the Commission, Mr. Baldwin gave a brief presentation on visuals of the building
as looking from the freeway, and from Commerce Place. In response to a question from the
Commission concerning the creek running nearby, and whether it presents a flood plain issue,
Mr. Baldwin remarked that the plan avoids that area, and asked the civil engineer to expand.
Jeff Dolian, PE, Kimley-Horn, 6160 Warren Parkway, Frisco, TX 75034 – Mr. Dolian came
forward in response to the question by the Commission regarding the flood plain along the
nearby creek. Mr. Dolian stated the plan is to avoid the flood plain or develop just up to the
skirt of the flood plain. Mr. Dolian stated that their team has worked with the City Engineer,
talked through their approach, and provided a statement to the City in terms of the analysis
that was done. Mr. Dolian went on to say that ultimately, they weren’t going to be putting the
building in the flood plain, the flood plain will come right up to the edge of the pavement. They
are confident with the modeling that has been done and that there will be no negative impacts
for the development or neighboring properties.
Chairman Carlson opened the public hearing at 7:01 p.m.
Eli Diaz, 3612 Silverio Trail, Bedford, TX 76021 – Mr. Diaz asked about the economic impact
of this building on the area? In response to the question, Mr. Rocco Curci offered answers,
based on their studies, that a building of this size is expected to employ 50-200 people, which
would be well accounted for with 309 parking spaces, with jobs averaging about $18.49 per
hour – the national average for similar positions.
Chairman Carlson closed the public hearing at 7:03 p.m.
There being no further discussion, a motion was made.
Motion:

Commissioner Quigley made a motion to approve Zoning Case PZ-SUP-2021-50062
as submitted.
Commissioner Emery seconded the motion, and the vote was as follows:
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Ayes: 5 Nays: 0 Abstention: 0
Motion approved 5-0-0. To be considered by City Council on November 23, 2021.
3. Conduct a public hearing and consider making a recommendation regarding a request
to rezone property legally described as Lot A of the Concordia Addition and both North
and South Parts of Lot A of Wesleyan Addition, commonly known as 3705 & 3709
Harwood Road, Bedford, Texas, and consisting of 10.268 acres, from Single-Family
Residential Detached – 9,000 (R-9) to Planned Unit Development to allow a 53 singlefamily lot subdivision with the average lot size being 6,400 square feet. The property is
generally located on the north side of Harwood Road, approximately 675 feet east of
State Highway 121. (PZ-PUD-2021-50073)
Chairman Carlson recognized Wes Morrison, Neighborhood Services/Planning Manager.
Wes presented Zoning Case PZ-PUD-2021-50073 which is a request to rezone property
located at 3705 / 3709 Harwood Road, site of the former Concordia Church, from R-9 SingleFamily Residential Detached 9,000, to a Planned Unit Development (PUD) on 5.16 gross
acres, to build fifty-three (53) single-family homes with average lot sizes of 6,300 square feet
and with average dwelling area of 2,000 square feet. Two (2) existing churches on the site will
be removed if this PUD receives final approval.
Wes described surrounding area existing uses, being single-family residential to the north, selfstorage facility to the northwest, a shopping center to the west, and a religious facility (St.
Michael Catholic Church) to the east. Utility connections for water will be made through
Harwood Road, and an already dedicated right of way through Willow Drive for sanitary sewer
connection. Subdivision screening will include a 6-foot masonry wall, to be maintained by the
HOA, along Harwood Road. Access points to the subdivision will be via two points on Harwood
Road.
Chairman Carlson asked the applicant to come forward and address the commission.
Jim Dewey, JDJR Engineers & Consultants, 2500 Texas Drive Ste 100, Irving, TX 75062 – Mr.
Dewey was there to represent the developer of this proposed development, who has both
properties currently under contract. Mr. Dewey described the current zoning of the property (R9,000) but due to the location adjacent to commercial, and adjacency of the MD-3 on the north
side of the properties, they feel this is an appropriate transitional zoning for this area. Mr.
Dewey described the proposed lot sizes as being comparable to adjacent subdivisions that are
zoned MD-3. Mr. Dewey commented that they have worked with City Staff to address all
concerns to this point – including providing stormwater retention so there will be no impact to
the downstream properties. Mr. Dewey explained the proposed drainage plan for this
development including the addition of storm drains that will result in a significant reduction in
drainage to the adjacent church property. Mr. Dewey reports that the developer has been
working with the adjacent church, and there are no objections at the current time. These houses
are not low-end housing or starter homes, in that they will be priced in mid $400K’s and go up
from there. Mr. Dewey confirmed that they are building the masonry wall along Harwood Road,
and will include entry features, to include the subdivision name. As lots are developed, new
wood screening fences will be added. The developer plans to work with homeowners to the
north on replacement fencing, should the need arise. The lots next to the self-storage do not
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back up to the self-storage, and the self-storage was developed “fortress-style”, in that all entry
doors are on the inside of the property, so there should be no impact or noise to this
development. A screening fence will be built adjacent to the back side of the shopping center,
so there will be limited impact or noise to the development from the shopping center where
most of the activity is on the front side during business hours.
In response to a question from the Commission, Mr. Dewey explained that a vast majority of
the trees on the property will not be able to be saved. Due to the drainage plans, a change in
the grade of the land will be required, and generally when changing the grade of land, trees
will die. The development plan for this subdivision does include planting at least one tree on
every lot, where within 5-10 years there will be more trees on this land than there currently are
on the property.
In response to a question from the Commission, Mr. Dewey remarked that no community
mailbox area had been drawn into the plan, but that the area around the detention lot could
easily accommodate a community mailbox area if needed.
In response to a question from the Commission with concerns about the ingress/egress points
to Harwood Road, Mr. Dewey drew attention to the exhibit showing the creation of the left-turn
lane out of the subdivision for “Street A” on the exhibit, by modification of the existing median
for traffic desiring to head east on Harwood Road.
Mr. Dewey remarked that the developer, Key Life Homes, was present in the audience if the
Commission has any questions about the product or their company. They have been in
business well over 30 years and built different levels of residential structures, from starter
homes to luxurious high-end homes and they are looking forward to bringing this product to
Bedford.
Chairman Carlson opened the public hearing at 7:30 p.m.
Patricia Cruz, 3505 Periwinkle Court, Bedford, TX 76021 – Ms. Cruz lives in the Rustic Woods
Subdivision and is the President of the Rustic Woods Neighborhood Association. Ms. Cruz
requests that the rezoning to R-9 not be changed at this point until the developers address the
Rustic Woods HOA and the Bandera HOA to assure them that none of their properties will be
harmed by this development. Ms. Cruz stated that the concerns of the residents are: quantity of
houses in a relatively small space; effect of the subdivision on their property values; increase in
traffic; drainage issues; lack of notification to the entire subdivisions adjacent to the proposed
new development; construction materials to be utilized; fencing along property lines; homes
taking away their beautiful view.
Eli Diaz, 3612 Silverio Trail, Bedford, TX 76021 – Mr. Diaz reports that the proposed subdivision
will be behind his house, and his concerns are: there are a lot of mature trees currently in the
proposed development and requests that the developer save as many as possible. Mr. Cruz
stated that he is excited about this project and is looking forward to the economic advantage for
the property values, as it will allow more people to have home ownership in a great location in
the metroplex.
Jill Pearson, 3416 Paint Brush Lane, Bedford, TX 76021 – Ms. Pearson has concerns about: the
traffic impact of the new development as Harwood Road already gets very backed up especially
during high traffic times; drainage – in that Ms. Pearson’s home backs up to the “drainage creek”
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in Rustic Woods and they get massive amounts of water during downpours causing a lot of
erosion; the drainage creek and is currently homeowner-maintained, not city-maintained; and
questions where the flow of water from the reservoir will drain.
John Meier, 3620 Silverio Trail, Bedford, TX 76021 – Mr. Meier lives in the Bandera Addition and
the southern-most portion of his property is directly adjacent to the Wesleyan property. Mr. Meier
reports that he is the original owner of his property for 18 years, and there have been no problems
with drainage in that time. Mr. Meier spoke of the mature trees on the Wesleyan property helping
to prevent erosion and being aesthetically pleasing. Mr. Meier stated there could be possible
drainage problems with rainwater for he and his neighbors if the trees are removed. Mr. Meier
stated that the back property according to the building plans would be too close to the Bandera
Addition and could negatively impact the land and the Bandera properties that adjoin the
Wesleyan property. Mr. Meier would prefer that the development be pushed further south to
create more of a buffer zone between the development and the existing Bandera subdivision.
Jim Dewey, JDJR Engineers & Consultants, returned to the podium. Mr. Dewey expressed his
appreciation for the citizen comments. Mr. Dewey stated that it is a good sign for neighbors
showing concern for new developments, attending these meetings, and gaining knowledge about
the projects being presented. Mr. Dewey stated that the new development will not abut the
existing subdivision, however, in this case there is a natural 30 foot “buffer” of city-owned
property, plus a rear setback requirement so the nearest houses will be some 50 feet away. Mr.
Dewey addressed the issues of drainage concerns by the residents that spoke. Mr. Dewey stated
that drainage is always the greatest concern with any development. Mr. Dewey spoke of the
City’s very capable Engineer that has reviewed plans to date and will review any modifications
to the plans. If there are any issues, they will be addressed. Mr. Dewey also remarked that this
development does not drain to the north, and a vast majority of this property currently drains to
the Catholic Church, but this will be eliminated, and the drainage design will be from the detention
pond, through Willow Lane over to Forest Drive, make a “hard-90” and tie into the existing pipe
that goes under Forest Road, which goes behind the existing houses. Drainage requirements for
the new subdivision are in place to allow a design that will not increase the peak flow of water
during substantial storms. Mr. Dewey explained that the cause of most drainage problems is not
the amount of water, it is the rate at which the water comes. By providing retention, the water is
held and let out at a much lower rate, equal to or less than what is going through there now. Mr.
Dewey addressed the citizen’s concerns about traffic and that Harwood Road, with 4/2 lanes,
has the capacity to handle new traffic of 53 homes. Regarding public safety, Mr. Dewey spoke
that public safety is of the highest priority to any new development. The left turn lane will be put
in to minimize any type of accident at that location. Mr. Dewey spoke about lot size being
appropriate for the land space, and that a price point of $400K+ will likely have a positive, not
negative, impact on surrounding property values. Mr. Dewey also pointed out this being a
Planned Unit Development (PUD), the developer has agreed to architectural standards that far
exceed the minimum, such as: minimum of 75% masonry exterior (brick, stone and other
masonry products); minimum of eight (8) floor plans with three (3) different elevations available
to the buyers; minimum roof pitch will be 7/12; optional architectural features (dormers, arched
windows, stone façades and details, decorative cedar accents, decorative porch rails and
columns, and front up-lighting on every house). Mr. Dewey closed by saying that he appreciates
the citizens input and he wants their neighborhoods to continue to be successful and well-kept
and assured the audience that this development will be the same.
Patricia Cruz, 3505 Periwinkle Court, Bedford, TX 76021 – Ms. Cruz came forward a second
time to state for the record that their home values are not in the $200K’s in Rustic Woods, and
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they are not Rustic Meadows, which are the houses behind the Walgreen’s. Ms. Cruz reiterated
their request that the rezoning decision be postponed until the developers work with the
communities so that they feel comfortable that their properties will not be negatively impacted.
John Meier, 3620 Silverio Trail, Bedford, TX 76021 – Mr. Meier came forward a second time for
clarification as to which trees will be removed as part of the development.
Jim Dewey, JDJR Engineers & Consultants, returned to the podium to state that they are
committed to save every single tree that they can. However, if the tree is in the building pad, they
cannot be saved, the same condition as when the existing neighborhoods were developed. More
specifically, there is a 30-foot strip of property containing mature trees that will not be touched
as it is not part of the development plan. Mr. Dewey assured the speakers that this will be a very
upscale development, similar to the development being done in Euless on Ash Lane. Mr. Dewey
encouraged the meeting attendees to visit that location to get a feel for what they will be bringing
to Bedford.
Chairman Carlson closed the public hearing at 7:58 p.m.
The Commission discussed a few items of the request, asking if the subdivision will have an
HOA (per Mr. Dewey “yes”), whether the HOA will maintain the front screening wall as well as
the common area with the detention pond (per Mr. Dewey “yes”). Vice Chairman Davis stated
that he has confidence in our city staff and the codified rules about drainage and they will not
allow additional drainage, or peak drainage, to leave the site. Further, of all the concerns
brought forward tonight, drainage is the only one he would worry about as a citizen of Bedford
and we have rules to make the development work. Chairman Carlson stated that he does
anticipate some traffic issues, but aside from the addition of a left turn lane, there is not much
more we can ask other than the city take the subdivision ingress/egress into account with the
street improvement plan, and as for the traffic backing up on Harwood Road, it may be a traffic
signalization issue the city and/or TXDOT may address.
Mr. Wes Morrison, Neighborhood Services/Planning Manager, addressed the Commission to
remind them that, as a Planned Unit Development, the Commission has the option to add
conditions on approval, such as a Traffic Study or a Signalization Study be performed. This
could be added as a condition of approval, without denying the request. It means that when
the developer comes forward for platting approval, the conditions must have been met.
There being no further discussion, a motion was made.
Motion:

Commissioner Emery made a motion to approve Zoning Case PZ-PUD-2021-50073,
with the condition that a traffic impact analysis be performed to involve the affected
medians, entrances, exits and traffic flow of the development prior to final platting.
Commissioner Manire seconded the motion, and the vote was as follows:
Ayes: 5 Nays: 0 Abstention: 0
Motion approved 5-0-0. To be considered by City Council on November 23, 2021.
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Motion:

Commissioner Emery made a motion to adjourn.
Commission Manire seconded the motion, and the vote was as follows:
Ayes: 5 Nays: 0 Abstention: 0
Motion approved 5-0-0.

The Planning and Zoning Commission meeting adjourned at 8:13 p.m.

