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PUBLIC HEARING Case 1818-Z/3820 Belt Line Road. Public hearing, discussion, and 
take action on a recommendation regarding an ordinance changing the zoning on 
property located at 3820 Belt Line Road, from PD, Planned Development, to a new PD 
district to allow a two-story retail and office building. 
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October 20, 2020 

STAFF REPORT 

RE: Case 1818-Z/3820 Belt Line Road 

LOCATION:      3820 Belt Line Road 

REQUEST: Approval of an ordinance changing the 
zoning from Planned Development (PD) 
district, through Ordinance O93-018, as 
amended by Ordinance O15-030, to a new 
PD district in order to permit development of 
a new two-story retail and office building. 

 
APPLICANT:  Gregg Lisciotti, Addison Retail LLC 

DISCUSSION:  

Background: This 2.034-acre property is part of a Planned Development (PD) district through 
Ordinance O93-018, as amended by Ordinance O15-030. This is a large PD that applies to 
several properties including Addison Town Center. The property currently contains a one-story 
restaurant building, previously occupied by Humperdink’s Restaurant and Brewpub. The building 
has been vacant since May 2017.  
 
Addison Retail LLC recently purchased the property with the intent to develop a retail center. 
Given the existing site is governed by the previously approved development plans, such action 
requires a rezoning.  
 
In 2006, the Town established the Belt Line District, requiring all properties along the Belt Line 
Road corridor to follow the envisioned standards as they redevelop in order to accommodate 
more density and provide for a more pedestrian friendly experience. The intent of this zoning 
district is: 
 

1. To provide a comfortable and attractive environment for pedestrians which includes 
such things as buildings framing public space, street trees, lighting and awnings. 

2. To construct buildings close to the sidewalk and street.  

3. To construct continuous building frontage along block faces except where it is 
desirable to provide for pedestrian and auto pass-throughs to parking at mid-block.  
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4. To provide shared parking both on-street and in the center of blocks that will benefit 
the entire district.  

5. To contribute to the definition and use of public parks and plazas.  

6. To design and build nonresidential buildings to accommodate a range of uses over 
time without the need to destroy older buildings and rebuild them for each successive 
use.  

7. To design streets and buildings that will contribute to creating a safe environment.  

8. To encourage redevelopment on a block-by-block basis. 

 
Since the Town adopted the Belt Line District, only the Asbury Circle townhome neighborhood, 
located just east of this site, has been zoned to the Belt Line District. The Belt Line District also 
served as the foundation for the Addison Grove Planned Development district with several 
additional requirements. 
  
Proposed Plan:  The applicant is proposing to develop a new two-story, surface-parked, retail and 
office building. The building is proposed to be 3,223 square feet with 2,503 square feet of first 
floor retail and 720 square feet of second floor office. The proposed development is located on 
the eastern portion of the site and will not replace the existing restaurant space. 
 
A new Planned Development district is being proposed based, in part, on the Belt Line District 
standards as well as the streetscape standards established in the Master Transportation Plan 
(MTP). 
 
Land Uses: Under the Belt Line District retail and commercial uses are permitted as-of-right and 
are required to be constructed to a depth of 50 feet. Restaurant uses are permitted through a 
Special Use Permit (SUP). It is noted that uses that are not explicitly authorized, are prohibited. 
The applicant is proposing retail and commercial uses, to be constructed at a depth of just over 
94 feet, this meets the requirements of the Belt Line District. 
 
Block Face:  
 

Block Length: The Belt Line District standards call for a block length minimum of 200 feet 
and maximum of 600 feet. The proposed plans show the main building face as 60 feet and 
the existing standalone restaurant building face as 99.4 feet. At 159.4 feet this does not 
meet the requirements of the Belt Line District. The applicant is asking to count the 
property in its entirety as one full block, measuring approximately 420 feet.  

