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PLANNING AND ZONING DEPARTMENT PAGE 1 CITY OF ROCKWALL 

CITY OF ROCKWALL 
PLANNING AND ZONING COMMISSION CASE MEMO 
 

PLANNING AND ZONING DEPARTMENT 
385 S. GOLIAD STREET • ROCKWALL, TX 75087 
PHONE: (972) 771-7745 • EMAIL: PLANNING@ROCKWALL.COM 

 
 

TO: Planning and Zoning Commission 
 

DATE: October 11, 2022 
 

APPLICANT: Jeff Carroll; Jeff Carroll Architects  
 

CASE NUMBER: SP2022-052; Amended Site Plan for Everybody Massage 
 
 

SUMMARY 
 
Consider a request by Jeff Carroll of Jeff Carroll Architects on behalf of Susan Gamez of Everybody Massage for the approval 
of an Amended Site Plan for an existing Massage Therapist facility on a 0.48-acre tract of land identified as Lot 1, Block A, 
Everybody Massage Addition, City of Rockwall, Rockwall County, Texas, zoned Residential Office (RO) District, addressed as 
2001 Ridge Road, and take any action necessary. 
 
BACKGROUND 
 
The subject property was annexed into the City of Rockwall on November 7, 1960 by Ordinance No. 60-04 [Case No. A1960-
004]. At the time of annexation, the subject property was zoned Agricultural (AG) District. On October 3, 2016, City Council 
approved to rezone the subject property from Agricultural (AG) District to Residential Office (RO) District (Case No. Z2016-
028; Ordinance No. 16-55). On April 25, 2017, the Planning and Zoning Commission approved a site plan (Case No. SP2017-
015) to allow the conversion of the existing single-family home to a Massage Therapist Office (i.e. Everybody Massage). On 
September 5, 2017, the City Council approved a final plat (Case No. P2017-044) that established the subject property as Lot 
1, Block A, Everybody Massage Addition.  
 
PURPOSE 
 
On September 16, 2022, the applicant – Jeff Carroll of Carroll Architects, Inc.-- requested the approval of an amended site 
plan to allow a 1,713 SF addition to the 2,293 SF existing Massage Therapist Office.  
 
ADJACENT LAND USES AND ACCESS 
 
The subject property is located at 2001 Ridge Road.  The land uses adjacent to the subject property are as follows: 

 
North: Directly north of the subject property is a 9.24-acre vacant tract of land identified as Tract 9, of the D. Atkins 

Survey, Abstract No. 1, and zoned Commercial (C) District. Beyond this right-of-way for the Union Pacific 
Dallas/Garland Northeast Railroad. Beyond that is a 12.11-acre vacant tract of land identified as Tract 2, of the D 
Atkins, Abstract No. 1, and zoned Commercial (C) District. North of this is Ridge Road which is identified as a 
M4D (i.e. major collector, four [4] lane, undivided roadway) on the City’s Master Thoroughfare Plan contained in 
the OURHometown Vision 2040 Comprehensive Plan. 

 
South: Directly south of the subject property is a 7.7045-acre tract of land identified as Tract 10-1, of the J.D. McFarland 

Survey, zoned Commercial (C) District and developed with a parking lot for Rockwall Independent School District 
(RISD). Beyond this is W Yellow Jacket Lane which is classified as a M4D (i.e. major collector, four [4] lane, 
undivided roadway) on the City’s Master Thoroughfare Plan contained in the OURHometown Vision 2040 
Comprehensive Plan. 

 
East: Directly east of the subject property are two (2) tracts of land identified as tracts 11 and 18, of the D Atkins 

Survey, Abstract No. 1 and zoned Agricultural (AG) District. Lot 18 is vacant and lot 11 is developed with a single-
family home. Beyond this is a 13.134-acre tract of land identified as Tract 9, of the D Atkins Survey, Abstract 1 
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and developed with a baseball field for Rockwall Independent School District (RISD). Beyond this is W Yellow 
Jacket Lane which is classified as a M4D (i.e. major collector, four [4] lane, undivided roadway) on the City’s 
Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive Plan. 

