The discussion below is an Excerpt from the September 2, 2014 P&Z materials. It is a list of issues / concerns the P&Z staff has with the
Developer's request and the staff recommendations.

ISSUES:

The nature of this zoning request is complex. The applicant is proposing changes in
use, as well as modifications and exemptions to various standards in multiple locations
throughout the subject property. The major components of this request include:
1. Mixing uses and standards
2. Residential zoning
a. Multifamily
b. Mid-rise
c. Single-Family
3. Modifications to various standards
a. Building setbacks
b. Open space
c. Street standards
d. Facade material requirements
e. Landscape reductions
f. Height
Below is information intended to explain the applicant's request, provide comments on
each issue and include a recommendation regarding the appropriateness of each
component of the request. The full PD language requested by the applicant is attached
at the end of this report as Exhibits A - F.
Generally, the applicant is requesting to create zoning which would allow for a wide
variety of future development opportunities. The proposed zoning would allow office,
residential, retail and other uses to be developed in either an urban or suburban form.
Although PDs are designed to allow flexibility within a zoning district, zoning requests
should be examined in concert with a specific request which provides an expectation of
future for development for the city, applicant, and surrounding property owners.
The zoning process for the City of Plano takes approximately 60 days from the time an
applicant submits a request. This time frame allows staff to send out property owner
notices in conformance with state law, work with the applicant to address concerns and
to prepare information in order to provide a recommendation to the Planning & Zoning
Commission. The applicant is seeking to create zoning which would enable them to
have development rights available for a wide variety of opportunities; however, these
opportunities do not appear balanced with either the generally adopted community
standards or a reasonable expectation of development normally afforded through
zoning.
The current zoning process is necessary in order to determine the
appropriateness of uses and standards in a specific location. The process is not
intended to be cumbersome, but it is an important tool to allow time for staff to review
the request, notify adjacent property owners of potential changes, and provide city
officials the authority to make site specific decisions regarding significant developments
within the city. The city's track record of attracting and retaining quality employers and
development is evidence that the current zoning regulations and procedures allow
ample opportunity for property owners.
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1. Mixing Uses and Standards
Request: Residential or nonresidential uses may develop in any location, with modified
setbacks, within all tracts. Within Tracts A, C, and D, the Urban Mixed-Use (UMU)
district may be used with a minimum of 15 acres and a development plan approved by
the Planning & Zoning Commission only.
Comments: Developing a site with a mix of uses, including commercial and residential
can work very effectively, but without proper planning and design, it can lead to longterm nuisances for residents, businesses, and local governments. As the density of a
project increases, the need to consider and plan for the impact of the relationship
between uses becomes increasingly important. For this reason, the city has a policy
which discourages a dense, mixed-use development product outside of defined "urban
centers" which have community-endorsed development standards, such as Planned
Development-65-Central Business-1 (PD-65-CB-1) in Legacy Town Center and the
Downtown Business/Government (BG) district.
The applicant's request allows development to occur with reduced building setbacks
and urban streets (on-street parking and wide sidewalks), or in a "partial" UMU-style
development of a minimum of 15 contiguous acres. The UMU zoning district is intended
to be used for large properties, between 50 and 200 acres, in order to create a cohesive
framework for the design, development and operation of mixed-use urban centers.
Larger acreages are necessary to create a recognizable destination with masses of
residential and commercial uses, allows for quality urban street design, and provides
areas for open space and amenities to serve the development.
The UMU zoning district requires that a development plan be adopted as part of the
ordinance by City Council. The development plan is a critical element because it
establishes a plan for streets, uses, open space, and parking areas to guide
development over time. A large urban mixed-use development may take 10-15 years or
longer to complete, and the development plan is key to depicting standards and
requirements agreeable to the community. The UMU district provides a community
standard for mixed-use development that, if used consistently over time, will benefit
operations of the city by limiting an increasingly complex number of PD districts with
unique standards and nuances that are difficult and expensive to maintain and enforce.
The significant impact that urban center developments can have in a community should
be carefully examined and approved only through a zoning process which allows
adequate public consideration of the development's ability to promote health, safety,
and welfare.
The Mixed-Use Policy Statement defines what is meant by "mixed-use", describes its
characteristics, and serves as guidance for developers and decision makers when
considering mixed-use requests. The statement includes a list of benefits of mixed-use
development which can serve as guidance in new urban mixed-use zoning districts.
These benefits are:
•
•
•

Creating a local sense of place;
Creating areas that are active throughout the day;
Increasing housing options for diverse household types;
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•
•

Reducing auto dependence; and
Increasing travel options.

