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TO: Mayor and City Council 

Town of Addison, Texas 
FROM: Karen Walz, FAICP, Principal, Strategic Community Solutions LLC 

Mark Bowers, AICP, Kimley-Horn, Inc. 
Bill Cunningham, Ricker-Cunningham, Inc. 

DATE: March 5, 2015 
RE: Sam’s Club Site Special Study 

 
 
Background 
The Sam’s Club Site Special Study was initiated by the City Council last year in accordance with 
the 2013 Comprehensive Plan, which identifies this study area as an important redevelopment 
location for the Town. While the Comprehensive Plan recommended a study so Addison could 
be prepared if or when Sam’s Club decided to relocate, this study has actually occurred during 
the time Sam’s Club has been in the process of selling this site.  The Council-appointed 
Committee for the study met three times in late 2014 and worked with the staff and consultant 
team to develop a preferred concept plan, which was presented to City Council on December 8, 
2014. 
 
Since that briefing on the Sam’s Club Site Special Study, the Council has had two discussions 
about housing policy for the entire Addison community.  Those discussions have clarified some 
of this Council’s objectives and concerns about new housing in Addison.  In addition, a 
Community Workshop on the Sam’s Club Site Special Study was held on Monday, March 2, 
2015.  The workshop gave Addison residents and other interested individuals an opportunity to 
learn about the Committee’s recommendations and to provide additional feedback. 
 
At the City Council meeting on March 10, 2015, the Addison City Council will have the 
opportunity to consider several options related to the recommendations received from the 
Sam’s Club Site Study Committee: 

• The Council may choose to take no action on these recommendations. 
• The Council may choose to approve the Concept Plan as recommended by the 

Committee.  In this case, the action to be taken is to direct Addison staff to prepare a 
Comprehensive Plan amendment reflecting this Concept Plan and take it through the 
process for considering such amendments. 

• The Council may choose to approve the recommended Concept Plan, but with 
modifications.  Again, Council’s decisions on March 10th should provide the necessary 
direction so staff can process a Comprehensive Plan amendment. 
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This memo summarizes the Committee’s work, staff and consultant research and input from 
the Community Workshop.  It provides background information for Council’s review prior to 
discussion of this recommended Concept Plan. 
 
It’s important to recognize that this is intended as a conceptual plan only.  The detailed 
decisions on site and building design will be made when an owner is ready to seek a zoning or 
other development approval.  So details such as the curvature of streets or the particular 
features of a public open space will be addressed at that later stage of development.  Also, this 
Concept Plan does not represent a single development that could be completed in the next 
year or two.  This study area has many owners, existing uses at varying levels of success and 
with different commitments to existing tenants.  We expect that any development will occur 
over a longer period of time, and in phases.  The purpose of the Concept Plan is to provide 
guidance to the individual property owners and developers, and to the Addison community, 
about the pattern of development that the Town seeks to support if and when this key area 
redevelops. 
 
Community Workshop 
Approximately 100 people attended the Community Workshop, held on Monday, March 2, 
2015 at the Addison Conference Center.  Participants included residents from all parts of 
Addison, with most representation from the neighborhoods closest to the study area.  Exhibits 
1 and 2 show where workshop participants live.  Exhibit 1 shows representation from all parts 
of the Town, while Exhibit 2 shows the area closest to this Study Area. 
 
A presentation about the study area and Concept Plan provided background information to 
workshop participants.  After the presentation, participants provided input at 5 stations, each 
focused on a particular aspect of the Concept Plan’s recommendations.  Comment forms were 
also used to provide input about the study area. 
 
Attachment 1 contains the input received at each of the stations.  It also include the comments 
received on comment forms.  Finally, it provides the workshop sign-in sheets. 
 
All comments received at the Community Workshop were reviewed by the consultant team.  
There is agreement on many aspects of the Concept Plan that are desirable additions to the 
Addison community.  Other aspects of the Concept Plan received comments expressing concern 
as well as comments voicing support.  Also, a number of comments asked for additional 
information about the project, past performance of various development types, the anticipated 
market in the future, and the impact the Town can have on the Sam’s Club’s decision-making 
process.  The next several sections of this memo address these comments and questions. 
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Exhibit 1: Home Locations of Participants 
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Exhibit 2: Participants Near Study Area 



Sam’s Club Site Special Study 
DRAFT - March 5, 2015 

Page 5 
 

Key Features of the Concept Plan 
Committee Objectives 
The Sam’s Club Site Special Study Committee determined that future development of this site 
should achieve the following ten objectives: 
 
 This is a prime location within Addison; its development should provide a good return 

on investment for the owner and the Town. 
 We need to recognize that Addison is an urban community.  We need to insist on mixed 

use development with an appropriate scale, density and diversity. 
 High quality design is an Addison characteristic that needs to continue here. 
 The Concept Plan should be able to succeed in phases. 
 There should be an organic expansion of existing neighborhoods into study area. 
 Redevelopment of the Study Area should add housing choices that aren’t easily found in 

Addison today, particularly for ‘aging in place’. 
 Redevelopment of the Study Area should create new employment locations. 
 The area’s redevelopment should provide retail, service, and health/wellness businesses 

that serve nearby residents. 
 The designs for future development must include people places and sidewalk / trail 

connections to the rest of Addison. 
 The Committee’s desired connections from these new neighborhoods to the existing 

Addison community allow for removal of the wall that currently exists on the south side 
of the Sam’s Club property. 