________________________________
Chairman Carlson
Planning and Zoning Commission
ATTEST:

________________________________
Wes Morrison, Acting Secretary
Planning and Zoning Commission
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The Planning and Zoning Commission of the City of Bedford, Texas, met in Regular Session
at 6:00 p.m. in the Council Chambers of City Hall, 2000 Forest Ridge Drive, on the 16th day of
November 2021 with the following members present:
Chairman:

Todd Carlson

Vice Chairman:

Michael Davis

Members:

Keith Quigley (Place 2)
Lisa McMillan (Place 5)
Brian Henderson (Place 7)
*Tracy Manire (Alternate)

*Commissioner Manire arrived at 6:02 p.m.
Commissioner Emery (Place 1) was absent from tonight’s meeting.
Constituting a quorum.
Staff present included:

Wes Morrison
Andrea Roy
Molly Fox

Planning Manager
Development Director
Director of Communications

(The following items were considered in accordance with the official agenda posted by Friday,
November 12, 2021, at 5:00 p.m.).
CALL TO ORDER
REGULAR SESSION
The Planning and Zoning Commission convened in the Council Chambers at 6:00 p.m. and the
Regular Session began.
INVOCATION
Commissioner McMillan gave the invocation.
PLEDGE OF ALLEGIANCE
The Pledge of Allegiance to the flag of the United States of America was given.
PUBLIC HEARINGS
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1. Conduct a public hearing and consider a Final Plat of Lot A-R1, Block A of the Plaza Center
Addition, being a replat of Tract A-R of the Plaza Center and a portion of Lot 4, Block A of
the Bedford Plaza Addition, commonly known as 1850 Central Drive, Bedford, Texas, and
consisting of 0.960 acres of land. The property is generally located at the southeast corner
of Central Drive and Plaza Parkway. (PZ-RP-2021-50076)
Chairman Carlson recognized Wes Morrison, Neighborhood Services/Planning Manager.
Wes presented Zoning Case PZ-RP-2021-50076 which is a request to approve the Final Plat
for the property commonly known today as the future “Chick-fil-A” site, located at 1850 Central
Drive on the north side of Airport Freeway, east of Central Drive. The purpose of the replat was
to incorporate two (2) adjacent properties that were along the right-of-way that were abandoned
through the Chick-fil-A development process, cleaning up the plat to accurately show the site.
All replats require a Public Hearing where comments may be heard. The final plat meets all
standards of the local government code and our local ordinances, so the plat must be approved
tonight.
Commissioner Quigley asked for clarification about the two adjacent rights-of-way, and Wes
stated that those rights-of-way were abandoned by the City and the action tonight simply cleans
up the plat to reflect the abandonments.
Chairman Carlson opened the public hearing at 6:04 p.m.
Chairman Carlson closed the public hearing at 6:05 p.m.
There being no further discussion, a motion was made.
Motion:

Commissioner McMillan made a motion to approve Zoning Case PZ-RP-2021-50076
as submitted.
Commissioner Quigley seconded the motion, and the vote was as follows:
Ayes: Chairman Carlson, Vice Chairman Davis, Commissioners Quigley, McMillan,
Henderson, Manire
Nays: 0
Abstention: 0
Motion approved 6-0-0. Plat is ready for official recording with Tarrant County.

2. Conduct a public hearing and consider a request to rezone property legally described
as Lot 1, Block 1 of Whisperwood Center Addition, located at 3600 Harwood Road,
Bedford, Texas, from Heavy Commercial (H) within the Master Highway Corridor to
Heavy Commercial (H) within the Master Highway Corridor /Specific Use Permit/Office
Showroom, specific to Section 3.2.C(12)p of the City of Bedford Zoning Ordinance,
allowing an office showroom use to operate. The property is generally located at the
southeast corner of Harwood Road and State Highway 121. (PZ-SUP-2021-50079)
Chairman Carlson recognized Wes Morrison, Neighborhood Services/Planning Manager.
Wes presented Zoning Case PZ-SUP-2021-50079 which is a request to rezone property
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located at 3600 Harwood Road to allow an office showroom to operate at this location. Wes
stated that the subject property is in a Heavy Commercial (H) district, and an Office Showroom
use in an (H) zoning district requires a Specific Use Permit (SUP) to operate.
This site was originally developed as an 85,000 square foot Walmart retail center in the late
1980’s, was later used as a call center for medical equipment and has been vacant since 2017.
The applicant, Rock Island Auction Company (RIAC) would like to utilize the site as an office
showroom use for historic firearms and militaria items, relocating their business from Rock
Island, Illinois to Bedford, Texas. The future land use designation for this property is
Commercial. Surrounding land uses include a strip shopping center and religious facilities to
the north, a strip shopping center to the south, single-family residential and one undeveloped
lot to the east, and one more strip shopping center to the west.
Chairman Carlson asked the applicant to come forward and address the Commission.
Kevin Hogan, 10715 Turkey Hollow Road, Taylor Ridge, IL 61284 – Mr. Kevin Hogan is the son,
and Mr. Pat Hogan, also in the audience, is the father of this family business, Rock Island Auction
Company (RIAC). RIAC is a “big, small business”. Currently, they have 155 full-time employees.
RIAC was established in 1993 in an 800 square foot garage. In 2002, RIAC became the number
one in the field and have held that for 19 consecutive years. This year, 2021 sales will exceed a
billion dollars over twenty-eight years, 10 percent of which was done this year. RIAC is
anticipating $100 million in sales this year for the first time. Mr. Hogan pointed out a few big
moments in RIAC’s history – moving in 2001 from an 800 square foot garage to 20,000 square
foot building, then in 2008, added on to that building. In 2011, RIAC quadrupled in size, moving
to an 80,000 square foot facility, current RIAC facility.
RIAC does three types of auction venues. A premier firearm sale, which is the flagship of antique
and collectible firearms, not just here in the United States but worldwide. These are held three
times a year and they are three-day events. Next, a sporting and collector sale are done three
times a year and they are either three- or four-day events, finally an arms and accessories day
sale, held every month and they're one day auctions. Each auction setup can take anywhere
from five to six weeks to set up and is very labor intensive. It's all about quality. It's all about
class.
RIAC does business internationally, buyers from 26 countries participated in auctions in 2021 so
far, typically about 33 total annually. RIAC’s digital footprint is large, 30,000 followers on
Facebook; 56,000 followers on Instagram; but the real keystone is YouTube with 9.2 million
views, and 46,000 subscribers. RIAC has 946 videos posted - that's 600,000 hours of watch
time. Mr. Hogan encouraged everybody to check that out because a lot of time, money and effort
has gone into those presentations.
“History lives here.” That's one of RIAC’s mottos. The record-setting sale, the most expensive
object RIAC ever sold wasn't a firearm, it was a piece of 15th Century Shirt of Mail and Plate,
discovered in 2014 or 2015 (when Iowa went to the Big Ten Championship). It was discovered
in a closet in San Francisco and was a forgotten treasure. RIAC brought it back to the shop,
performed some research, and found that the shirt was presented to the Sultan of Egypt in 1450
when Egypt was sacked by the Turks. It was then put on their armory and put on display until
RIAC rediscovered it again. That item sold for $2.3 million, and is now at the Metropolitan
Museum of Art. It was named their acquisition of the year in 2016.
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RIAC sold a special firearm last year that had been presented to our 26th President, Theodore
Roosevelt. It was kind of a fresh discovery, came out of California and sold for $1,466,250.
Alexander Hamilton's holster pistols that were presented to him by his father-in-law, and that he
carried throughout the Revolutionary War sold this year for $1.1 million. John Wayne’s favorite
gun that he used, sold just three months ago for $517,500. This gun was used in True Grit and
several of his other famous titles. Annie Oakley’s Marlin 1893, sold two years ago for $460,000.
The former world record for a single firearm at auction was a Danish Sea Captain, Colt Walker,
which sold for $1,840,000.
Mr. Hogan introduced photos of the current condition of the former “Stericycle/Walmart” building
at 3600 Harwood Road that RIAC has under contract along with the strip mall (14 units). Not
only does RIAC plan to redevelop this property, but they plan to spend quite a bit of money to do
so and plan to revitalize the entire area. RIAC’s plans are twofold - to build the finest brick and
mortar auction house in the world and then use that strip mall as a value-add to bring in good,
strong tenants that complement their business and the community at large.
The Commission asked the applicant a few questions about outside storage, of which there will
be no outside storage; whether these are consignment-only auctions – yes; what area the SUP
will encompass – the 89,000 building only, not the strip mall; Mr. Hogan spoke again that the
strip mall needs serious investment to attract the kind of tenants that they are interested in.
Chairman Carlson opened the public hearing at 6:21 p.m.
Chairman Carlson closed the public hearing at 6:22 p.m.
In response to a question from the Commission, Mr. Hogan confirmed that the only activity at
this location will be auctions, and that there will be no retail sales of firearms or accessories
conducted.
There being no further discussion, a motion was made.
Motion:

Commissioner Quigley made a motion to approve Zoning Case PZ-SUP-2021-50079,
as submitted.
Vice Chairman Davis seconded the motion, and the vote was as follows:
Ayes: Chairman Carlson, Vice Chairman Davis, Commissioners Quigley, McMillan,
Henderson, Manire
Nays: 0
Abstention: 0
Motion approved 6-0-0. To be considered by City Council on November 23, 2021.