 
West: Directly west of the subject property is Old County Road which is identified as a R2 (i.e. Residential, Two Lane, 

Undivided Roadway) on the City’s Master Thoroughfare Plan contained in the OURHometown Vision 2040 
Comprehensive Plan. Beyond this is a 1.129-acre parcel of land identified as Lot 1, Block A, Yellow Jacket 
Addition and developed with a Retail Shopping Center (i.e. Yellow Jacket Plaza). 

 
 

DENSITY AND DIMENSIONAL REQUIREMENTS 
 
According to Section 01, Land Use Schedule, of Article 04, Permissible Uses, of the Unified Development Code (UDC), a 
Massage Therapist Office is a permitted by-right land use in a Residential Office (RO) District. The submitted site plan and 
building elevations generally conform to the technical requirements contained within the Unified Development Code (UDC) for 
a property located within a Residential Office (RO) District with the exception of the items listed in the Variances and 
Exceptions Requested by the Applicant section of this case memo.  A summary of the density and dimensional requirements 
for the subject property are as follows: 
 
Ordinance Provisions Zoning District Standards Conformance to the Standards 
Minimum Lot Area 10,000 SF 20,908.80 SF; In Conformance 
Minimum Lot Frontage  60-Feet 147-Feet; In Conformance 
Minimum Lot Depth 100-Feet 142.7-Feet; In Conformance 
Minimum Front Yard Setback 15-Feet ~30-Feet; In Conformance 
Minimum Rear Yard Setback  10-Feet >45-Feet; In Conformance 
Minimum Side Yard Setback 10-Feet >20-Feet; In Conformance 
Maximum Building Height 60-Feet 8-Feet; In Conformance 
Max Building/Lot Coverage 60% 19%; In Conformance 
Minimum Number of Parking Spaces 14 13; Exception Requested 

Minimum Landscaping Percentage 20% X=72.5%; In Conformance 
Maximum Impervious Coverage 85-90% 27.5%; In Conformance 
 
TREESCAPE PLAN 
 
No trees are being removed from the subject property. Based on this, no Treescape Plan is required. 
 
CONFORMANCE WITH THE CITY’S CODES 
 
According to Subsection 02.02(D)(2), Office Building, of Article 13, Definitions, of the Unified Development Code (UDC) an 
Office Building is defined as “(a) facility that provides executive, management, administrative, or professional services… but 
not involving the sale of merchandise except as incidental to a permitted use.” In this case, the applicant is requesting a 
Massage Therapist Office, which is permitted by right according to Section 01, Land Use Schedule, of Article 04, Permissible 
Uses, of the Unified Development Code (UDC).  
 
The proposed site plan also generally conforms to the requirements of the General Commercial District Standards as 
stipulated by Article 05, District Development Standards, and the Scenic Overlay (SOV) District Standards of the Unified 
Development Code (UDC) with the exception of the variances and exceptions being requested as outlined in the Variances 
and Exceptions Requested by the Applicant section of this case memo. 
 
VARIANCES AND EXCEPTIONS BY THE APPLICANT 
 
As stated above, the applicant’s request conforms to the majority of the City’s codes; however, staff has identified the 
following exceptions: 
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Variances. 
 
(1) Four-Sided Architecture. According to Article 05, General Overlay District Development Standards, of the Unified 

Development Code (UDC) all building shall be architecturally finished on all four (4) sides utilizing the same materials, 
detailing, articulation and features. In addition, a minimum of one (1) row of trees shall be planted along perimeter of the 
subject property to the rear of the building. In this case, the proposed building does not meet the wall length requirements 
on the proposed secondary façades. This will require a variance from the Planning and Zoning Commission. 

 
Exceptions: 
 
(1) Roof Pitch. According to Subsection 04.01(A)(1) of Article 05, Development Standards, of the Unified Development Code 

(UDC), “(a)ll structures shall have the option of being constructed with either a pitched (minimum of a 6:12 roof pitch), 
parapet, or mansard roof system as long as the roof system is enclosed on all sides.” In this case, the applicant is 
proposing a pitch of 4:12. This will require an exception from the Planning and Zoning Commission.  
 