 
The Concept Plan created by the Committee is intended to be a general description of the land 
uses and intensities that are envisioned for this area over the long term.  It recognizes that the 
property owners may choose to continue their existing uses or pursue other development that 
is consistent with existing zoning and development agreements, none of which are changed by 
an amendment to the Town’s Comprehensive Plan.  But this Concept Plan, if incorporated in 
the Comprehensive Plan, provides clearer policy guidance about the development the Town 
would like to see over time.  As current or future property owners contemplate changes in the 
buildings and uses that exist today, the Comprehensive Plan is the primary statement of the 
Town’s preferred direction for redevelopment.  For this reason, it can play an important role in 
changing the future character of this part of Addison. 
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Development Program 
Exhibit 3 presents the development mix and character proposed in the Concept Plan.  The 
ultimate Concept Plan is shown in Exhibit 4. 
 

Land Area 50.37 acres 
Total Development, Based on Concept Plan 

• Retail/Restaurant 123,500 SF1 
• Office/Flex Employment (includes 

Medical and Wellness) 
312,000 SF new 

58,000 SF existing 
• Townhome/Rowhouse 138 units (10.3% of total) 
• Urban Flats 371 units (27.8% of total) 
• Urban Apartments 825 units (61.8% of total) 
• Parking Spaces Provided 3,617 (per Town codes) 

Total Project Cost $311,112,061 
Total Development Value at Build-Out $313,976,250 
Funding Margin/Gap $2,864,189 (0.9%) 
Approximate Population, Ultimate 1,800 new residents 
Approximate Employment, Ultimate 1,300 new employees 

Exhibit 3: Development Program, Ultimate Concept Plan 

Addison Goals 
This Concept Plan achieves the Committee’s objectives stated above.  It also supports several 
other goals of the Addison City Council.  Currently, much of the retail and restaurant activity 
along Belt Line occurs to the east of the Dallas North Tollway.  The Town has sought ways to 
draw this vibrant scene to the west side of the Tollway.  This concept plan, particularly the 
mixed use development along Belt Line itself, helps to achieve this goal because it provides 
locations for new retail and restaurant sites, it adds new customers because of the residential 
density and new population generated by the study area’s redevelopment, and it proposes a 
human-scale development pattern that will create a much more pedestrian-friendly experience 
along Belt Line than a person experiences today. 
 
Addison has made significant investments in the infrastructure along Belt Line as well.  Those 
investments will enhance the environment for new private development on these properties 
and will contribute to a desirable, walkable character for the area.  This concept plan takes 
advantage of these public improvements and creates supportive development on the private 
properties.

                                                                        
1 SF = square feet 



Sam’s Club Site Special Study 
DRAFT - March 5, 2015 

Page 7 
 

 
Exhibit 4: Ultimate Concept Plan 
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Community Workshop Input 
Many comments from participants at the Community Workshop supported important aspects 
of Concept Plan.  These features of the Concept Plan were supported by comments from the 
workshop participants: 

• It’s good to have a plan to refresh an aging area. 
• The open spaces and parks were a positive aspect of the plan. 
• Participants liked the walkability and connectivity within the study area. 
• They also liked the connections to the rest of the Town and to the Town’s overall trail 

systems. 
• Comments supported efforts to add more ownership residential units in Addison. 
• Most comments favored the mixed use character of the proposal overall. 

 
Other features of the Concept Plan received mixed comments.  The features described below 
received comments expressing disagreement or concern from some participants, but 
agreement and support from other participants. 

• Most comments supported the overall density but some felt it was not appropriate. 
• Some comments advocated keeping the wall that currently exists on the south side of 

the Sam’s Club property while other comments supported the wall’s removal as shown 
in the Concept Plan. 

• The inclusion of rental residential units received comments on both sides, from people 
who felt that was appropriate and necessary for the project’s economics and from 
people who do not want any more rental units in Addison. 

 
Participants also asked questions about various aspects of the Concept Plan, such as its 
economic viability.  Other comments related to specific design details – for example, a desire to 
retain all of the Office in the Park or a concern about the width of the landscape buffer adjacent 
to existing homes.  The most frequent questions are addressed in this memo; the other 
questions can be addressed if the City Council chooses to amend the Comprehensive Plan to 
reflect this Concept Plan (or a modification of it).   
 