3. Conduct a public hearing and consider a request to rezone property legally described as
Teeter Garrett Survey Abstract 1537, Tract 2D01 and Tract 2D and the east portion of Lot
1, Block 1 of the Woodland Heights Addition, commonly known as 2416 Cheek Sparger
Road, Bedford, Texas, and consisting of 8.655 acres, from Single-Family Residential
Detached – 15,000 (R-15) Single-Family Residential Detached – 7,500 (R-75) to Planned Unit
Development to allow a medium density age restricted duplex development. The property
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is generally located on the south side of Cheek Sparger Road, approximately 500 feet east
of Central Drive. (PZ-PUD-2021-50046)
Chairman Carlson recognized Wes Morrison, Neighborhood Services/Planning Manager.
Wes presented Zoning Case PZ-PUD-2021-50046 which is a request to rezone the property
known as 2416 Cheek-Sparger, being 8.655 acres of currently undeveloped land, located at the
southeast corner of Cheek-Sparger Road and Central Drive. The property is currently zoned R15 and R-75 and is in a low density residential, schools and churches future land use designation.
The request is to establish a Planned Unit Development (PUD) to allow 67 attached dwelling units
consisting of one (1) and two (2) bedrooms for an age-restricted residential community.
Wes reports that the use will be limited to single-story attached dwelling units for ages 55 and up,
and will include amenities such as a community center, fitness center with pool, outdoor walking
trails and a dog park. Proposed density will be eight (8) units per acre; maximum height of
buildings is 30 feet from the peak of the roof; setbacks are: front yard 20 feet, side yard 15 feet,
rear yard 15 feet; and maximum lot coverage is 40%.
The applicant has submitted a proposed development plan showing a general layout of the
buildings, and the one access point to the site, which will be along Cheek-Sparger. The total
landscaped area is 42%, with a parking lot landscaped area of 19%, vs. 10% required by City
ordinance. A 6-foot-high wooden privacy screening fence around the perimeter of the site will be
provided, along with canopy trees to be planted every 30 feet to serve as a buffer between
adjacent uses. Total parking spaces provided is 155. They are also proposing that their exterior
building materials will have a minimum of 80 percent masonry product. Surrounding land uses
are single-family residential primarily to the east and to the south developed under the R-75
zoning district, a religious facility and a physical rehabilitation site, day care and office use to the
west and the City of Colleyville and primarily single-family residential to the north. The required
200-foot notice was sent out, and a sign was posted on the property regarding the requested
change. Thirty-four (34) adjoining property owners were notified and one response was received.
Chairman Carlson asked the applicant to come forward and address the Commission.
Mark Matisse, 3200 Rankin Street, Dallas, TX 75205 – Mr. Matisse introduced the concept of
Emerald Cottages, an age-restricted, single-story residential home with garages community.
Measuring approximately 1,500 square feet, these homes will have two bedrooms and two baths,
and allows seniors to maintain independent living. Mark spoke of Emerald Cottage communities
in McKinney at Stonebridge Ranch, Kerrville, Waco, Round Rock, and New Braunfels This
concept has grown well, primarily because of the success, and are 100% leased with wait lists in
every existing location.
Mr. Matisse described the Bedford property as being two parcels, one of the parcels is currently
owned by the Woodland Heights Baptist Church and one of the parcels is currently owned by a
trust, the Arnold Estate. This project has been about a year-long process working with city staff
through several DRC meetings and held a neighborhood meeting at the Woodland Heights Baptist
Church. Plans have evolved based upon comments from the City and the neighbors, adjusting
setbacks, removing circular drive and exterior trash enclosures, added walking paths, a dog park,
and a covered mailbox area, all while keeping the expanded amenity center that includes a fitness
facility and pool. Mr. Matisse also covered a valuation analysis showing the financial benefit that
the zoning change would have to the City in that currently a big part of that property, about a third
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of the property, is owned by the church, so there is no property tax being paid on that. Five acres
of the property is owned by the Arnold Estate, so they are paying a small residential tax. Going
from where the property is right now to the Emerald Cottages development would be a significant
amount, approximately $300,000 annual property tax revenue increase to the city.
Mr. Matisse states that, being near both the Elmcroft Senior Living and Woodland Heights Baptist
Church, and both being very colonial-looking, Emerald Cottages were designed with as much of
a colonial look as possible to match neighboring properties and create a kind of ‘campus feel’.
This will be a gated community as security is a big component to seniors.
In response to questions from the Commission, Mr. Matisse confirmed that there are two
entrances and exits from an emergency perspective, one behind Woodland Heights Baptist
Church to the southwest, and the other being the main entry/exit. Regarding the possibility of
increased traffic and noise, Mr. Matisse confirmed there are no outdoor activities that would
impact neighboring properties. Regarding traffic, most residents have a car, but very few drive,
so there is a low trip generation rate by a community like this. The most driving anticipated would
be the residents driving from their cottage to the community center. As for parking needs, all
homes have a garage space and one drive space, so if a resident has two cars, it would be a
tandem parking situation where one car goes in the driveway and one goes in tandem behind it,
and there is no on-street parking available due to fire lanes. Regarding the back side of the
development, there is a setback of at least 15 feet to 20 feet with a little walkway, but no driving
area. Each unit has a small patio and there will be a fence along the property line of at least 6 foot
in height, but an 8-foot-high fence would be installed if the neighboring properties prefer. These
cottages do not have back yards, they are four-plex units that are back-to-back. There is a drive
around the back side, so there will be cars that will pass along the back side of the development
near that fence to get to their home.
In response to additional questions by the Commission, Mr., Matisse addressed the agerestriction of 55+, in that seniors will pay to be here because they want socialization, they want
activity, and they want to be around others their age. Rents in these communities run
approximately $3,500/month. Mr. Matisse described the retention pond and the difference
between a retention and a detention pond. This development has a detention pond. There is a
little square on the southwest corner, and a civil engineer calculated how much water is expected
to come into the development and the water is directed to this detention pond. The detention pond
holds the water for a period so it can slow the exit down and not flood anybody or encumber
somebody downstream because of extra water running out. The drainage will connect
underground to a sewer line under Central Drive.
There were no further questions from the Commission.
Chairman Carlson opened the public hearing at 6:52 p.m.
Michelle Grosse, 2604 Talisman Court, Bedford, TX 76021 – Ms. Grosse owns a home that
backs up to six consecutive units proposed being built along the L-shape and has been a Bedford
resident just shy of 30 years, owning the home on Talisman Court coming up on a decade in
March. Ms. Grosse states that she has spent countless hours creating an oasis in her backyard,
has a beautiful view of two large, mature trees that border the fence line and, daily, observe
wildlife in the field behind her home. Ms. Grosse spoke of a local hawk that visits her home daily,
and which she believes lives in the trees on that property, as well as owls, bats, raccoons and
much more. Ms. Grosse spoke of protections for hawks when they are nesting, so she realizes
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that would only offer short term protection. Ms. Grosse spoke about an article that the Fort Worth
Star-Telegram wrote about the City of Bedford and how they vowed to not put in any more
apartments and expressed concerns that tonight’s zoning meeting could possibly allow more
apartments in the city. Ms. Grosse spoke of the neighborhood meeting held by the developer to
present Emerald Cottages to surrounding residents and how, in her opinion, the project was
presented as cottages to make it sound more appealing. However, during the presentation the
units were called “apartments” by an employee who works for the company, and the public
hearing notice refers to rezoning from residential homes to duplexes. Ms. Grosse spoke that
there is confusion as to whether these are cottages, duplexes, or apartments, based on the lease
terms being annual only, and one year only, and based on definition of an apartment being a
building containing several individual apartments. Ms. Grosse says that it sounds and looks to
her like the developer is trying to put apartments in their backyards. On a positive note, they will
be one-story, however the negative is that her entire backyard will be lined with single-story
apartments, literally six conjoined units lining her fence line. Ms. Grosse described her back yard
as a long and narrow backyard to start with, so with a 15 feet setback, along with her 15 feet
backyard, the neighbors will be too close. In addition, these are going to be zero lot lines and
just steps from her backyard. Ms. Grosse said the developer had proposed to put an eight-foot
fence in along the property lines, but it was not confirmed. Ms. Grosse spoke of other concerns,
such as replacing trees that will be removed; privacy; loss of views; possibility of saving some
trees; exterior lighting; limited access via Cheek-Sparger, an already congested street; increased
traffic; flooding and uneven land; possibility of adding retaining walls along the property line;
accountability after construction in case of problems; and future marketability of their homes. Ms.
Grosse asks that consideration be given to the loss of an oasis view that she has had for over a
decade, and her neighbors for over 25 years – going to properties lined with homes, cottages,
apartments, duplexes, not really sure what they’re called. Ms. Grosse closed by asking that if
this development gets approved, it is under and an agreement that works for the city, the
developer and most importantly, the neighbors that have supported the City of Bedford for
decades.
Jeff Carter, 2600 Talisman Court, Bedford TX 76021 – Mr. Carter lives next door to Ms. Grosse,
the previous speaker. Mr. Carter’s concerns are whether the new development will complain
about noise when he and his wife have parties in their backyard; the privacy fence being a unified
fence upon installation; that an 8-foot privacy fence would better serve the neighbors than a 6foot fence. Mr. Carter spoke that he is grateful these are single-story units, and that he
recognizes that this could have been two story homes being proposed. Mr. Carter spoke of the
land owned by the Arnold Trust, and how that piece of land is zoned commercial; they made it
very clear when they made the presentation to us that they have turned down a lot of offers that
have come to them. Mr. Carter stated that if something commercial were to come in there, he
really wouldn't like that at all. Mr. Carter agreed with Ms. Grosse in the opinion that despite the
City saying there will be no more, these are apartments in that they are an annual lease, and not
something owner-occupied. Mr. Carter is concerned about the development devaluing his
property and commented that a 6-foot fence will not be good for his property because his house
sits at a higher elevation, and a 6-foot fence installed 3-foot lower than the rest of his property,
will make his line of sight the back of the houses.
Stephen Valudos, 2612 Talisman Court, Bedford TX 76021 – Mr. Valudos spoke with concerns
about the fencing along the property line in that a unified fence line was discussed, but Mr.
Valudos current fence is cement, 2-feet tall by 70-feet long, with and 8-foot-fence on top of it,
would make that a 10-foot fence, and Mr. Valudos is unclear how that can be unified, and he
would like his fence line to remain as is. Mr. Valudos has concerns about the trees that will be
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removed in that there are four along his fence line that provide shade from the west sun that
beats down on that side of the house. The new trees they are proposing will take 20 years to
mature enough to provide shade to his backyard, and Mr. Valudos is seeking clarification as to
the plans for the fence line and the trees.
Michael Cosgrove, 1521 Sara Brooks Drive, Keller, TX 76248 – Mr. Cosgrove is the Pastor of
Woodland Heights Baptist Church. The Pastor commented on the development, in that it is a
good plan, and stated that they met with their neighbors in the summer to hear their input. Mr.
Cosgrove acknowledged this development will involve change, but they want to continue to be
good neighbors because they are still going to be around. They see the fence lines of all the
neighbors behind the Church, see parties going on, and have folks spill out onto their property
at different times. The Church allows people to come over, access their property and that’s great.
They’ve got birds and animals living there, and that's fine. When you have a rural piece of
property that you mow every so often, you know you're going to have wildlife. But with change,
whether it's residential houses that go in, or a situation like this, it's going to change things. The
Pastor went on to say that he doesn’t get the impression that there's been a lack of
communication. He has visited one of their existing communities and it's well maintained; the
neighbors have a good buffer; and the communities around them don't seem to have suffered.
The developments look good, and there doesn't seem to be a lot of traffic. This development
could be a good service to the community and to church life, they call it ministry. Senior adults
are good neighbors, they're good mentors, and Pastor Cosgrove believes this will be a good
situation. The Church wants to continue being good neighbors. And the Pastor urged the
Commission to support this because it would really help. The Pastor said that Mr. Matisse,
hearing what the potential neighbors are saying, will work with them, and thinks that something
could be worked out. The Church has also talked about the emergency access, and about the
retention/detention pond. They have asked the same kind of questions to even come to the point
to sell the property. The congregation had their concerns and they have been satisfied. Getting
a Church to part with property, that's a miracle, but it was a unanimous decision within our
congregation to let this go because the congregation believes in what's going to go in there. The
Church can still be good neighbors, and they think Mr. Mattise wants to make it a win-win all
round with the City also.
Mark Matisse, 3200 Rankin Street, Dallas, TX 75205 – Mr. Matisse returned to the podium to
address comments made by prior speakers. Mr. Mattise spoke to delineate who they are, are
they cottages, apartments, duplexes? Mr. Mattise states that when he thinks of an apartment,
he thinks of a multi-story building. If you want to say that an apartment is a single story attached
dwelling, we're a single story attached dwelling. Some of them are, four-plex’s, some of them are
eight-plex’s. But at the end of the day, if you drive through any of their communities, it looks like
a single-family residential area. They have developed these in the past, putting a condo
declaration on them and selling them individually under the declaration as condos, so it could be
considered a condo community. It can be called a townhome community, it could be called
single-family attached, duplex attached, etc.
In response to a question by the Commission, asking if it is something about the concept, or the
business model, why they are requiring a lease, Mr. Mattise stated that the first community that
they developed was in Plano, called The Village of Prestonwood. It was a 127-unit active adult
community for sale. They put a condo declaration on it, basically the same as these cottages
and sold them. They underestimated a couple of things – first, the average age of the residents.
It was a 55 and older community. They thought it would be 60–65-year-old people trying to
downsize. The average age was still about 80 years old and the majority of the people coming
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in to look at the cottages preferred to lease, as opposed to buying. The scenario is, you’re in a
market right now that you're getting a lot of money for your house, probably more than you ever
expected to get. You have an opportunity to take that money and lease living space, as opposed
to reinvesting in a high market. Because of their age, their health potentially, they would prefer
to keep that money as opposed to reinvesting it. It was just a function of that community and
what the overriding preference was. There are still people that would prefer to buy at 80 years
old, but the majority of what they found was they preferred a monthly lease.
Mr. Matisse discussed lighting in the community, and states that they probably under light overall.
The reason is because people just don't get out at night in their communities. There is no site
lighting per say, meaning pole lights that are standing by themselves. What they do have are
lights on the ends of the communities and coach lights on the garages, that operate on photocells
and are all LED. There are no streetlights, there's no need for them and there will be no lighting
encroaching on neighboring properties.
Mr. Matisse spoke about the trees and the topography of the land in that the natural fall of the
land is toward Central Drive and the church, making this a cut and fill site; cutting from the back
and filling to the front, to level the site. Mr. Matisse said that it is not always easy to save trees,
but they will save whatever they can. What is planned is to provide a canopy tree every 30 feet.
In response to a comment from the Commission where it was stated that in previous zoning
cases, developers have been asked that if it is possible to preserve trees along the property line
and along the end. Some of the concerns of the neighbors are the trees just on the other side of
their property, and if there were a way to preserve those. Mr. Matisse responded by saying that
trees where there are vast elevation differences cannot be preserved and he just doesn’t know
at this point how many or how few are going to be able to be saved. Mr. Matisse stated that they
are cognizant of that and will try to save whatever they can.
Mr. Matisse spoke that the fence was mentioned at the home owners meeting and the consensus
opinion at that time was that the neighbors did not want a double fence, the reason being that
weeds tend to grow in between, rodents tend to like to live in the in between space, and they are
generally more difficult to manage. The overriding interest was in replacing all the back fences
around the project with a uniform fence. There could be retaining walls and other things that
come that we'll have to do to make it work, such as a fence that is unusual and hard to match,
but they'll do what they need to do to make everybody happy and make it all work. Mr. Matisse
doesn’t have a problem with an eight-foot fence and doesn’t have a problem replacing all of them
in a uniform way and working with anyone that has a special fencing circumstance.
Carol Hicks, 2636 Talisman Court, Bedford, TX 76021 – Ms. Hicks asked when the construction
on this development would start, and how long would construction take. Ms. Hicks also asked
about the possibility of their homes being in the way of the development what that scenario would
be. Chairman Carlson assured Ms. Hicks that the neighboring properties are not part of the
development. Mr. Matisse reported that a first-quarter, 2022 start and a 14-month construction
period is planned.
Stephen Valudos, 2612 Talisman Court, Bedford TX 76021 – Mr. Valudos came forward to
request clarification on the detention pond and its location, to which staff pointed out on the
presentation screen (bottom right of development, as shown).
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Mani Rhavi, 6609 Candlecreek Lane, Plano, TX 75024 – Mr. Rhavi was present for a separate
case but wanted to speak about a similar issue that he had in Plano. Mr. Rhavi was previously
buying two acres of land and come up against objections from the public, the neighbors with what
he intended to build. Mr. Rhavi reports that he went to the homeowner’s association and talked
to them about the land being possible for commercial or residential land use by right. To be
residential he needed to add an alley, as surrounding properties had alleys. Mr. Rhavi says that
he compromised with them and agreed to spend an additional $150,000 (10 houses at $15,000
extra for each house) and the homeowners association was pleased. They had an agreement,
because after approval, a developer may change their mind, but the zoning is in place, and they
could potentially sell the land and can go elsewhere. So even though it was a small piece of land,
the homeowners association allowed him to do a Planned Development (PD). A signed
agreement was part of the PD, in that Mr. Rhavi had to put in the alleys. The vote was successful,
and the project was good.
Chairman Carlson closed the public hearing at 7:22 p.m.
In response a question from the Commission, it had been mentioned that a property close to this
case is zoned commercial, Wes Morrison replied that there is no property adjacent to this case
that is currently zoned commercial. A property to the west is zoned Service Commercial (S), and
Wes thought one of the earlier comments during the public hearing was that part of this property
is zoned commercial is not accurate. None of this property is zoned commercial, a portion is
zoned R-15,000, which is single-family residential, detached, 15,000 square foot lot, and the
other portion part is zoned R-7,500, which is single-family residential, detached, 7.500 square
foot lot.
Commissioner McMillan asked to make a few comments. Ms. McMillan commended Mr. Matisse
because she thinks that this product is something that's needed. She likes the one-story layout
and thinks that this is something that is necessary for all of us as we grow older. She also agrees
with the Pastor that change comes, it can't always be expected that the land behind us is going
to remain open as a nature center for all time. Ms. McMillan lives in a neighborhood where it
backed up to the Heartis facility that was built, and the neighbors in her community were not
happy about it. But the difference on that one is that that tract of land they knew was a commercial
tract of land, and at some point, they knew that some type of commercial facility was going to be
coming in. Ms. McMillan’s concern on this site is that the neighbors here, this land is zoned
residential and the Comprehensive Land Use Plan shows this land to be low density residential,
or schools, churches or semi-public use. It never shows anything for a higher density residential
on that, so they had an expectation that something at this density was not going to happen behind
their homes. For this reason, and because she doesn't feel like this zoning change meets with
the City’s comprehensive land use plan and is not compatible with the surrounding
neighborhood, Commissioner McMillan will be voting no on this.
Chairman Carlson made a few comments. Chairman Carlson stated that Commissioner McMillan
makes a good point. This is the second case in two meetings regarding some odd-shaped lot that
someone's come in and said, let's redevelop it as a dense subdivision. In that case, it was also
an odd shape. He gets it, because the City is down to the last few parcels, as the City like 98
percent built out maybe almost 99 percent. These are it. These are the remaining or available
fragments. In turn you have a community, both owners and developers, that are trying to make
something out of it that's of a higher and best use than what's already there. And of course, there's
all sorts of reactions and opinions and discussions about that, most which are valid, so Chairman
Carlson says that he is wrestling with it also.
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Chairman Carlson also commented that this is the second meeting in a row that a complaint about
the public notices was heard. State law is to notify properties within two hundred feet from the
edge of the proposed property, and the City has been nothing but diligent the entire time, for as
long as he has been on the Commission in notifying people. If you weren't notified, it was either,
metaphorically, lost in the mail or your property is outside the 200 feet mark. Nobody is being
slighted if a neighbor didn't hear anything, they may very well live across the street and the 200foot line is down the middle. The people across the street will not be notified officially. So just FYI
since we’ve got a big crowd here, there's nothing nefarious about that. It's two hundred feet. The
City is very good about that those are the people that get notified.
Commissioner Quigley also asked to express his opinion. Mr. Quigley stated that there is very
little developable property left in Bedford, only a small bit of open property. Cases have been
turned down where commercial ventures wanted to come in and put in a storage facility, two of
those in just recent years and one of them came back either two or three times with different
plans. Each time they were denied because the City may have similar facilities already. With these
little pockets of property around Bedford, it is good that somebody wants to put housing in. The
fact that one third of this property is currently non-taxpaying (tax exempt) property right now, and
Bedford could use the additional tax revenue, converting this land to something that now will pay
property tax is positive thing. Plus, people may come in from surrounding areas to visit family
members, perhaps they will drop in at the Baptist Church, or buy gas at the new 7-Eleven, stop
at one of our three new liquor stores, and spend some sales tax money in Bedford, because that's
what the City really needs is the revenue. Commissioner Quigley closed by saying that he is very
excited about the last couple of cases that have come through that have been development
related.
A discussion was made between the Commission members about the privacy value of an 8-foot
fence versus a standard 6-foot fence, and that the height of the fence could be added to the
motion as a condition of approval.
There being no further discussion, a motion was made.
Motion:

Commissioner Quigley made a motion to approve Zoning Case PZ-PUD-202150046, with the condition an 8-foot-high unified perimeter fence of uniform materials
be considered in the final plan.
Vice Chairman Davis seconded the motion, and the vote was as follows:
Ayes: Chairman Carlson, Vice Chairman Davis, Commissioners Quigley, Henderson,
Manire
Nays: Commissioner McMillan
Abstention: 0
Motion approved 5-1-0. To be considered by City Council on December 14, 2021.

4. Conduct a public hearing and consider a request to rezone property legally described as
Lot A, Block 1 of the First United Methodist Church – Bedford Addition, commonly known
as 1101 Airport Freeway, Bedford, Texas, and consisting of 0.376 acres, from Service
Commercial/Specific Use Permit for Children’s Day Care (S/SUP) to Service
Commercial/Specific Use Permit for Children’s Day Care (S/SUP), amending an existing
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Specific Use Permit to allow an expansion of an existing day care facility. The property is
generally located northwest of Shady Wood and Shady Brook Drive. (PZ-SUP-2021-50057)
Chairman Carlson recognized Wes Morrison, Neighborhood Services/Planning Manager.
Wes presented Zoning Case PZ-SUP-2021-50057 which is essentially an amendment to an
existing SUP for a daycare center on the property located north of Airport Freeway, and west of
Shady Brook Drive. The original SUP was approved in 2016 for the daycare use. The property is
zoned Service Commercial (S) and has a future land use designation of Service Commercial (S).
The applicant is proposing to amend the SUP to add a little over 1,000 square feet to the existing
1,800 square foot building to daycare use. The city’s zoning ordinance sets minimum conditions
for daycare uses, one being that the playground equipment or facilities shall not be located within
50 feet of a residential area or property, and two that the vehicle stacking plan, which satisfies
drop off and pickup situations shall be provided. Currently on the site, the playground equipment
is closer, in that it is approximately 30 feet to a residentially zoned property, however, the 2016
SUP approved the location of the playground on the property, and that's not changing with this
application. The second thing is, there is not a designated drop off zone. Stacking is not required
in this application. As for site conditions, there are 10 existing parking spaces on the property,
based on the information provided by the applicant, and that is sufficient parking for the use. No
changes are being proposed to the landscaping, or to the screening walls.
The property is located within a floodplain and the proposed expansion could encroach the
proposed floodway based on preliminary maps. What that means is, in 2016 when the applicant
came in, the property was already built, it was an existing structure, and it was already in the
floodplain. The applicant is proposing to add on to that by a little over 1,000 square feet. Therefore,
he's building in the floodplain, which is permitted, but that's under existing conditions. FEMA has
already produced their preliminary maps that are set to be adopted sometime in the near future,
possibly beginning of the year. Staff does not feel that they would be doing their job if they allow
the approval of an addition that could encroach the floodway, which is not permitted. The
applicants are aware of the staff’s position, as several conversations have occurred with the
applicant. In their backup documents, the applicant has provided a letter explaining how they have
mitigated the flood situation. The applicants are present and can go into detail about that. From a
Commission standpoint, staff wants you to know that this is in the floodplain, and they will be
building in the floodplain if approved. Based on the preliminary FEMA maps, staff is not sure, but
they could be encroaching on or coming very close to the floodway.
Surrounding land uses to this site – east and west sides are bordered by religious facilities. There
is a drainage easement on the west property line, and on the north side is single-family residential.
An interesting fact, going back to the floodplain area, is that a few years ago the properties just to
the north and two other lots adjacent to this site were purchased by the City as a part of the flood
mitigation plans to get those properties out of the floodplain.
In response to questions by the Commission, Wes explained that Public Works is part of the city’s
Development Review Committee (DRC) and as such, these applications run through them.
Development has had numerous meetings with Public Works, the City Engineer, the applicant
and his development team and it is going to require more drainage study on their part to satisfy
the City Engineer and Public Works department regarding this issue. Wes explained the letter
from Strand detailing the base and finished floor elevations, and that this letter is based on existing
adopted maps, not the proposed FEMA maps of which the City is aware. FEMA has proposed
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that the maps be changed from floodway to floodplain, and the maps are proposed at this point,
but not yet adopted. The proposed changes are based on recalculations of the water flow rates
changing to a dense floodway.
The Commission requested clarification on Wes’ earlier statement about approving the zoning
case, to which Wes stated that he wanted to make sure the Commission was aware that if they
approve the zoning, they are approving an expansion that possibly encroaches into the floodway,
which would require more drainage study be done by the applicant using the proposed FEMA
flood maps, as everything submitted to this point has been based on current FEMA flood maps.
The Commission and staff discussed possible mitigation efforts that could be taken during the
design phase to allow the expansion. If the zoning is approved, and the area does become a
floodway, when the applicant applies for building permits with the city, they will have to prove how
they plan to mitigate the floodway and floodplain issues. No exact date has been determined as
to when the new FEMA maps will be adopted. The Commission commented that it has been a
long time since FEMA drainage studies have been done in Bedford.
In response to a question by the Commission about parking and the minimum number of spaces
required per student and maximum student count, Wes confirmed that the State is the entity that
regulates how many students are allowed per square foot and this is checked during the facility
inspection process. The applicant used the State’s formula to provide occupancy levels on the
plans. The City can set the building occupancy level at a similar count.
Chairman Carlson asked the applicant to come forward and address the Commission.
Wayne Rowe, 1101 Airport Fwy, Bedford TX 76021 – Mr. Rowe introduced a history of the
property, in that the building was a former pest control office, and when Mr. Rowe and his wife
were seeking care for their children, they realized that day care is as expensive as college, it just
happens 18 years sooner. He explained that Mrs. Rowe was a teacher at the Martin Methodist
Preschool until that facility shut down, and the parents loved her so much Mr. and Mrs. Rowe
bought this building and started Mid-Cities Scholars in 2016. Mr. Rowe gave a presentation on
the business stating that they are at capacity in their current 1,800 square foot space with a waiting
list for all age groups. Mid-Cities Scholars provides good-quality, affordable childcare. They get
rave reviews from parents and teachers in the HEB community whose children attend the
program. The daycare pays premium salaries to their teachers, including health insurance, and
provide transparent, affordable pricing for parents. Bedford is where the Rowe’s started, and they
really want to expand this current location.
Mr. Rowe went over the existing site plan and the as-built plan showing the expansion planned
on the west side. Mr. Rowe spoke of their initial drawings being a much bigger expansion, but
they realized that it would have encroached on the easement to the north and then the
requirement around parking is based off the number of students. So, they reduced the size of the
proposed building to accommodate those items.
Mr. Rowe mentioned the letter from Strand, being tied directly to the expansion. They plan to raise
the elevation of the building a full foot above the elevation of the existing facility. So, the base
flood elevation is 559 feet, whereas the finished floor elevation of the existing structure, is 560
feet. They are planning to add exit ramps and raise the height of the addition by a full foot to follow
the existing FEMA requirements related to the existing flood maps. Mr. Rowe displayed a picture
showing what that looks like, it's already paved, the drainage channel is in place, and the inlets
where water would flow in. Based off the FEMA proposed maps, they have done a little bit of
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research and their existing facility would be in the same position as their addition. The proposed
flood maps notwithstanding, all those same conditions existed five years ago and the approval
from the PLANNING AND ZONING Commission, and the City Council was the condition under
which the Rowe’s purchased the property in the first place.
Mr. Rowe closed by asking that the Commission and City allow them to move forward with this
expansion. They have waiting lists across all the classrooms, and a desperate need in the
community to provide the same great service they have been providing for the past five years.
Mr. Rowe presented an elevation certificate they had obtained from a third party, certifying what
they know to be the case. Mr. Rowe stated that they built their construction documents based on
conditions that had already been set, and at increased costs to them. Mr. Rowe said that his
general contractor was in the audience and could attest to the increased cost per square foot that
this expansion would need due to mitigating factors put in place to offset the elevation
requirements.
In response to a question from the Commission, asking if the applicant knew the proposed FEMA
flood elevation, since Mr. Rowe had mentioned the base flood elevation of 559 feet and the
existing finished floor being 560 feet, Mr. Rowe replied that the short answer is no, because the
proposed maps don't give that level of detail.
In response to further questions by the Commission regarding building capacity, Mr. Rowe
explained that capacity is regulated by the Texas Department of Family and Protective Services.
TDFPS regulates the number of children allowed per teacher, and that is based off on the size of
the classroom, as well as the number of teachers in the classroom. Generally, based off the age
of the children, the capacity can range anywhere from four children to one teacher, all the way up
to twelve children per one teacher. However, one of the things that Mid-Cities Scholars pride
themselves on, and the reason why parents of children who are three-year heart surgery survivors
to allow their children to attend our campus, is that they have smaller classrooms. The two
additional classrooms provided by this expansion are going to be two smaller classrooms, but
they will provide a little more space to accommodate a few more children.
In response to a question from the Commission regarding why the addition had to go west
technically into the flood zone as opposed to, north, where the current playground is, and just
move the playground, Mr. Rowe stated that they had looked at that possibility, but they could not
make that work due to the easement on the west side.
Chairman Carlson provided commentary that it is a frustrating situation because Mid-Cities
Scholars has been here a while. And while this may not necessarily be a legal problem for the
city, it could result in a problem between the applicant, the city, and their insurance companies.
In the end, the question is legal liability, whether the Commission approves or disapproves. Once
the proposed FEMA maps are official, then it will become a different conversation.
Wes Morrison stated that it can be seen on the improved maps the line showing where the
floodplain is on the property as it stands today, and there’s a line based on the proposed improved
map. The question is, do you want to make an existing problem a bit more of a problem, because
that is essentially what you are doing by encroaching on a floodplain. From a staff perspective,
Wes feels they would be amiss if they did not at least make the Commission aware, especially
considering that City Council made a significant investment years ago to mitigate flooding of
surrounding properties already. Wes commented that Staff will review building plans in
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conjunction with the numbers that are the official FEMA maps known to be the most current at
the time of the permitting process, and at this time, that would be the proposed FEMA maps.
Chairman Carlson stated that he wanted to reiterate legal liability to the Commission members,
and that there are legal liabilities in volunteering for this Commission. Chairman Carlson stated
that he wanted to make sure that all Commissioners understand that hypothetically, if zoning is
approved, and the plans will go forward, they are not opening themselves up to a legal matter.
Wes Morrison spoke that, legally, Chairman Carlson is correct. While there are some legal
responsibilities of both Commissioners and City Council members when they approve items, this
case is not one of them.
The applicant, Mr. Rowe stated that he wanted to make sure that if they are fortunate enough to
receive approval from the Commission, they will not have to go through this same process again
when they submit for building permit. Mr. Rowe stated that they had already had their construction
planning documents prepared and submitted to the building inspector, then they were informed
that they needed approval from the Planning and Zoning Commission. The applicants thought
they had gone through the process because they thought they had addressed the city's comments
when they increased the elevation of the building and made other changes. So, Mr. Rowe is trying
to be sure that once they received approval here, they’re not fighting the same uphill battle when
they go for building permitting.
Chairman Carlson replied to Mr. Rowe that the Planning and Zoning Commission is a
recommending body only, and this case will still have to go to City Council for another public
hearing and approval. But in terms of process, no, this would probably be it unless he were to
come back with another SUP or another site plan because of these future potential issues.
Chairman Carlson went on to say that the floodplain permitting, and building permits are all
internal to the city. By approval tonight, the Planning and Zoning Commission would simply be
recommending that this is a good use of that land, which apparently is just an enhanced use of
the current use. Also, if the City Council has taken floodplain and floodway considerations into
account in the past, they are probably going to want to talk about it at their meeting with the same
level of concern as this meeting, regardless of tonight’s outcome.
Commissioner Henderson made a comment that the problem here is that with the rules that are
in place right now, we are OK. But the rules, staff believes, are going to change, and that could
make it a future problem.
Wes replied to Commissioner Henderson’s comment and said that staff goes with the most
updated maps that they have. Granted, they may not yet be approved, but they are proposed
FEMA maps, so they are not going to not approve them. If the City didn’t know these maps were
out there, or if FEMA never notified the City of the proposed maps, there may still be a
conversation, but not as big a conversation. But in this case, we do know what the proposed maps
say, and we have copies of them. Could they change a little bit? Possibly. But they are not going
to change as much as taking the whole building out of the floodway.
Commissioner McMillan asked a question in that today the Planning and Zoning Commission is
being asked to amend the Specific Use Permit (SUP) for the existing use to allow for the
expansion of the daycare use. But like anything that PLANNING AND ZONING and City Council
approves, it still must go through permitting and engineering, and those are things that must also
be approved. Even though a use receives approval, that does not mean that it gets to be built.
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The applicant still has certain rules and ordinances to follow. So, today, if the expansion is
approved, it still must go through permitting, public works and flood planning. Wes confirmed, that
is correct.
Wes Morrison spoke regarding a hypothetical situation that the Commission presented, if the
Commission recommends approval tonight, and the City Council approves it at their meeting, then
the applicant may build to their site plan - the way it is been presented tonight – if they meet the
building permit requirements and the floodplain development requirements. Wes said that he had
an engineer once tell him, you can build anything, if you want to put enough money into it. So, it
may come back and that's a business decision Mr. Rowe will have to make, in that the zoning got
approved, but there is still flood-proofing to perform, a retention pond or retaining walls to be built,
or whatever else may be required. Mr. Rowe may have to do drainage studies to determine what,
if anything, must be done to satisfy building permitting requirements. Wes addressed the
Commission to say, by approving the site plan tonight, essentially you are approving a policy that
the City is going to allow encroachment, or further encroachment, into floodplains.
Mr. Rowe asked to make final remarks. One of the things that he has seen is that in contrast to
the existing building, this will be much more property-specific relative to the mitigating factors put
in place on the property. With that being the case, based off the original concerns of staff, they
increased the elevation in the building, added exit ramps and assorted other things not in their
original plans. All of that increased the cost of the overall project to accommodate the initial
response to the City’s concerns. Now there are these proposed flood maps that say our entire
childcare center facility is in a floodway, then there's not much that can be done about it. So, if
there is an instance where we're having to do all this additional work and due diligence, guys,
we're not going to do that. We’re just going to continue to do what we've been doing there, the
smaller facility and expand in Euless and expand in other areas. But their desire is to do it here,
in Bedford, with an existing clientele with waitlists in all our existing classrooms. Mr. Rowe went
on to say they certainly understand the risks and the liability exposure, and they take all of that
on – the increased insurance premiums, flood insurance, all those things would be considered by
insurance carriers as well as the mitigating factors we've put in place. Mr. Rowe said that they are
not going to spend the money on all these added costs when they feel they have already done
enough based on the currently enacted maps. No engineer is going to certify anything based off
proposed maps. Everything that they have, everything that has been presented to the
Commission is based off currently enacted FEMA maps.
Chairman Carlson opened the public hearing at 8:17 p.m.
Chairman Carlson closed the public hearing at 8:17 p.m.
There being no further discussion, a motion was made.
Motion:

Commissioner McMillan made a motion to approve Zoning Case PZ-SUP-202150057, amending the existing Specific Use Permit (SUP) to allow the expansion of
an existing day care facility, subject to the property meeting the building permit
requirements for building in the floodplain.
Commission Manire seconded the motion, and the vote was as follows:
Ayes: Chairman Carlson, Vice Chairman Davis, Commissioners Quigley, McMillan,
Henderson, Manire
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Nays: 0
Abstention: 0
Motion approved 6-0-0. To be considered by City Council on December 14, 2021.
Commissioner Quigley stepped out of the Council Chamber at 8:19 p.m.
5. Conduct a public hearing and consider a request to rezone property legally described as
Lot 35 of the JR Murphy Subdivision, commonly known as 2513 Bedford Road, Bedford,
Texas, and consisting of 0.489 acres, from Single-Family Residential Detached – 15,000 (R15) to Single-Family Residential Detached – 9,000 (R-9) to allow two single-family lots. The
property is generally located at the northwestern corner of Murphy Drive and Bedford
Road. (PZ-PUD-2021-50083)
Commissioner Quigley returned to the Council Chamber at 8:22 p.m.
Chairman Carlson recognized Wes Morrison, Neighborhood Services/Planning Manager.
Wes presented Zoning Case PZ-PUD-2021-50083 which is a request to rezone property located
at 2513 Bedford Road from R-15 to R-9 to allow two single-family lots. The future land use
designation for this property is commercial. The property is located at the northwest corner of
Murphy Drive and Bedford Road, and the site is about 21,000 square feet. The applicant wants
to develop two single-family detached residential uses on the lot; therefore, they need to rezone
to R-9. There is no major difference in the uses permitted between the two zoning districts, the
biggest would be the minimum lot size. Lot size proposed would be 9,000 feet versus 15,000 feet
and the dwelling size of 2,000 versus 1,500 square feet. Surrounding uses are single-family
developed to the north under the R-15 zoning district, Service Commercial (S) and religious
facilities to the west, single-family detached to the southwest, multi-family to the southeast and
another religious facility to the east of the site. Public notifications for the rezoning request were
sent out to the 14 property owners within 200 feet of the site, and there have been no responses
in favor or against the request. Tonight, the Commission is conducting a public hearing and
recommending either approval or denial of the request. This is a straight zoning request; so
conditions cannot be added.
In response to the following questions by the Commission: since this is about recommending
approval to allow a zoning change to become two lots, how will these two lots be divided, will they
be divided to cut across Murphy drive, where will the entrance be, it is currently off Bedford Road.
Wes replied that the zoning ordinance does not dictate how the vision would happen other than it
could just be done between the two 9,000 square foot lots. The subdivision ordinance, however,
states that residential uses cannot have an access point onto a major thoroughfare, and Bedford
Road would be considered a major thoroughfare, the lots would have to be divided so they would
have access off Murphy Drive.
In response to a question from the Commission whether this property has come before the
Commission before, Wes replied, not to his knowledge, and checking with the Development
Director, Andrea Roy, she commented that there has been interest, but nothing in the records
regarding formal action taken.
In response to a question from the Commission about zoning, Wes commented that this property
is designated in the Comprehensive Land Use Plan as a commercial property, Typically, what
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that means is that it is not uncommon that you would have commercial along Bedford Road and
at these intersections, kind of like the Service Commercial (S) property to the west of this property.
Also, the Comprehensive Land Use Plan is a future land use guide, it is meant to guide future
land use decisions as to how to make decisions.
Commissioner McMillan recalled that this property has come before the Planning and Zoning
Commission in the past, and she recalled the request was to rezone it to Service Commercial (S).
At that time, the concern of the Commission was not knowing what the service commercial use
would be. The Commission wanted them to come back when they had a confirmed use.
Chairman Carlson asked the applicant to come forward and address the Commission.
Amirali Fazalbhai, 5356 Elmdale Drive, Watauga, TX 76137 – Mr. Fazalbhai spoke that, yes, this
project has come up before. Mr. Fazalbhai and his brother bought the property in 2018, hoping to
develop it for both of their homes. Mr. Fazalbhai’s son went to school across the street at the
Methodist School, and Mr. Fazalbhai had lived in the area for 30 plus years, owned a real estate
office in Bedford, which was in the Wells Fargo building at one time, now Happy State Bank. The
brothers grew up in the midcities area, and purchasing this property was an intent to come back
home and build two homes for their families. Mr. Fazalbhai and his brother are in their late 40s.
When they bought this property, they ran into the issue of the future land use of being designated
as commercial. That was discovered after they purchased it, by submitting plans to build two
homes. They are builders. Mr. Fazalbhai has been a real estate broker since 1998. He has been
in development of residential and commercial since 2000, and today he works for one of the
largest commercial banks in the United States as their Commercial Senior Executive.
Mr. Fazalbhai went on to say that when they looked at this property, there really wasn't an intent
to buy it for a commercial purpose. Nevertheless, once purchased, it was theirs. So, for two years
they deployed everybody and then some that they could, to try turn it into a commercial property
and use it for professional office suites, multi-flex, daycare, anything commercial. They received
no interest from anybody wanting to take it on as a commercial property. Mr. Fazalbhai states that
they are not spec builders, so they didn't want to just put a building up, plus, the City wanted to
know what was going to come there before they would allow moving forward as commercial. They
have built a ton of commercial in their careers, but they typically don't build spec. Momentarily
you will hear from a couple of Mr. Fazalbhai’s team members and other folks hired to put this
project together. However, from mid-2018 to today, his phone rings every week about this
property, someone that wants to buy it for residential use. Mr. Fazalbhai lets them know that the
City has this property’s future land use designated as commercial. The calls don't go further than
that. Mr. Fazalbhai has hired brokers and associates of his that have tried to market this property,
and even they couldn’t really turn this into a commercial property. So, ultimately what they would
like to do is their original plan. This property is just a little shy of being able to put two properties
on at the current zoning level, and that's why we're asking for the special consideration to R-9.
They would like to put two single-family homes for their families, to move back to Bedford and
come back home, essentially.
Chairman Carlson opened the public hearing at 8:34 p.m.
Nathan Klem, 16301 Ledgemont Lane, Addison, TX 75001 – Mr. Klem came forward to clarify
that he had been helping with the design on this site, and there is a conceptual site plan showing
the two lots. The two lots would have a shared entrance on Murphy Drive. It is Mr. Klem’s opinion
that residential is probably the better use for this piece of property.
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Mani Rhavi, 6609 Candlecreek Lane, Plano, TX 75024 – Mr. Rhavi came forward to state that
they currently have a bulk commercial property available since COVID. People are doing work
from home and everything commercial has come down. So, based on this location and even the
property’s first impression, and complete malls being vacant, even while doing everything to try
to help tenants, Mr. Rhavi says that he feels this will fit much better into the residential, than
commercial mold.
Jim Kelly, 2846 Peninsula Drive, Grapevine, TX 76051 – Mr. Kelly states that he has been a
broker for almost 20 years and was hired twice to try to market this property as commercial. Mr.
Kelly’s business does about $80 million in commercial leasing and sales in Northeast Tarrant
County annually. Mr. Kelly reports that he did not receive even one inquiry for commercial on
this property. The property just doesn't support it from a demographic, traffic count, etc., and
there are no traffic generators. So, the number one inquiry type on this property was for
residential construction. Mr. Kelly also does office retail leasing all over North Tarrant County,
and this property just doesn't support that. Mr. Kelly believes the future zoning designation is
kind of off-base with this particular property.
Lacy Mulani, 813 Glen Abbey Drive, Southlake, TX 76092 - Ms. Mulani is a commercial and
residential real estate agent and has been trying to help market this property. They have tried
pretty much everything with commercial, same as what Mr. Fazalbhai said. They do not get any
phone calls on commercial for this property, but they have a lot of inquiries about residential.
Most people want to know if it can be subdivided, which is pretty much exactly what her client
had in mind. Knowing that it would be personal homes for the two brothers, with the entry on
Murphy Drive, Ms. Mulani thinks this makes the highest, best and most sense for this property.
Ms. Mulani understands why the future use of commercial is in place, but it is a really tough
corner, and Ms. Mulani urges the Commission to approve this zoning change.
Chairman Carlson closed the public hearing at 8:39 p.m.
Chairman Carlson brought up the possibility that this action may be considered spot zoning, but
this case does not fit that narrative in that it is already zoned residential, but from one angle, it's
not quite developed well, it's zoned R-15 and if you develop a 15,000 square feet home, you
have 6,000 square feet that you cannot use for another home. Meaning, you cannot build two
houses on it while it is zoned R-15, so this is down zoning, but Chairman Carlson concludes that
it doesn't feel like the same as spot zoning. Chairman Carlson pointed out it is the same dilemma
the City has in that the City is down to these odd-shaped or pocket pieces of land, and it's a
double-edged sword. The City wants them developed because, they're not doing much now just
sitting undeveloped; but on the other hand, a lot of them are difficult sites, and there's a reason
why they haven't been developed.
There being no further discussion, a motion was made.
Motion:

Commissioner Quigley made a motion to approve Zoning Case PZ-PUD-2021-50083
as submitted.
Commission McMillan seconded the motion, and the vote was as follows:
Ayes: Chairman Carlson, Vice Chairman Davis, Commissioners Quigley, McMillan,
Henderson, Manire

2046

PLANNING AND ZONING COMMISSION
MEETING MINUTES OF NOVEMBER 16, 2021

DRAFT

Nays: 0
Abstention: 0
Motion approved 6-0-0. To be considered by City Council on November 23, 2021.

ADJOURNMENT
Motion:

Commissioner McMillan made a motion to adjourn.
Commission Henderson seconded the motion, and the vote was as follows:
Ayes: Chairman Carlson, Vice Chairman Davis, Commissioners Quigley, McMillan,
Henderson, Manire
Nays: 0
Abstention: 0
Motion approved 6-0-0.

The Planning and Zoning Commission meeting adjourned at 8:43 p.m.