The policy statement includes a checklist
with questions to utilize when reviewing
mixed-use requests.
The success of a
proposed mixed-use development may be
hindered without the benefit of this detailed
review.

Mixed-Use Policy Statement
1. Nonresidential activities should
enhance the livability of the
residential.
2. The uses should be well integrated.
3. Buildings should be tightly connected
and grouped.
4. If the uses were to stand alone,
outside of a mixed-use setting, would
each use be appropriate in this
location?

Recommendation: Mixed-use zoning should
only be utilized through a UMU district with
an adopted development plan or through a
specific PD request with communityendorsed standards. The UMU district should not be applied to properties less than 50
acres in size, and should continue to require a development plan to be adopted with a
zoning request.
2. Residential Zoning

West of Parkwood Boulevard, Tracts A and C have frontage on the Dallas North
Tollway and are surrounded by streets on all sides. Residential development has
generally been discouraged within the major freeway corridors in the city as these
corridors contain the highly visible properties appropriate for commercial development,
especially regional retail and employment uses. Exceptions can be made for urban
center development in accordance with the Mixed-Use Policy Statement.
The tracts east of Parkwood Boulevard are adjacent to the existing Avignon Windhaven
residential subdivision and are segmented by the overhead transmission lines, the
proposed Type D thoroughfare, and the existing creek. Residential uses may be
appropriate for some or all of these tracts in accordance with the city's land use policies,
although the area is largely noted for office use on the Future Land Use Map. The
existing zoning allows a maximum of 341 units of multifamily development at the
northwest corner of Wind haven Parkway and Spring Creek Parkway.
During review of residential rezoning requests, staff recommends that the general
guidelines outlined in the Land Use Element 2012 Interim Amendment 2.5
"Redevelopment and Undeveloped Land Policies" be considered for all new proposals.
Projects should then be considered under the specific policies that address the type of
residential development being proposed .
. Multifamily Residential

Request: A combined total of 4,891 multifamily units are proposed among all Tracts.
Comments: This large number of multifamily residential units is a significant concern
due to its incompatibility with the city's land use policies. If approved, this will be the
largest concentration of multifamily units within the city.
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Housing Density Policy Statement
1. Limit the concentration of multifamily
units to 500 at each location.
2. Establish a minimum distance of
1,500 feet between multifamily
concentrations of 500 units.

Land Use Element
1. Residential development should be
prohibited within 1,200 feet of the
centerline of the Dallas North
Tollway.

The applicant is requesting multifamily
residential uses be allowed by right
consistent with the following:
• located adjacent to nonresidential
uses without any required screening
or buffers;
• located adjacent to the Dallas North
Tollway (with first floor nonresidential
uses); and
• located in or out of an urban center.

Multifamily may be appropriate in portions of
this property in conformance with the
Comprehensive Plan. However, in order to
support rezoning, staff believes the applicant should reduce the number of units
requested and propose multifamily only in the context of an urban center with a
development plan which shows the intent of the request. Rezoning a property without
specific information regarding the location of residences, appropriate separations from
nonresidential uses and/or without a specific plan which shows the proposed
development is not appropriate and may create undesirable living situations for future
residents. This general information should be provided for all planned development
residential zoning requests. Furthermore, the applicant's request is not in conformance
with several key policies of the Comprehensive Plan as listed above.
Recommendation: The number of multifamily units should be determined through an
approved UMU zoning district with an adopted development plan.