(2) Parking. According to Subsection 06.05 (Table 5), of Article 06, Parking and Loading, of the Unified Development Code 
(UDC), the parking requirement for an Office Building is 1 parking space per 300 SF. In this case, the applicant is required 
14 parking spaces, and is providing 13 parking spaces. This will require an exception from the Planning and Zoning 
Commission.   

 
According to Section 09, Exceptions and Variances, of Article 11, Development Applications and Review Procedures, of the 
Unified Development Code (UDC), an applicant may request the Planning and Zoning Commission to grant exceptions and 
variances to the provisions contained in the Unified Development Code (UDC), where unique or extraordinary conditions exist 
or where strict adherence to the technical requirements of the Unified Development Code (UDC) would create an undue 
hardship. In addition, the code requires that applicants provide compensatory measures that directly offset the requested 
exceptions and variances. In this case, as compensatory measures, the applicant is proposing: [1] 100% masonry materials 
on three (3) sides, [2] three (3) times more than the amount of required landscaping, and [3] a line of existing canopy and 
accent trees along the south and west property lines. Staff should note that the increased landscaped area and existing trees 
along the south and west property lines were established before the conversion from residential to residential office and are 
not compensatory in nature. However, in justification for the variance and exceptions, the proposed addition does incorporate 
characteristics of the original single-family home, such as roof pitch and architecture, that allows for a seamless appearance 
for the addition. The applicant has also indicated in their Variance and Exception Request Letter that the quantity of massage 
rooms will not change, rather the existing and proposed rooms will be larger than what is currently provided. Given this, the 
applicant indicated that the parking demand will not increase. Requests for exceptions and variances are discretionary 
decisions for the Planning and Zoning Commission. Staff should note that a supermajority vote (e.g. six [6] out of the seven [7] 
commissioners) -- with a minimum of four (4) votes in the affirmative -- is required for the approval of an exception. 
 
CONFORMANCE WITH OURHOMETOWN VISION 2040 COMPREHENSIVE PLAN 
 
The OURHometown Vision 2040 Comprehensive Plan indicates the subject property is located within the Scenic District which 
“is significantly developed and has residential land uses that range from medium to high density.” The area adjacent to Ridge 
Road represents mixed-use district and includes one of the City’s larger mixed residential/office developments…” The primary 
land uses in the Live/Work designated areas include professional offices, boutiques, art/music studios, and antique and 
collectable shops. In this case, the applicant is requesting approval of an amended site plan for an existing Office Building less 
than 5,000 SF. Based on this, the applicant’s request appears to conform to the goals and policies of the OURHometown 
Vision 2040 Comprehensive Plan.  
 
ARCHITECTURAL REVIEW BOARD (ARB): 
 
This property, being in the Scenic Overlay (SOV) District, requires the review of the Architecture Review Board. On 
September 27, 2022, the Architecture Review Board (ARB) reviewed the proposed building elevations and made a motion to 
recommend approval of the site plan by a vote of 6-0, with Board Member Miller absent. 
 
CONDITIONS OF APPROVAL 
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If the Planning and Zoning Commission chooses to approve the applicant’s request for an amended site plan for an existing 
restaurant with drive-through, then staff would propose the following conditions of approval: 
 
(1) All staff comments provided by the Planning, Engineering and Fire Department must be addressed prior to the submittal 

of a building permit; 
 
(2) Any construction resulting from the approval of this Amended Site Plan shall conform to the requirements set forth by the 

Unified Development Code (UDC), the International Building Code (IBC), the Rockwall Municipal Code of Ordinances, city 
adopted engineering and fire codes and with all other applicable regulatory requirements administered and/or enforced by 
the state and federal government. 
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October 3, 2022 

 

 

Mr. Ryan Miller 

City of Rockwall Director of Planning 

City Hall 385 S. Goliad 

Rockwall, TX 75087 

 

 

Re: SP2022-052 Exceptions Requested 

Everybody Massage Expansion Project 

Rockwall, TX. 