 
Building Setback: The Belt Line District identifies Belt Line Road as street type A-1, which 
has a required built-to line of 94 feet. The submitted site plan shows a 94-foot building 
setback. 
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Building Height: The Belt Line District standards require a minimum height of 2 stories and 
a maximum height of 4 stories, for this subdistrict. The submitted façade plans show a 
two-story building with a maximum height of 25 feet. The first-floor retail will have ceiling 
heights of 16 feet, which meets Belt Line District Requirements.  

 
Streets: The Belt Line District standards require conformity with the Master Transportation Plan 
and show street type A-1 to have a 14-foot sidewalk directly in front of the front building façade, 
an 18-foot row of parking, a 24-foot drive aisle another 18-foot row of parking, then a 4-foot 
landscape buffer, and an 8-foot sidewalk protected by a 8-foot parkway buffer from Belt Line 
Road. The submitted site plan shows a 14.8-foot sidewalk directly in front of the proposed building, 
an 18-foot row of parking, a 24-foot drive aisle, a 17.7-foot row of parking, a 3.4-foot landscape 
buffer, an 8-foot sidewalk at the back of curb, and an 8.2-foot parkway buffer. This is consistent 
with the Belt Line District standards and the Master Transportation Plan. The row of 
parking closest to Belt Line Road is 5 inches less than the minimum parking space length, 
this was allowed to accommodate landscape improvements along Belt Line Road.  
 
Streetscape and Landscape: The landscape plans have been reviewed by the Parks Department 
for compliance with the Town’s Landscape Ordinance. The proposed landscape plans meet all 
requirements and the applicant agreed to provide 50% of the funding for the landscape 
improvements along Belt Line Road, including a landscape buffer and sidewalk improvements. 
 
Building Standards: 
 

Building Form: The Belt Line District standards require a tripartite architecture and 
landmark features when a building is located on an axis with a terminating street or at the 
intersection of streets. The proposed building facades show unique building articulations 
which are offset from the front wall planes. 
 
Architectural Features: The Belt Line District standards require that windows be a vertical 
proportion and prohibits glass curtain walls. The proposed façade plans shown meet all 
Belt Line District requirements.  
 
External Facades: The Belt Line District standards require ground floor exterior walls to 
be constructed of 80% brick or stone, and windows/glazing for each building façade to be 
limited to a minimum of 30% glazing and maximum of 70% glazing. The submitted plans 
show the facades as primarily brick or stone. However, not all building elevations meet 
the glazing requirements, showing the primary building south façade at 17% 
glazing. The south façade’s building materials are made up of 73% brick or stone, 
which is also less the Belt Line Road requirements of 80%. The applicant is 
requesting that the Town allow the south façade of the building to be exempt from 
the 30% glazing requirement and the 80% brick or stone building materials 
requirement.  
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Color: The Belt Line District standards require the dominant color of all buildings to be 
muted shades of color. Black and stark white shall not be used except as an accent color. 
The submitted plans show facades of the main building in cool light and dark grey tones 
and the standalone restaurant building in light grey and maroon, with black trim.  

 
Retail Ground Floor: The Belt Line District standards require a minimum clear height of 16 
feet between finished floors, an awning or canopy which extends 6 feet over the sidewalk 
for at least 75% of the frontage on any portion of the building and maintains a 7.5-foot 
clearance over the sidewalk, and highly transparent glass windows. The submitted façade 
plans show all the requirements will be met.  
 

Parking:  
 

Automobile Parking: The Belt Line District parking requirement ratio for a retail use is 1 
parking space per 200 square feet, for a restaurant use the ratio is 1 parking space per 
100 square feet, and for office space the ratio is 1 parking space per 300 square feet. The 
site shows a total of 128 parking spaces. The proposed 10,382 square feet of existing 
restaurant space would require 112 parking spaces, the 2,503 square feet of retail would 
require 13 parking spaces, and the 720 square feet would require 3 parking spaces, all 
totaling 128 parking spaces. The proposed development meets parking requirements. 