Market & Economic Issues 
This study process included an analysis of the real estate market because it sought to create a 
plan that could be economically feasible for property owners and future developers.  Ricker-
Cunningham, Inc. defined a trade area and evaluated the market potential for all uses based on 
10-year projections for that market area.  They found that the trade area for this study is 
expected to enjoy “significant growth over the next 10 years among all of the primary land uses 
and many of the product types within them”.  An analysis of Addison’s demographics shows 
that, compared to the trade area, Addison’s typical household is smaller and Addison’s 
population is younger, yet median household income in comparable.  These characteristics 
“indicate a high concentration of higher-income singles and/or young married couples”.  The 
area’s psychographics further suggest that people who are likely to be attracted to Addison 
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(and thus to new housing in this study area) tend to be higher income, with higher disposable 
income and a preference for urban housing types. 
 
The Concept Plan recommended by the Committee provides the mixed use, urban setting 
desired by these markets and the urban housing products that appeal to them.  It recognizes, 
though, that this development will not happen overnight or all at once.  The Concept Plan 
assumes that development will occur over 10 years or longer, and so should be supported by 
the market over that long period of time. 
 
At the Community Workshop, some participants questioned whether there was sufficient 
market support for the land uses proposed in this plan. Their concerns were based on 
perceptions of the current market and the sense that Addison has high vacancy rates for retail, 
office, and multi-family uses even without adding new development here.  To address these 
concerns, Addison’s Economic Development Department researched the 2014 vacancy rates for 
these uses.  Attachment 2 contains the report of this analysis.  It concludes that Addison’s 
vacancy rates have dropped substantially since the peak of the recession and are now 
comparable to, or lower than, the vacancy rates throughout the region.  Even with a significant 
number of new apartment units coming on line in 2013, the level of demand is high enough 
that they were absorbed quickly and the multi-family vacancy rate at the end of 2014 is only 
3.8%.  This current information supports the Concept Plan’s expectation that its future 
development can be supported by market trends over time.   
 
Residential Component of the Concept Plan 
As shown in Exhibit 3, the ultimate development envisioned by this Concept Plan includes a mix 
of housing choices.  Exhibit 5 uses the same set of housing choices defined through Addison’s 
recent discussion of housing issues.  It shows the number of units, by housing choice, which 
exist in all of Addison today.  Then it adds the housing units envisioned in the ultimate Concept 
Plan for this study area.   Development according to this Concept Plan would add less than 13% 
to Addison’s current housing supply.  Since the Concept Plan has a higher share of ownership 
units (detached homes, townhomes and flats) than Addison’s current average, the addition of 
the Concept Plan reduces the share of rental units in Addison. 
  



Sam’s Club Site Special Study 
DRAFT - March 5, 2015 

Page 10 
 

Housing Choice 
Current 
Addison 

Units 

% of 
Units 

Ultimate 
Concept 

Plan 
Units 

% of 
Units 

Total 
Units  

% of 
Total 
Units 

Detached Home 1,467 13.9% 0 0.0% 1,467 12.4% 
Townhome/ Rowhouse 555 5.3% 138 10.3% 693 5.8% 

Flat 345 3.3% 371 27.8% 716 6.0% 
Garden Apartment 3,600 34.2% 0 0.0% 3,600 30.3% 
Urban Apartment 3,624 34.4% 825 61.8% 4,449 37.5% 

Extended Stay Hotel 
Room 945 9.0% 0 0.0% 945 8.0% 

Independent/ Assisted 
Living 0 0.0% 0 0.0% 0 0.0% 

Total Units 10,536 100.0% 1,334 100.0% 11,870 100.0% 
Individual Ownership 

Units   22.5%   38.2%   24.2% 

Exhibit 5: Addison and Concept Plan Housing 

The mix of housing units assumed here is shaped by the current strong market for urban rental 
product.  If development occurred today under this concept plan, we expect that the housing in 
the mixed use buildings along Belt Line would be largely rental urban apartments. However, the 
form and character of the urban residential buildings envisioned in this Concept Plan do not 
dictate whether the units are owned individually or are rented.  Strong standards for design – of 
the buildings and sites – should enable these units to retain their value.  If the market for flats 
increases over time, as is expected, the units in those urban residential buildings could be 
converted to ownership. 
 
Conclusion/Recommendation 
As noted earlier, the Addison City Council may consider several options related to the 
recommendations received from the Sam’s Club Site Study Committee: 

• The Council may choose to take no action on these recommendations. 
• The Council may choose to approve the Concept Plan as recommended by the 

Committee.  
• The Council may choose to approve the recommended Concept Plan, but with 

modifications. 
 