________________________________
Chairman Carlson
Planning and Zoning Commission
ATTEST:

________________________________
Andrea Roy, Acting Secretary
Planning and Zoning Commission
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January 13, 2022
REGULAR MEETING OF THE BEDFORD
PLANNING AND ZONING COMMISSION
AGENDA ITEM 2.
Public Hearings
Archangel Michael Church SUPPZ-SUP-2021-0000092

Planning & Zoning Commission Staff Report
January 13, 2022
Case# PZ-SUP-2021-0000092

Prepared by: Wes Morrison

Agenda Item:
Conduct a public hearing and consider a request for a Specific Use Permit to allow the expansion
of a church property, legally described as Lot 2, Block 1 of the St. Vincent’s Addition, commonly
known as 1717 Schumac Lane, Bedford, Texas, and consisting of 3.742 acres. The property is
generally located on the north side of Schumac Lane, east of Forest Ridge Drive. (PZ-SUP-20210000092)
Applicant
Property Owner
200 Foot Property
Owner Notification
Existing Zoning
Proposed Zoning
Zoning Map:

Archangel Michael Coptic Orthodox Church
1717 Schumac Lane, Bedford, Texas 76022
Jim Dewey, JDJR Engineers & Consultants
2500 Texas Drive Ste 100, Irving, Texas 75062
35 Notices Sent Out
1 Comment Received (as of January 10, 2022)
Single-Family Detached Residential – 7500 (R-75)
Single-Family Detached Residential – 7500 (R-75)
/Specific Use Permit/Religious Facility
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Background & Summary of Request:
In 2015, City Council approved a Specific Use Permit (SUP) to allow a religious facility on the
subject property. The site is developed with a 17,500 square foot building and 153 parking spaces.
The applicant is requesting to construct a new 8,300 square foot sanctuary on site and an additional
3,900 square foot building in the future for classroom and fellowship hall space.
Since the proposed buildings were not included in the 2015 SUP request, an amendment is being
requested.
Development Review Analysis:
The purpose of requiring Specific Use Permits for any use typically falls into one or more of the
following categories:
1. Determine if the use is appropriate based on site design/layout; or
2. Determine if the use is compatible with the existing site and surrounding built
environment; or
3. Determine if conditions are needed to ensure the compatibility of the use; conditions
can be applied related to the design/layout of the site or the operation of the proposed
use.
Surrounding Zoning/Land Use:
Zoning of
Adjacent Property
Land Use

North

South

East

West

Multi-Family (MF)

Single-family
Detached (R-75)
Single-Family
Detached

PUD

Single-family Detached
-7500 (R-75)
Religious Facility

Garden Style
Residential Apartment

Single-Family
Detached

Use Explanation and Minimum Specific Use Permit Conditions:
The Zoning Ordinance defines each use and provides minimum conditions for uses requiring
SUPs. Below is the definition of Churches, Temples, and Synagogues (places of worship) and
minimum conditions for the SUP:
“Churches, Temples, and Synagogues (places of worship) – Buildings or group of buildings
in which practices, meetings, activities, and religious services are held. These buildings
may include accessory uses such as schools, day care centers, bingo parlors, and halls;
however due to the greater impact these uses are likely to have on surrounding residential
areas, these uses must be distinguished on a site plan for review during the Specific Use
Permit process.”
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Minimum Specific Use Permit Conditions:
“Any property line abutting a residential land use shall provide buffering and
screening as per Section 5.5 Screening Requirements subsection 5.5B Fence
Requirements for Commercial and Industrial Lots Abutting Residential Lots and
Section 5.6 Landscaping Requirements subsection 5.6D Locational Criteria 2.”
Staff Analysis: Section 5.5B requires a six (6) foot masonry fence between nonresidential and residential uses, the 2015 SUP site plan was approved with a six (6)
foot high wood privacy fence. Section 5.6D requires a minimum 20-foot-wide
buffer which must contain live plant material of the evergreen variety at a minimum
of four (4) feet in height at the time of planting and planted on six (6) foot centers
for the entire distance along which the development abuts the residential districts.
The 2015 SUP site plan requires a 25-foot-wide landscape buffer with trees planted
every 30 feet; however, it appears that a portion of those trees were either never
planted or have been removed. The applicant has proposed a site plan that complies
with 2015 approved SUP.
“Parking areas shall be designed that vehicles do not face any residentially-used
street.”
Staff Analysis: There are five (5) existing parking spaces that were approved with
the 2015 SUP, no changes are being proposed to those parking spaces and no
additional parking spaces are being proposed to face any residentially-used street.
“All outside lighting shall be directional when adjacent to any abutting residential
property.”
Staff Analysis: A photometric plan has been submitted that shows all light fixtures
to be 25 feet in height and a maximum of 0.1 light candles or less at all property
lines.
Off Street Parking Requirements:
The Zoning Ordinance requires one (1) parking space for every three (3) seats in the sanctuary;
according to the applicant there will be 400 seats in the sanctuary which requires 134 parking
spaces per the zoning ordinance. The 2015 SUP site plan provided 153 parking spaces, to
accommodate the proposed new buildings an additional 39 parking spaces is being provided.
Landscaping Requirements:
Total landscape area being provided is 23%,which exceeds the minimum required landscaped area
of 20%. As stated above, landscaping along the perimeter is planned to be replaced and updated
in accordance with the approved 2015 SUP site plan.
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Comprehensive Plan:
The Comprehensive Plan indicates the site to be located in the Schools/Churches/Semi-Public
Area. The proposed use is in general compliance with the Comprehensive Plan.
Staff Findings & Conditions:
Staff finds the following:
1. City Council approved an SUP for a religious facility in 2015 and the applicant is
requesting to amend that SUP to allow for the construction of an 8,300 sq ft sanctuary and
a 3,900 square foot future building for classroom and fellowship hall;
2. The existing 17,500 sq foot building is in general compliance with the SUP approved in
2015;
3. The proposed commercial use is in general compliance with the Comprehensive Plan.
In granting specific use permits, conditions may be imposed to ensure the proposed use is designed
and operated in a manner that is compatible with the surrounding area.
Exhibits:
A.
B.
C.
D.
E.

Aerial Map
Site Pictures
Property Owner Notice Map
Property Owner Correspondence
Application/Site Plan Package
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EXHIBIT A

Aerial Map
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EXHIBIT B

Site Photographs
Front of Existing Building

Single-family to the south

Church to the West

View of Site from Schumac
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EXHIBIT C

Property Owner Notification Map
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EXHIBIT D

Property Owner Correspondence
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January 13, 2022
REGULAR MEETING OF THE BEDFORD
PLANNING AND ZONING COMMISSION
AGENDA ITEM 3.
Public Hearings
Section 1.2 & Section 3.2 Zoning Ordinance
Amendment –
PZ-Zoning Amend-2021-50069

Planning & Zoning Commission Staff Report
January 13, 2022
Case# PZ-ZONING AMEND-2021-50069

Prepared by: Wes Morrison

Agenda Item:
Conduct a public hearing and consider making a recommendation to City Council regarding a text
amendment to Section 1.2.B of the Zoning Ordinance, entitled “Definitions” and Section 3.2.C of
the Zoning Ordinance, entitled “Permitted Uses” as they pertain to the regulation of Short-Term
Rental uses. (PZ-Zoning Amend-2021-50069)
Background & Summary of Request:
In October of this year, the City Council approved an ordinance requiring short-term rental units
to register and be inspected within the City. This new ordinance applies to one-family dwelling
detached and two-family dwelling/duplex structures that are rented for a period less than 30 days.
Currently, the zoning ordinance is silent on the use of short-term rental units, therefore this
proposed amendment adds the definition of Short-Term Rentals and includes them in uses
permitted within single-family detached uses.
The definition that is being proposed is the same definition City Council approved in the shortterm rental ordinance.
Attached are the redlines which illustrate the changes being proposed.
Planning & Zoning Commission Review Options:
Recommend approval or denial of the zoning amendment.
Exhibits:
1. Redlined version of Section 1.2.B and 3.2.C of the Zoning Ordinance
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1.2.B Definitions
Certain terms and words are herewith defined as follows:
ACCESSORY BUILDING OR USE - A building or use which is:
(1)

Subordinate to and serves a principal building or principal use.

(2)

Subordinate in area, extent, or purposes to the principal building or principal use served.

(3)

Contributes to the comfort, convenience and necessity of the occupants of the building or principal
uses served;

(4)

Located on the same lot as the principal use served.

"Accessory" shall have the same meaning as accessory use. "Subordinate" shall mean that twenty percent (20%) or
less of the area, extent or purpose of the principal use of the property.
ALLEY - A minor way, which is used primarily for vehicular service access to the back or side of properties
otherwise abutting a street.
ANTENNA - An arrangement of wires, rods, poles, etc. used in transmitting and receiving signal energy.
APARTMENT - A room or suite of rooms in an apartment house arranged, designed or occupied as the residence
by a single family, individual, or group of individuals.
AREA OF THE LOT - The area of the lot shall be the "net area" of the lot not to include portions of streets or alleys.
BASEMENT - A story below the first story (as defined under "Story") counted as a story for height regulations if
subdivided and used for dwelling purposes other than by a janitor or watchman employed on the premises.
BILLBOARD - A sign that identifies or communicates a commercial or non-commercial message related to an
activity conducted, a service rendered, or a commodity sold at a location other than where the sign is located.
BLOCK - A piece or parcel of land entirely surrounded by public highways or streets, other than alleys. In cases
where the platting is incomplete or disconnected, the Building Inspector shall determine the outline of the block.
BUILDING - Any structure built for the support, shelter, and enclosure of persons, animals, chattels, or movable
property of any kind.
BUILDING LINE - The minimum distance a building must be from the street or property line.
BUSINESS - Includes local retail, commercial, industrial, and manufacturing uses and districts as in Section 3.2,
Explanations of Uses and Specific Use Permit Requirements.
CARPORT - A structure with at least two sides open or partially open to the elements, composed of wood,
concrete, stucco, canvas, or other material, supported by columns or poles erected on a permanent or nonpermanent foundation for the purpose of covering a vehicle and protecting it from the sun, rain, or inclement
weather, including portable canvas enclosures (regardless of the number of sides open to the elements) used to
protect a vehicle from the elements.
CELLAR - That portion of a building between floor and ceiling which is partly below and partly above grade but so
located that the vertical distance from grade to the floor below is greater than the vertical distance from grade to
ceiling.
CENTRAL BUSINESS DISTRICT - The land area bounded by Bedford Road on the north and northwest, Airport
Freeway on the south and Murphy Drive on the east. The area is recognized as being the central commercial area
for the City of Bedford.
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CLUSTER HOMES - A detached, single-family residential development pattern in which the dwelling units are
grouped or "clustered", rather than spread evenly throughout a parcel as in conventional lot-by-lot development.
The remaining land may be used for recreation, common open space, and/or preservation of environmentally
sensitive areas.
COMMUNITY CENTER - A building dedicated to social or recreational activities, serving the city or a neighborhood
and owned and operated by the city or by a nonprofit organization dedicated to promoting the health, safety,
morals or general welfare of the public.
COURT - An open unoccupied space other than a yard on the same lot as a building; and is bounded on three (3) or
more sides by the building.
DENSITY - The number of dwelling units per net acre of land. (Net acre shall include that area of land excluding
area used for public right-of-way, flood-way, and area dedicated as parkland).
DEPTH OF LOT - The mean horizontal distance between the front and rear lot lines.
DEPTH OF REAR YARD - The mean horizontal distance between the rear line of a building other than an accessory
building, and the rear lot line except as modified in the text of any section of this ordinance.
DISTRICT - A section of the city for which the regulations governing the area, and use of buildings are uniform for
each type and class of structure.
EASEMENT - The right of a person, government agency, or public utility company to use public or private land
owned by another for a specific purpose.
EFFICIENCY APARTMENT - An apartment having a combination living and bedroom (no separate bedroom).
EVENT, CIVIC - A public gathering sponsored by a non-profit organization, or special interest agency or group, not
including a governmental entity, for the temporal good of the community and shall include any transient
amusement enterprise, outdoor temporary gathering, and any similar event, including, but not limited to parades,
arts and crafts shows/fairs, weddings and wedding receptions, fundraisers, photographical/promotional activities,
block parties, theatrical exhibition, musical performance, public show, entertainment, amusement or other
exhibition held on property not owned or controlled by the City of Bedford.
EVENT, SPECIAL - A public gathering sponsored by a for-profit organization for commercial gain or promotion of a
product or service and shall include any transient amusement enterprise, outdoor temporary gathering, and any
similar event.
FAMILY:
(1)

Persons related by genetics, adoption, or marriage.

(2)

A group of six (6) or fewer unrelated persons living together and occupying a single housekeeping unit
with single kitchen facility.

(3)

Provided however no more than eighteen (18) persons may reside together without receipt of a
specific use permit.

FENCE - A barrier composed of posts connected by boards, rails, panels or wire for the purpose of enclosing space
or separating parcels of land. The term "fence" does not include retaining walls.
FLOOR AREA PER DWELLING UNIT - The total number of square feet of habitable floor space contained within a
dwelling unit exclusive of porches, breezeways, carports, garages, and storage areas not directly accessible from
within the dwelling unit.
FRONT YARD - An open, unoccupied space on a lot facing a street between a building and a street line. If no
building exists, a front yard is an open unoccupied space facing a street and adjacent thereto.
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GARAGE, PRIVATE - A building or a portion of a building in which motor vehicles are stored by the occupants of a
building on the premises. Specific size requirements are set forth in Section 4.1, R-15,000 Single-Family Residential
Detached District through Section 4.9, MF Multi-Family Residential District of this Ordinance.
GARAGE, PRIVATE/ATTACHED - A building or a portion of a building in which motor vehicles are stored by the
occupants of a primary residential building which is attached with either a common wall or shared attic space to
the primary residential building.
GARAGE, PRIVATE/DETACHED - A stand-alone building on the same lot as a primary residential building in which
motor vehicles are stored only by the occupants of the residential structure on the premises. Detached garages
may have a breezeway or covered walkway as long as there is no common wall or shared attic space between the
primary residential structure and the detached garage.
GARAGE, PUBLIC - A building or portion thereof designed or used for the storage, sale, hiring, care or repair of
motor vehicles, and is operated for commercial purposes.
GARAGE, STORAGE - A building or portion thereof, other than a private garage, used exclusively for parking or
storage of self-propelled vehicles, but with no other services provided except facilities for washing.
GRADE:
(1)

For buildings having walls adjoining one street only, it is the elevation of the sidewalk at the center of
the wall adjoining the street.

(2)

For buildings having walls adjoining more than one street, it is the average of the elevation of the
sidewalk at the center of all walls adjoining the street.

(3)

For buildings having no wall adjoining the street, it is the average level of the finished surface of the
ground contained within five (5) feet from the exterior wall of the building.

(4)

Any wall approximately parallel to and not more than ten (10) feet from a right-of-way line is to be
considered as adjoining the street. Where no sidewalk has been constructed, the Building Inspector
shall establish such sidewalk level or its equivalent for the purpose of these regulations.

HANDICAPPED - The term "handicapped" shall mean having:
(1)

A physical or mental impairment that substantially limits one or more of such person's major life
activities so that such person is incapable of living independently.

(2)

A record of having such an impairment; or

(3)

Being regarded as having impairment.