 
Bicycle Parking: The Belt Line District requires bicycle parking at a ratio of 1 bicycle 
parking space per 10 automobile required parking spaces, located within 50 feet of an 
entrance to the building. The proposed site requires 13 bicycle parking spaces and the 
submitted site plan shows 14 bicycles spaces will be provided. 

 
Fire Access: Plans have been reviewed by the Fire Marshal to ensure sufficient site access and 
building coverage. The submitted site plans show all requirements will be met. 
 
RECOMMENDATION: APPROVAL              
 
In approaching this case, staff has attempted to work with the developer to apply as many of the 
Belt Line District standards as possible. While implementing the Belt Line District standards is the 
long-term goal, some standards are not feasible on a small in-fill site such as this. As a result, a 
Planned Development District is necessary.  
 
The property does not comply with the Belt Line District standards in the following ways:  
 

• The block length of the buildings is smaller than required. 

• The southern facade of the building does not provide the required percentage of glazing 
and brick or stone. 
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While these standards are not met, Staff recognizes that the small size of the site’s block face, 
420 feet, makes a minimum 200-foot façade unfeasible. Additionally, Staff supports reducing the 
minimum glazing and brick or stone requirements for the southern façade as they are not visible 
from Belt Line Road. 
 
Staff believes that the development meets the future vision for the Belt Line District and 
recommends approval without conditions. 



Case 1818-Z/3820 Belt Line Road 

October 20, 2020 

COMMISSION FINDINGS: 

The Addison Planning and Zoning Commission, meeting in regular session on October 20, 
2020, voted to recommend approval of an ordinance changing the zoning on property located at 
3820 Belt Line Road, from PD, Planned Development, to a new PD district to allow a two-
story retail and office building, without conditions. 

Voting Aye:  Catalani, Craig, DeFrancisco, Meleky, Resnik, Souers, Wheeler 
Voting Nay:  none 
Absent:        none 

SPEAKERS AT THE PUBLIC HEARING: 

For:    none 
On: Jane Lenz, 3942 Asbury Lane, Asbury Circle Townhomes, Addison 
Against:  none 



LOCATION
MAP

NOT TO SCALE

ENGINEER:
BOHLER ENGINEERING
6017 MAIN STREET
FRISCO, TX 75034
PHONE:(469) 458-7300
CONTACT: MATHIAS HAUBERT

SURVEYOR:
AXIS SURVEYING
714 FERRIS AVE B
WAXAHACHIE, TX 75168
PHONE: (214) 903-8200
CONTACT: SEAN SHROPSHIRE

OWNER/APPLICANT
ADDISON RETAIL, LLC
83 ORCHARD HILL PARK DR
LEOMINSTER, MA 04153
PHONE: (978) 466-6661
CONTACT: GREGG LISCIOTTI

* HANDICAP PARKING IS PROVIDED IN
ACCORDANCE WITH ADA STANDARDS.

TOWN OF ADDISON SITE PLAN NOTES:

1. ANY REVISION TO THIS PLAN WILL REQUIRE TOWN APPROVAL AND WILL REQUIRE
REVISIONS TO ANY CORRESPONDING PLANS TO AVOID CONFLICTS BETWEEN PLANS.

2. OPEN STORAGE, WHERE PERMITTED, SHALL BE SCREENED IN ACCORDANCE WITH THE
ZONING ORDINANCE.

3. BUILDINGS WITH AN AGGREGATE SUM OF 5,000 SQUARE FEET OR GREATER ON A LOT
SHALL HAVE AUTOMATIC FIRE SPRINKLERS INSTALLED THROUGHOUT ALL
STRUCTURES. ALTERNATIVE FIRE PROTECTION MEASURES MAY BE APPROVED BY THE
FIRE DEPARTMENT.

4. ALL SIGNAGE IS SUBJECT TO TOWN APPROVAL.

5. ALL FENCES AND RETAINING WALLS SHALL BE SHOWN ON THE SITE PLAN AND ARE
SUBJECT TO BUILDING INSPECTION DIVISION APPROVAL.