The consultant team believes that the Concept Plan developed by the Committee represents an 
approach to redevelopment of this key location that achieves the Town’s goals and provides an 
economically-feasible pattern for changes in property use over time.  The team supports the 
recommended Concept Plan.  Given the discussions that have occurred since the last 
Committee meeting, however, the consultant team is also prepared to work with the City 
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Council and staff to refine the Concept Plan prior to its consideration as an amendment to the 
Addison Comprehensive Plan. 
 
Attachments 
The following attachments provide additional background information about the Concept Plan 
and its relationship to current and expected future markets. 
 

1. Input from the March 2nd Community Workshop 
2. Report on Current Vacancy Rates in Addison 
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Attachment 1:  
Input from the March 2nd Community Workshop 

  



































































COMMENTS ON SAM’S CLUB SITE SPECIAL STUDY DRAFT REPORT 
Judye and Lance Murray (3884 Weller Run Ct) 
March 4, 2015 
 
 Initial impression of the expanded site redevelopment concept is favorable.  

What’s not to like about a low-rise European style integrated flex 
office/specialty shop/restaurant/pub/townhome/park neighborhood 
artfully landscaped with off-street parking and a high degree of walking 
connectivity within itself and with adjacent Addison areas. 

 Prefer that residences be owner homesteads not rental.  The ratio of rental 
to owner occupied residences in Addison is becoming alarmingly high. 

 The draft plan will significantly increase residence density.  It does not 
appear that gap expenditures required to support the added population 
have been adequately considered.  These would include costs for expansion 
of utilities, sewers, streets, parks, Athletic Club, police, fire/Ems, etc. 

 Impacts on adjacent neighborhoods in terms of additional traffic, noise, 
skyline intrusions, etc. need to be further studied. 

 It has been proposed that a senior living facility be included.  This needs to 
be further studied before inclusion.  This is a specialty business with all 
sorts of issues and gap costs unfamiliar to Addison planning.  Note that UDR 
at Vitruvian has expressed zero interest in such a facility for their 
development. 

 We are concerned about how the study might be used in redevelopment 
decisions for the Sam’s site area.  Too aggressive and inflexible approach by 
Addision P&Z, Council, Staff could result in legal reaction by land owners 
and developers that would be costly to the city.  Suggest that the study 
should encourage more options and flexibility.  For example, a higher 
proportion of flex office development might be preferable.  Although it 
might shift the study concept, it might be preferable to developers and 
reduce residential density. 
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Attachment 2:  
Report on Current Vacancy Rates in Addison 
 

 



2014 Results: 

Office Market: 

 Office vacancy rates continued to decline in 2014 by another full percentage point compared to the start of 2013. 
 The Town ended the year with a 15.8% vacancy rate which is slightly lower as compared to the entire North Texas Region. 
 Not since the fourth quarter of 2007 had vacancy rates declined below the 16% mark. 
 The major accomplishment in 2014 was turning the vacant Aberdeen Building around.  With support from Addison, building owners 

helped close three deals including National Bankruptcy Services, Bottle Rocket Apps, and the Republic Group.  Collectively, these 
companies absorbed approximately 206,479 SF of space, created 1,400 jobs with weighted average wages of $67,744 per year. 

 Large contiguous office spaces have become scarce in Addison, but the construction of a new 200,000 SF office tower in 2015 by Cawley 
Partners will help. 

 Office buildings account for a little over 9.3 Million square feet of space in Addison. 

 

Source:  COSTAR, January 2015



 

Retail Market: 

 Retail vacancy rates continued to decline in 2014 by another 1.4% compared to the start of 2013. 
 The Town ended the year with a 7.1% vacancy rate which is slightly lower than the entire North Texas Region’s 7.4%. 
 Not since the third quarter of 2006 had vacancy rates declined below the 8% mark. 
 Fueling the retail growth has been Village on the Parkway redevelopment which saw major anchor tenants open in 2014 and a strong 

cluster of new restaurants.  Addison Town Center also saw a major tenant—Crunch Fitness (20,000 SF)—open at the center and Kroger 
extend its lease.  

 Retail space accounts for over 2.2 Million square feet of industrial space in Addison. 
 

 

Sorce: Costar, January 2015 



 

Multifamily Market: 

 With nearly 80% of residents living in multifamily developments, the multifamily market remains a strong commercial sector in our local 
economy fueled by the young, creative labor force of our corporate companies. 

 In 2013 the market saw a large increase in apartment vacancies to 10.9% with the almost simultaneous opening of Fiori, Addison Keller 
Springs, and last phase of Allegro which collectively added about 1,000 units to the market. 

 Despite the increase in units in 2013, absorption continued a strong trajectory for the remainder of 2013 and 2014. 
 The multifamily market ended 2014 with a vacancy of only 3.8% which is consistent with the entire North Texas market. 
 Addison has about 7,200 units in the market today. 

 
Source:  COSTAR, January 2015