However, "handicapped" shall not include current illegal use of or addition to a controlled substance, nor shall it
include any person whose residency in the home would constitute a direct threat to the health and safety of other
individuals.
HEIGHT OF BUILDINGS - The vertical distance measured from the street curb level of the mean street grade if no
curb exists, or the average finish ground level within five (5) feet of the building, whichever is higher, to the highest
point of the building. In measuring the height of the building the following structures shall be excluded: chimneys,
cooling towers, radio antennas, ornamental cupolas or spires, elevator bulk heads, tanks, water towers and
parapet walls (not exceeding four (4) feet in height). In measuring the height of a building having a roof inclining
more than one inch (1") per foot, the highest point of the building shall be the mean height level of the top of the
main plates and highest ridge.
IMPERVIOUS SURFACE - Any material that substantially reduces or prevents the infiltration of storm water into
previously undeveloped land.
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JUNK - Scrap iron, scrap tin, scrap brass, scrap copper, scrap lead, or scrap zinc and all other scrap metals and their
alloys, and bones, rags, used cloth, used rubber, used rope, used tinfoil, used bottles, old cotton or used
machinery, used tools, used appliances, used fixtures, used utensils, used boxes or crates, used pipe or pipe
fittings, used tires, and other materials that are so worn, deteriorated or obsolete making them unusable in their
existing condition, subject to being dismantled for scrap, recycling and or resale.
LEGAL NONCONFORMING USE, BUILDING OR YARD - A use, building, or yard existing legally at the time of the
passage of this ordinance which does not by reason of design, use, or dimension conform to the regulations of the
district in which it is situated. A use, building, or yard established after the passage of this ordinance, which does
not conform to regulations of the district in which it is situated, shall be considered an illegal nonconforming use.
LANDSCAPING PLANTING - A combination of live plant material. Landscape planting shall not include the use of
smooth concrete or asphalt except when used as a minor portion of the total area and in conjunction with the
overall design.
LOT - A parcel of land occupied or to be occupied by one building or unit group of buildings, and the accessory
buildings or uses customarily incident thereto, including such open spaces as are required under this ordinance,
and having its principal frontage on a public street or a place.
LOT, CORNER - A lot abutting upon two or more streets at their intersection. A corner lot shall be deemed to front
on that street on which it has its least dimension, unless otherwise specified by the Building Inspector.
LOT, INTERIOR - A lot whose side lines do not abut on any street.
LOT, THROUGH - An interior lot having frontage on two streets.
LOT LINE, FRONT - The boundary between a lot and the street on which it fronts.
LOT LINE, REAR - The boundary line which is opposite and most distant from the front street line; except that in
the case of uncertainty the Building Inspector shall determine the rear line.
LOT LINE, SIDE - Any lot boundary line, which is not a front or rear line. A side line may be a party lot line, a line
bordering on an alley, or side street line.
LOT LINES - The lines bounding a lot as defined herein.
LOT WIDTH - The horizontal distance between side lines, measured at the front building line, as established by the
minimum front yard requirement of this ordinance.
LOT OF RECORD - A lot as described and shown on an approved plat which has been recorded in the office of the
County Clerk.
MAST - The center of an antenna tower upon which antennas are fastened.
NONCONFORMING USE, BUILDING OR YARD - See Legal Nonconforming Use, Building or Yard.
OPEN SPACE - Area included in any side, rear, or front yard, or any unoccupied space on the lot that is open and
unobstructed to the sky except for the ordinary projection of cornices, eaves or porches.
PARKING LOT - An area not within a building where motor vehicles may be stored for the purpose of temporary,
daily, or overnight off street parking.
PARKING SPACE - An area on a lot, and/or within a building, intended for the use of temporary parking of a
personal vehicle. This term is used interchangeably with parking stall. Each parking space must have a means of
access to a public street.
PLANNED UNIT DEVELOPMENT "PUD" - A development of land that is under unified control and is planned and
developed as a whole in a single development operation or programmed series of development stages. The
development may include streets, circulation ways, utilities; buildings open spaces, and other site features and
improvements.
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PLAT - A map, generally of a subdivision, showing the location, boundaries, and ownership of individual properties
and/or lots. A PRELIMINARY PLAT provides information necessary to determine if a proposed subdivision conforms
to the subdivision regulations and lot size requirements, lot area requirements, building setbacks, etc., of the
Zoning Ordinance. A FINAL PLAT is a device for officially and permanently recording lot divisions and street,
easement, and other public rights-of-way locations and dedications of a subdivision.
RADIO EQUIPMENT - The antenna, tower and mast, or any combination thereof, used to transmit and/or receive
signal energy.
RESIDENCE - A building occupied as the abiding place of one or more persons in which the use and management of
sleeping quarters, all appliances for single cooking facility, ventilating, heating and lighting are under one control
and which shall include single-family dwellings, which shall be the principal building on any lot in residential
districts.
RIGHT-OF-WAY - An area or strip of land, either public or private, on which an irrevocable right-of-passage has
been recorded for the use of vehicles or pedestrians or both.
SATELLITE RECEIVE-ONLY ANTENNA - An antenna that enables the receipt of television signals transmitted directly
from satellites to be viewed on a television monitor. Such antennas are commonly known as a satellite dish,
television receive-only antenna, dish antenna, or parabolic antenna.
SCREENING - A device or material used to conceal one element of a development from other elements or from
adjacent or contiguous development. Screening may include one or a combination of walls, berms, or plantings of
sufficient mass to be opaque or that shall become opaque after twelve (12) months and which shall be maintained
in an opaque condition.
SECONDARY USE - A collateral use of land or buildings that is not necessarily incidental or related to the main use
and that does not constitute a majority of the employment, area or revenues of the combined uses.
SERVANTS QUARTERS - An accessory building located on the same lot or grounds with the main building and used
as living quarters for servants employed on the premises and not rented or otherwise used as a separate domicile.
SETBACK - The minimum horizontal distance between the walls of the building and the property lines excluding
any projection of the building, steps, unenclosed porches, and cornices.
SHOPPING CENTER - Provides for a unified grouping, in one or more buildings whether connected or not, of retail
shops, stores, and offices which are planned and developed as an operating unit.
Short-Term Rental – means the rental for compensation, of any residence or residential structure, or portion of a
residence or residential structure, located within a zoning district where the residential use is lawful, for the
purpose of overnight lodging for a period of not more than thirty (30) days. A Short-Term Rental is also known
as a tourist home or tourist house, but shall not include a hotel, motel, extended stay hotel/motel, boarding
house, or rooming house.
SITE PLAN - A plan of a particular piece of land showing the locations of buildings, parking areas, driveways,
screening (if required), landscape planting, existing or proposed topography, and all other physical features as may
be pertinent. Site plan requirements are contained within Section 5.4, Site Plan Requirements.
SPECIAL EXCEPTION - A use or structure which does not specifically, or without special restriction, conform to the
regulations of the zoning district in which it is located, but which if controlled as to number, area, location, or
relation to the neighborhood is deemed to promote the health, safety, morals, or general welfare of the City, and
for which a special exception or condition has been approved by the Zoning Board of Adjustment under the special
exceptions allowed under this Ordinance by City Council.
STORY - That part of a building included between the surface of one floor and the surface of the next floor above,
or if there is no floor above, that part of the building which is above the surface of the highest floor thereof. A top
story attic is a half story when the main line of the eaves is not above the middle of the interior height of such
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story. The first story is the highest story having its interior floor surface not more than four feet above the curb
level, established or mean street grade or average ground level, as mentioned in "Height of Buildings" of this
section.
STREET - A thoroughfare, which affords principal means of access to property abutting thereon.
STREET LINE - The dividing line between the street and the abutting property.
STRUCTURE - Anything constructed or erected which requires location on the ground or is attached to something
having a location on the ground, including but not limited to, advertising signs, billboards, and poster panels, but
exclusive of customary fences or boundary or retaining walls.
STORAGE CONTAINER - A self enclosed, standardized, reusable vessel that is or appears to be:
(1)

Originally, specifically or formerly designed for or used in the packing, shipping, movement or
transportation of freight, articles, goods or commodities, and/or

(2)

Designed for or capable of being mounted or moved on a rail car, and/or

(3)

Designed for or capable of being mounted on a chassis or bogie for movement by truck trailer or
loaded on a ship, and/or

(4)

Other portable containers designed for temporary storage of articles or goods, including but not
limited to portable-on-demand (POD) storage containers.

STRUCTURAL ALTERATIONS - Any change in the supporting members of a building such as bearing walls, columns,
beams, or girders.
SUBDIVISION - The process of dividing a parcel of raw land into smaller buildable sites, blocks, lots, streets, and
other public areas and rights-of-way which result in a FINAL PLAT that graphically depicts all of the above items.
TEMPORARY USE - A use or structure which does not conform to the regulations of the zoning district in which it is
located but which is deemed to promote the health, safety, morals, or general welfare of the City, and for which
time specific plans for discontinuation, abandonment, or removal have been approved by the official or governing
body designated in this Ordinance by Section 5.10, "Temporary Uses".

TOWER - The structure upon which antennas and masts are placed.
VARIANCE - A relaxation by the Board of Adjustment of the dimensional regulations of the zoning ordinance where
such action will not be contrary to the public interest and where, owing to conditions peculiar to the property and
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not the result of actions or the situation of the applicant, a literal enforcement of this ordinance would result in
unnecessary and undue hardship.
WALL - A barrier composed of native stone, brick, pre-cast concrete panels with decorative finish, or decorative
masonry unit.
YARD - An open space at grade between a building and the adjoining lot lines, unoccupied and unobstructed by
any portion of a structure from the ground upward, except as otherwise provided. In measuring a yard for the
purpose of determining width of a side yard, the depth of a front yard or the depth of a rear yard, the least
horizontal distance between the lot line and the main building shall be used.
YARD, FRONT - A yard across the full width of the lot extending from the front line of the main building to the front
line of the lot.
YARD, REAR - A yard between the rear lot line and the rear line of the main building and the side lot lines.
YARD, SIDE - The required side yard setback from the front yard setback to the rear property line and the area
between the side faces of the building and the side property line.
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3.2.C Permitted Uses
(1)

RESIDENTIAL
a.

ONE-FAMILY DWELLING DETACHED - A dwelling designed and constructed as a free standing
structure for occupancy by one family and located on a separately platted lot and having no
physical connection to a building located on any other lot or tract, including the use of short-term
rentals.

b.

TWO-FAMILY DWELLING/DUPLEX - A single structure designed and constructed with two (2)
living units under a single roof for occupancy by two families, including the use of short-term
rentals.

c.

TOWNHOUSE/ROWHOUSE/THREE-FOUR-FAMILY DWELLINGS,
ATTACHED - A dwelling unit on a separately platted lot which is joined to another dwelling unit
on one or more sides by a party wall, served by separate utilities and not occupied by more than
one family. Townhouse refers to an individually owned, single family attached dwelling
constructed as a part of a series of 3 or more dwellings, all of which are either joined to another
by a party wall or are located immediately adjacent thereto. Each dwelling structure is located on
its own lot with front and/or rear yards. Row housing refers to a type of housing development
which consists of continuous rows of dwellings, arranged in straight lines with all front building
walls in a common plane, and typically developed within a grid pattern of straight streets or
private drives. A Quadruplex or four family dwelling is a detached building arrangement,
intended and designed for occupancy by four families in four separate dwelling units. Short-term
rentals shall be included within these uses.

d.

MULTI-FAMILY DWELLING/APARTMENTS/CONDOMINIUM - A building or portion thereof which is
designed, built, rented, leased or let to be occupied by three or more families living
independently of each other and maintaining separate cooking facilities, including apartment
houses and condominiums. Density of multi-family dwellings shall be 12 dwelling units per acre
or less. Condominium refers to residential dwelling units in multi-dwelling structures which are
individually owned. Individual ownership rights will include undivided interest in common land
and physical improvements such as recreation and/or maintenance facilities and may or may not
include ownership of land under the dwelling structure. If individual land ownership is provided,
only that land directly under the dwelling structure and its appurtenances (such as patios,
porches, garages, etc.) is included.

e.

APARTMENT (S) AS SECONDARY USE - A residence located on a premises with a main
nonresidential use.
Minimum Specific Use Permit Conditions (In addition to a Site Plan and a Public Hearing):
•

f.

Apartment must be occupied only by a caretaker or guard employed on the premises.

MOBILE-HOME DWELLING:
i.

HUD CODE MANUFACTURED HOME - A structure that was constructed on or after June 15,
1976, according to the rules of the United States Department of Housing and Urban
Development, transportable in one or more sections, which, in the traveling mode, is eight
(8) body feet or more in width or forty (40) body feet or more in length, or, when erected
on site, is 320 or more square feet, and which is built on a permanent chassis and designed
to be used as a dwelling with or without a permanent foundation when connected to the
required utilities, and including the plumbing, heating, air-conditioning, and electrical
system.
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ii.

MOBILE HOME - A structure that was constructed before June 15 1976, transportable in
one or more sections, which, in the traveling mode, is eight (8) body feet or more in width
or forty (40) body feet or more in length, or when erected on site, is 320 or more square
feet, and which is built on a permanent chassis and designed to be used as a dwelling with
or without a permanent foundation when connected to the required utilities, including the
plumbing, heating, air-conditioning, and electrical system.

iii.

INDUSTRIALIZED HOUSING - A residential structure that is designed for the use and
occupancy of one or more families, that is constructed in one or more modules, or
constructed using one or more modular components built at a location other than the
permanent residential site, and that is designed to be used as a permanent residential
structure when the modules or modular components are transported to the permanent
residential site and are erected or installed on a permanent foundation system. The term
includes the plumbing, heating, air-conditioning, and electrical system. The term does not
include any residential structures that are in excess of three stories or forty-nine (49) feet
in height as measured from the finished grade elevation at the building entrance to the
peak of the roof.

iv.

The term shall not mean nor apply to (i) housing constructed of sectional or panelized
systems not utilizing components, or (ii) any ready-built home which is constructed so that
the entire living area is contained in a single unit or section at a temporary location for the
purpose of selling it and moving it to another location.

v.