METER TYPE

1.5" METER - PROPOSED 1

AMOUNT

WATER METER TABLE

LEGEND
BOUNDARY

EXISTING TREE

PROPOSED PARKING
COUNT

EXISTING PARKING
COUNT TO REMAIN

5

EXISTING SHRUB

PROPOSED CONCRETE
SIDEWALK

EXISTING WATER VALVE

EXISTING LIGHT POLE

EXISTING SANITARY SEWER
MANHOLE

EXISTING SANITARY SEWER
MAIN

EXISTING WATER MAIN

S S PROPOSED SANITARY
SEWER MAIN

W W PROPOSED WATER MAIN

PROPOSED FIRE HYDRANT

PROPOSED WATER METER

PROPOSED SANITARY
SEWER MANHOLE

PROPOSED SANITARY
SEWER CLEANOUT

PROPOSED FIRE
DEPARTMENT CONNECTION

TO REMAIN

GENERAL SITE PLAN NOTES:
1. ALL DIMENSIONS ARE FROM FACE OF CURB OR FACE OF BUILDING UNLESS NOTED

OTHERWISE.

2. ALL CURB RADII ARE 3' UNLESS NOTED OTHERWISE

3. CONTRACTOR SHALL REFER TO THE ARCHITECTURAL PLANS FOR EXACT LOCATIONS
AND DIMENSIONS OF VESTIBULES, SLOPE PAVING, SIDEWALKS, EXIT PORCHES, TRUCK
DOCKS, PRECISE BUILDING DIMENSIONS AND EXACT BUILDING UTILITY ENTRANCE
LOCATIONS.

4. ALL DISTURBED AREAS ARE TO RECEIVE FOUR INCHES OF TOPSOIL, SEED , MULCH
AND WATER UNTIL A HEALTHY STAND OF GRASS IS ESTABLISHED.

5. EXISTING STRUCTURES WITHIN CONSTRUCTION LIMITS ARE TO BE ABANDONED,
REMOVED OR RELOCATED AS NECESSARY. ALL COSTS SHALL BE INCLUDED IN BASE
BID.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL RELOCATIONS, (UNLESS OTHERWISE
NOTED ON PLANS) INCLUDING BUT NOT LIMITED TO, ALL UTILITIES, STORM DRAINAGE,
SIGNS, TRAFFIC SIGNALS & POLES, ETC. AS REQUIRED. ALL WORK SHALL BE IN 
ACCORDANCE WITH GOVERNING AUTHORITIES REQUIREMENTS AND PROJECT SITE
WORK SPECIFICATIONS AND SHALL BE APPROVED BY SUCH. ALL COST SHALL BE
INCLUDED IN BASE BID.

7. SITE BOUNDARY, TOPOGRAPHY, UTILITY AND ROAD INFORMATION TAKEN FORM A
SURVEY BY A LAND SURVEYOR.

8. THIS DEVELOPMENT WILL NOT IMPACT THE EXISTING NATURAL RESOURCES OF THE
SURROUNDING PROPERTIES.

9. SITE LIES WITHIN 'ZONE X, 0.2 PCT ANNUAL CHANCE FLOOD HAZARD,' ACCORDING TO
FEMA FLOOD MAP 48113C0180K.

10. THE CONSTRUCTION OF THIS PROJECT WILL INCLUDE THE REMOVAL OF 6 TREES AND
THE PLANTING OF 25 TREES, RESULTING IN A SURPLUS OF 19 TREES.

11. THIS PLAN CONFORMS WITH DESIGN STANDARDS INCLUDED IN THE TOWN OF
ADDISON TRANSPORTATION PLAN, WATER SYSTEM REQUIREMENTS, WASTEWATER
SYSTEM REQUIREMENTS, AND DRAINAGE CRITERIA MANUAL.