 

 

Mr. Miller, 

 

This letter serves as a summary of the Request for Exceptions to the Unified Development Code (UDC). 

This includes (1) Parking Reduction, (2) Roof Pitch, (3) Building Articulation. 

 

Parking Reduction for (1) parking space. 

 

A) Parking Requirement per zoning is 1/ 300 SF. We are requesting a parking variance for (1) one 

parking space. The existing residential building was remodeled a couple of years ago and 

converted into a commercial /residential business. The new expansion would add 7 new relaxing 

rooms to replace smaller rooms inside the existing space. This expansion will allow for a total of 

11 massaging rooms. We are planning to reduce the number of rooms in the existing building by 

combing smaller rooms together and enlarging the breakroom / laundry rooms. 

 

Building Square Footage, 

Existing 2293 SF 

Expansion 1,713 SF 

 

Total Building SF – 4,006 SF / 300 = 13.35 parking spaces. 

This would typically round up to 14 spaces. We are asking for 13. 

 

Roof Pitch. 

 

We are requesting a variance for reducing required roof pitch to match the existing building. We are 

showing the new building expansion attached to the existing building on the site plan located at the rear of 

the existing building. We are also matching the building materials and colors for brick and asphalt singles. 
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Building Articulation 

 

We are requesting a variance for Building Articulation to match the existing building style of architecture. 

Since this expansion is on the rear any type of vertical or horizontal articulation will not be seem by 

public and would not match the existing style. 

 

 

Compensatory items we are requesting for these variances. 

 

A) City Ordinance requires 80% masonry. We are providing 100% brick masonry on the 3 sides of 

the expansion. 

 

B) City Ordinance requires 10% landscaping area. We are proposing 37.5% which is 3x more than 

required by zoning code. 

 

C) There is a line of existing canopy and ornamental trees along the south and west property lines 

which is more than required by code. 

 

  

Thank you for your consideration and reviewing our request. 

 

 

Sincerely,  

 

  

 

 

Jeffrey Carroll 

Carroll Architects, Inc. 

President / CEO  
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ARCHITECTURAL SITE PLAN
SCALE: 1"=10'1

ARCHITECTURAL
SITE PLAN

A100

SITE DATA TABLE

SITE AREA

EXISTING BUILDING AREA 2,293 S.F.

PROPOSED BUILDING EXPANSION 1,713 S.F.

0.48 ACRES (20,908.8 S.F.)

TOTAL BUILDING AREA 4,006 S.F.

REQUIRED LANDSCAPE AREA-
10% OF 20,909 S.F. 2,099 S.F.

PROVIDED LANDSCAPE AREA-
37.5% OF 20,909 S.F. 7,817 S.F.

IMPERVIOUS COVERAGE-
62.5% OF 20,909 S.F. 13,092 S.F.

PARKING-
REQUIRED (1/300) 13.35 SPACES

PARKING-
PROVIDED

STANDARD = 12
HANDICAPPED = 1

TOTAL = 13

VARIANCE FOR 1 PARKING SPACE

EVERYBODY MASSAGE

5' 10' 20'

PAVING NOTES:
1. APPROACHES TO BE 6" THICK, 3600 psi, 6.5 SACK MIX, REINFORCED WITH #3

BARS @ 18" ON CENTER.
2. ALL NON-FIRELANE PAVING CAN BE 6" THICK, 3000 psi 6 SACK MIX, REINFORCED

WITH #4 BARS @ 18" O.C.
3. ALL FILL (IF REQUIRED) SHALL BE PLACED ON 8" LIFTS AND COMPACTED TO 95%

OF STD. PROCTOR @ MOISTURE RANGE OF 0% TO +6% OF OPTIMUM MOISTURE.
(UNLESS OTHERWISE NOTED) USING A SHEEPS-FOOT ROLLER.

4. SIDEWALK TO BE 4" THICK CONCRETE, 3000 psi, 5.5 SACK MIX IN R.O.W.
5. NO SAND UNDER PAVING.
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