MODULAR HOME - A structure or building module that is manufactured at a location other
than the location where it is installed and used as a residence by a consumer, transportable
in one or more sections on a temporary chassis or other conveyance device, and to be used
as a permanent dwelling when installed and placed upon a permanent foundation system.
The term includes the plumbing, heating, air-conditioning and electrical system. The term
does not include a mobile home as defined in the Texas Manufactured Housing Standards
Act, nor does it include building modules incorporating concrete or masonry as a primary
component.
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January 13, 2022
REGULAR MEETING OF THE BEDFORD
PLANNING AND ZONING COMMISSION
AGENDA ITEM 4.
Public Hearings
Section 3.1 Zoning Ordinance
Amendment –
PZ-Zoning Amend-2021-50071

Planning & Zoning Commission Staff Report
January 13, 2022
Case# PZ-ZONING AMEND-2021-50071

Prepared by: Wes Morrison

Agenda Item:
Conduct a public hearing and consider making a recommendation to City Council regarding a text
amendment to Section 3.1 of the Zoning Ordinance, entitled “Schedule of Permitted Uses”
specifically related to the use of Group Home. (PZ-Zoning Amend-2021-50071)
Background & Summary of Request:
The Zoning Ordinance currently defines Group Homes as the following:
“A residence, requiring licensing by the State of Texas, to be shared by no more than six
disabled persons, including resident staff, who live together in a single housekeeping unit
in a long term, family-like environment in which staff persons provide care, education, and
participation in community activities for the residents with the primary goal of enabling
the resident to live as independently as possible.
This classification includes foster homes, homes for the physically and mentally impaired,
homes for the developmentally disabled, congregate living facilities for seniors, and
maternity homes. However, a group home shall not include an alcoholism or drug
treatment center, work release facilities for convicts or ex-convicts, or other housing
facilities serving as alternates for incarceration.”
The Zoning Ordinance only permits “Group Homes” in residential zoning districts with a Specific
Use Permit (SUP). Group Homes are not allowed by right in any of our zoning districts.
In consultation with the City Attorney, it has been recommended that we amend the zoning
ordinance to allow Group Homes by right to reduce any possible perception of discrimination in
housing. The proposed amendment removes the requirement of an SUP for Group Homes.
Attached are the redlines which illustrate the changes being proposed.
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Planning & Zoning Commission Review Options:
Recommend approval or denial of the zoning amendment.
Exhibits:
1. Redlined version of Section 3.1 of the Zoning Ordinance
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Section 3.1 Schedule of Permitted Uses
Legend
Unconditional Permitted Use
Prohibited or Currently Not Listed
Specific Use Permit/Public Hearing
Required
*See Section 3.2 for requirement of
Specific Use Permit

USE

Group

Other

Mobile

Household

A. Residential

Detached
Two Family Dwelling / Duplexes
Townhouse / Rowhouse / Three, Four
Family Dwellings, Attached
Multi-family Dwelling / Apartments /
Condominium
Apartment(s) as Secondary Use
HUD Code Manufactured Home
Mobile Home
Industrialized Housing
Modular Home
Hotel
Motels
Residence Motel / Inn
Recreational Vehicle Camp Grounds
Rooming Houses & Boarding Houses
Dormitories, Fraternity & Sorority
Houses
Retirement Homes
Religious Convents, Rectories &
Monasteries
Nursing, Rest & Convalescent Homes
Orphanages
Community Home
Group Home

B. RELIGIOUS & PHILANTHROPIC
Churches, Temples & Synagogues
Temporary Revival, Gospel or
Evangelistic Tents & Shelters
Eleemosynary Institutions

Zoning Classifications

R-15000
R-9000
R-7500
R-6500
MD-1-4
MF

Single-Family Residential
Single-Family Residential
Single-Family Residential
Single-Family Residential
Medium Density Residential
Multi-Family Residential

Zoning Classifications
R15000

R9000

R7500

R6500

MD
1-4

MF

M Mobile-Home Park
S Service Commercial
L Light Commercial
H Heavy Commercial
I Industrial

M

S

L

H

I

S

S

S

S

S
S
S

S
S
S

S
S
S

Formatted Table

S
S
S
S
S

S
S

S
S

S
S

S
S

S
S

S

S

S

S

S

S

S

S

S

S

S

S
S

S
S

S
S

S
S

S
S

S
S

S

S

S

S

S

S

Commented [WM1]: Group Homes will be permitted by
right in all single-family residential districts.

C. EDUCATIONAL
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Primary & Secondary Schools
Junior Colleges, Colleges &
Universities
Vocational, Technical & Trade Schools
Children's Day Care Centers
Adult Day Care Centers
Private Business & Professional
Schools

S

S

S

S

S

S

S

S
S

S

S

S

S
S
S
S

S
S
S
S

S
S
S
S

S
S
S
S

S

S

S

S

S

S

S

S

S
S

S
S

Utilities

D. COMMUNITY FACILITIES

Municipal Administration & Public
Service Buildings & Facilities
Police & Fire Stations & Facilities
Parks, Playgrounds, Play Lots &
Related Facilities
Community Garden (Does not apply
when used as an ancillary use, See
Section 3.2.C (4)
Golf Courses, Club House & Related
Facilities
Commercial Swimming Pools, Tennis,
Handball & Racquet Clubs
Public Animal Pounds & Shelters
Public Maintenance Building &
Storage Yards
Cultural Buildings & Facilities
Social, Recreational & Assembly
Building Facilities
Athletic Fields, Stadiums, Auditoriums
& Gymnasiums
Cemeteries & Mausoleums
Distribution Lines
Offices
Garages, Storage Buildings & Yards
Energy Plants

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S

S
S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S
S

S

S

S

S

S

S

S

S

S

S
S

E. TRANSPORTATION & CIRCULATION
Passenger Terminals: Bus
Mass Transit Commuter Pickup
Stations
Automobile Parking Lot & Areas
Automobile Parking Garages (Multistory)
Motor Freight Terminals
Bus, Truck & Taxi Storage Yards,
Maintenance & Garaging
Airports, Heliports & Helistops

S

S
S

S

S

S

S

S

S

S

F. RETAIL SALES/TRADE

S
S

S

S

S

Fo
od

Convenience Grocery Stores

S

S
S
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General Merchandise
General

Convenience Stores with Drivethrough Window
Bakery & Confectionery Shops (nonindustrial)
Ice Cream & Dairy Food Shops (nonindustrial)
Cafes, Cafeterias, Restaurants
Restaurants with Alcohol Sales
Meat, Fish or Poultry Markets:
Excluding Slaughtering & Fish
Cleaning
Meat, Fish or Poultry Markets:
Without Restrictions as to the Above
Frozen Food Lockers (excluding
slaughter)
Package Liquor Stores
Supermarkets
Drive-in & Drive-through Restaurants
Micro-Winery/Brew Pub
Drug Stores / Pharmacy
Book, Stationary, News Stand,
Souvenir, Gift & Novelty Shops
Hardware & Appliance Stores
Jewelry, Watch, Camera & Photo
Service Pickup
Music Store
Florist Shops
Plant & Garden Nurseries
Landscape Services & Commercial
Greenhouses
Arts, Crafts, & Hobby Shops
Outside Seating Establishment
Household Furnishings & Fixtures
Stores
Wallpaper & Paint Stores
Pet Shops
Antique Shops
Bicycle Shops & Repair Services
Secondhand, Rummage & Used
Furniture Stores
Gun Shops
Feed & Seed Stores
Stone Monuments (excluding cutting
of slabs)
Building Materials / Lumber Yards
Automotive Parts Store
Boutiques, Shoe & Apparel Shops
Full Service Department & Discount
Stores & Regional Shopping Centers &
Discount Variety Stores

S

S

S
S

S*

S*

S

S

S

S
S

S

S

S

S

S

S

S

S
S

S

S

Created: 2021-07-30 16:11:53 [EST]

(Supp. No. 14, Update 1)
Page 3 of 8

Automotive, Marine & Farm

Pawn Shop
Tobacco Products Store
Motorcycle & Motor Scooter Sales /
Service
Boats & Marine Craft Sales & Service
Farm Machinery & Farm Implements,
Sales / Service
New & Used Cars & Truck Sales /
Service
Motor Homes, Campers &
Recreational Vehicles Sales / Service
Mobile Home Sales / Service
Gasoline Service Stations & Pump
Islands, as principal, accessory or
secondary use & excluding overhauls,
body work, spray painting & steam
cleaning
Above, & Full Service Gasoline Service
Stations
Above, & Gasoline Service Station w/
Convenience Store
Above, & Gasoline Service Station w/
Restaurant
Automotive Repair Shops & Garages,
as principal, accessory or secondary
Use
Automatic, Coin or Attendant
Operated Car Wash Establishments
Automotive Glass, Trim & Upholstery
Shops

S

S

S
S
S
S
S
S

S

S
S

S

S

S

S

S

S
S
S
S

Personal Services

G. SERVICES

Barber & Beauty Shops & Permanent
Cosmetics Salons
Music, Dance, Art, Drama &
Photographic Studios
Laundry & Dry Cleaning
Establishments: Self-service
Laundromat & Pressing
Laundry & Dry Cleaning
Establishments: Pickup & Receiving
Stations
Laundry & Dry Cleaning
Establishments: Laundry, Dry Cleaning
& Dyeing Plants
Massage Salon
Health & Athletic Clubs
Weight Reducing Studio / Salon
Tanning Salon
Tattoo & Body Piercing Shop
Funeral Homes & Mortuaries
Private Ambulance Services

S
S

S
S

S

S

S
S

S
S
S

S
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Medical & Veterinary Services
Business & Professional Services

Taxicab Dispatch Offices
Travel Bureau Offices
Taxidermist Shops
Taxidermist Studios
Domestic Household Pet Grooming
Salons (excluding boarding)
Kennels (breeding, training or
boarding)
Sign Shops (painted or silk screen)
Food Catering Services (nonindustrial)
Roadside Fruit, Vegetable & Produce
Stands
Unattended Commercial Kiosk
Medical, Dental, Chiropractic,
Optometry & Pediatric Offices, Clinics
& Laboratory Services
Hospitals & Medical Clinics (providing
acute or extended patient care)
Rehabilitation Care Facility
(psychiatric & mental disorders)
Rehabilitation Care Facility (substance
abuse)
Rehabilitation Care Facility (Criminal psychiatric, mental disorders &
substance abuse
Animal Hospitals & Clinics for the
Care & Temporary Boarding of
Domestic Household Pets, Vets
Offices & Clinics
Apothecaries & Pharmacies
Medical Equipment Rental & Leasing
Services
Real Estate, Insurance, Tax
Preparation & Accounting
Law, Architecture, Engineering,
Planning, Land Survey or Interior
Design Offices
Banks, Savings & Loans & Finance
Offices
Employment & Stenographic Offices
Utility Offices & Paying Stations
Advertising Agencies
Duplicating & Mailing Services &
Office Supplies
Securities & Commodities Brokers,
Dealers, Underwriters & Exchange
Officers
Radio, Television, Recording &
Telegraph Offices
Building Contractors & Related Trades
(offices only)

S

S

S

S

S

S

S

S
S

S

S

Outside Sales & Storage Permit Required
S

S

S

S
S

S

S

S

S

S

S

S

S
S

S

S

S

S

S
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General Services

Building & Related Contractors
Construction Yards & Storage
Buildings
Pest & Rodent Exterminating Services
Water Well Drilling Services
Rental Services with Inside Storage
Rental Services with Outside Storage
Home Occupations
Office Showroom
Office Warehouse
Apparel Alteration & Repair Shops
Camera, Jewelry, Instrument & Watch
Repair Shops
General "Fix-it" Shops(i.e. saw filing,
knife & scissors sharpening &
lawnmower repair)
Plumbing, Heating, Air-conditioning
bldg. & Electrical Shops
Piano & Musical Instrument Repair
Shops
Furniture Repair & Upholstery Shops
Auction Barns & Facilities
Self-service Storage Facilities (miniwarehouses)

S
S

S
S
S

S

S

S
S

S
S

S

S
S
S

S
S

S

S

S

S

S

S
S

S
S

S
S

S
S

S

S

S

S

H. ENTERTAINMENT & AMUSEMENTS
Indoor Motion Picture Theatres
Outdoor Drive-in Theatres
Ice- & Roller Skating Rinks & Arenas
Bowling Alleys
Banquet & Meeting Facilities
Commercial & Private Clubs, Lodges &
Fraternal
Indoor Amusement Centers
Indoor Amusement Centers
(educational)
Indoor Archery, Rifle & Pistol
Shooting Ranges
Miniature Golf Courses, Golf Driving
Ranges & Batting Cages
Indoor Miniature Golf Course &
Driving Range
Rodeo Grounds
Equestrian Riding Stables & Show
Rings
Circus, Carnival & Fairgrounds
(temporary permit only)
Sexually Oriented Business

S
S
S

S
S

S

S
S

I. INDUSTRIAL
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Food
R&D

S

S

Manufacturing & Assembly

S

S

S

Storage and
Distribution

Beverage Processing, Bottling &
Packaging (soft drinks & fruit juices)
Candy & Confectionery
Manufacturing & Packaging
Fruit & Vegetable Processing
(including canning, preserving, drying
& freezing)
Dairy Products Mfg. & Wholesale
Distribution
Food Catering
Scientific Research, Development &
Testing Laboratories
Scientific Research & Development
Offices Only
Wholesale Food Facility
Bakeries (wholesale)
Moving, Transfer & Storage
Companies
Wholesale Automotive Vehicles &
Equipment
Other General Storage Warehouse &
Distribution Centers
Heavy Construction Equipment &
Implements (including repair services)
Chemicals & Allied Products Mfg. &
Packaging
Industrial Spray Painting & Paint
Mixing
Prof., Scientific & Controlling
Instrument Mfg.
Wood, Paper & Leather Products
Assembly & Mfg.
Textiles & Fiber Products Mfg. &
Finishing
Plastics & Rubber Products Mfg.,
Molding & Assembly
Stone, Glass & Clay Products Mfg.
Printing, Publishing & Allied Products
Metals & Metals Product Mfg. &
Assembly
Welding Shops
Oil/Gas Drilling and Production

S
S
S

S

S
S
S
S

S

S

S

S

S

S

S

S

S

S

S
S

S* Uses shall be further limited to L, H, and PUD Districts within the "MHC" Overlay District.

( Ord. No. 16-3187, § 2(exh. A), 11-15-16 ; Ord. No. 19-3242 , § 2(Exh. A), 2-12-19; Ord. No. 19-3246 , § 2(Exh. A), 312-19; Ord. No. 20-3282 , § 2(Exh. A), 8-11-20)
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Section 3.2 Explanation of Uses and Specific Use Permit Requirements
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