12. REFER TO ARCHITECTURAL PLANS FOR EXACT DIMENSIONS OF PROPOSED
BUILDINGS. ONLY THE OVERALL FOOTPRINTS HAVE BEEN OUTLINED IN THIS SITE PLAN.

13. REFERENCE APPROVED CONSTRUCTION DOCUMENTS TITLED BELT LINE 1.5
PREPARED BY PACHECO KOCH DATED 01/02/2020 SIGNED BY AMBER M. DAVIS.

14. ANY PAVEMENT REPLACEMENT SHALL BE IN ACCORDANCE WITH THE TOWN OF
ADDISON'S PAVEMENT SECTION SPECIFICATIONS, OR MATCH EXISTING SECTIONS
WHICHEVER IS GREATER.

ACTION

APPROVED DENIED

STAFF  ___________________   _____

COUNCIL  ________________     _____

SEE THE STAFF APPROVAL LETTER OR COUNCIL RESULT MEMO FOR ANY
CONDITIONS ASSOCIATED WITH THE APPROVAL OF THE PROJECT

DATE

DATE INITIALS

INITIALS

** EXISTING LANDSCAPE BUFFER
RANGES FROM 18'-19'. EXISTING
SIDEWALK AND LANDSCAPE AREA TO
REMAIN IN CURRENT CONDITIONS.
REQUIRED LANDSCAPE BUFFER HAS
BEEN CALCULATED AS 19' FROM THE
BELT LINE DISTRICT THOROUGHFARE
PLAN.
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PLAN

It's fast. It's free. It's the law.

ISSUED FOR MUNICIPAL &

6017 MAIN STREET
FRISCO, TX 75034

Phone: (469) 458-7300
TX@BohlerEng.com

TBPE No. 18065 | TBPLS No. 10194413
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3820 BELT LINE ROAD
ADDISON, TX 75001
DALLAS COUNTY

THOMAS L CHINOWITH ABST. 273
BLOCK A, LOT 1R, 2.034 AC
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SITE DATA SUMMARY
SITE INFORMATION

TOTAL LOT AREA 88,597 SF (2.034 AC)

PROPOSED BUILDING AREAS & HEIGHTS:
3,223 SF, 25' HEIGHT

(2,503 SF = RETAIL; 720 SF = OFFICE)

EXISTING BUILDING AREAS 10,382 SF, 1-STORY
760 SF PATIO

TOTAL LOT COVERAGE 13,645 SF (15.4%)

PARKING DATA

REQUIRED

GENERAL RETAIL/PROFESSIONAL
SERVICES 1 SPACE / 200 SF

RETAIL REQURIED 13 SPACES

OFFICE 1 SPACE / 300 SF

OFFICE REQUIRED 3 SPACES

RESTAURANT 1 SPACE / 100 SF

RESTAURANT  REQUIRED 112 SPACES

TOTAL PARKING REQUIRED 128 SPACES

BIKE PARKING (1 / 10 SPACES) 13 SPACES

PROVIDED

GENERAL PARKING 120 SPACES

ADA COMPLIANT PARKING* 8 SPACES

TOTAL PROPOSED PARKING 128 SPACES

PROPOSED BIKE PARKING 14 SPACES

SPACE USAGE

REQUIRED OPEN SPACE 20% (17,719 SF)

PROVIDED OPEN SPACE
21.5% (19,123 SF)

(INCLUDES OPEN SPACE IN ROW)

IMPERVIOUS SURFACE AFTER
DEVELOPMENT 71,294 SF

JURISDICTIONAL

EXISTING ZONING / USE PD 93-018 / RESTAURANT

PROPOSED ZONING / USE BELT LINE DISTRICT &
RESTAURANT/RETAIL/OFFICE

 BUILDING SETBACKS:

FRONT 94'

SIDE N/A

REAR N/A

LANDSCAPE BUFFER** 19.6' LANDSCAPE BUFFER INCLUDING
SIDEWALK
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