Request: Mid-rise residential (multifamily five stories and taller) is requested to be
permitted by right in Tracts A, C, and D.
Comments: Currently, mid-rise residential is permitted by Specific Use Permit (SUP) in
the RC zoning district and by right in UMU. There are currently no mid-rise residential
developments within the city. These uses require careful consideration outside of an
urban context due to the uniqueness the development type. In order to fully determine
the appropriateness of these developments, the city should retain the right to approve
these requests in the context of an SUP within the RC district.
Recommendation: Mid-rise should continue to be permitted in appropriate locations by
SUP only, except as allowed in a UMU district with an adopted development plan.
c. Single-Family Residential
Request: Requesting townhomes to be allowed by right in certain portions of Tracts A
and C, and townhomes or detached single-family to be allowed by right in any portion of
Tracts B, D, E, and F.
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Comments: Single-family residential uses should be carefully considered to determine
the appropriateness of their locations. The Rezoning to Meet Demand Policy Statement
of the Comprehensive Plan provides several recommendations to guide residential
zoning considerations.
Additionally, the RC and 0-2 districts allow several
nonresidential uses by right which are not appropriate when adjacent to residential
zoning. The city requires a six-foot masonry screening wall to be constructed between
residential and nonresidential zoning, and the Zoning Ordinance contains residential
adjacency standards to provide additional protection for residences from certain uses.
However, the adjacency standards are only required when a nonresidential zoned
property develops adjacent to residential zoning.

Rezoning to Meet Demand
Policy Statement
1. A property must be physically
appropriate (size, dimensions,
shape) for residential use.
2. The area is not affected by adverse
environmental conditions such as
noise, light and fumes.
3. The area is an extension of a
residential neighborhood.
4. The rezoning would not result in
residential tracts inconsistent with the
Comprehensive Plan.

If the applicant's zoning is approved as
requested, there would be no required
screening walls, buffers or separation of
uses since all of the property would be
zoned RC or 0-2. If single-family attached
uses are appropriate for the area, the
applicant should request rezoning to a
specific residential zoning district which
would require mitigation from adjacent
commercial uses. Furthermore, a precise
location should be defined for these uses so
that they are in a neighborhood context
rather than being scattered throughout the
area.
As a large, undeveloped site, a
compelling rationale for compromising these
standards is not apparent.

The R zoning district allows townhome and patio home development with approval of an
SUP through a zoning action. This is intended to increase opportunities for housing
while simultaneously reducing the overabundance of retail zoned property. If the
applicant wishes to develop townhomes or patio homes, they could request an SUP
which would allow the Commission and Council to determine whether the specific
property was appropriate for single-family residential uses in the context of adjacent
zoning and development.
Finally, staff recommends applicants submit a concept plan with any residential zoning
request in order to review the proposed layout of streets, lots, and access for the
subdivision.
Recommendation: Single-family zoning should not be permitted in an unspecified area
within the context of a nonresidential zoning district, without a concept plan which
shows the proposed layout of the subdivision and provides assurances of long-term
compatibility of uses.
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3. Various Modifications and Exemptions

Request: Requesting reduced building setbacks.
Comments: The applicant is requesting various amendments to building setback
requirements. Front yards along major thoroughfares such as Spring Creek Parkway,
the Dallas North Tollway, Windhaven Parkway and Parkwood Boulevard are requested
to be reduced to 25 feet, instead of the current 50 feet. Setback reductions may be
appropriate in the context of a mixed-use urban center. However, the city has
established a standard 50-foot setback which has been successfully applied to many
commercial properties. Setbacks should not be reduced without a specific development
need, or should only be employed with urban streets in the context of an urban center.
Recommendation: The RC or 0-2 building setbacks should be applied, except in the
instance of a specific development request.

Request: No open space required.
Comments: Open space is a key component of mixed-use and residential zoning
requests. Plano has a long-standing commitment to provide quality public spaces for
residents to inhabit and enjoy outside of their homes. To that end, the UMU zoning
district requires a minimum of five percent of the gross acreage to be dedicated as
usable open space. The city's multifamily, Single-Family Residence Attached (SF-A)
and Patio Home (PH) zoning districts all require open space to be provided due to the
dense nature of these developments.
Recommendation: Open space should be a required element of all mixed-use,
multifamily, townhome and patio home developments.

Request: Requesting UMU street standards to be used for all internal streets.
Comments: The UMU district has specific street standards intended to create a
pedestrian friendly atmosphere in the context of an urban center development. These
streets require on-street parking, wide sidewalks and street trees. Typical suburban
development does not require interior streets, but allows for fire lanes and access drives
to serve the needs of the associated development. Urban street standards are out of
place without other necessary elements of urban design such as short block lengths,
street-oriented buildings, and necessary planning to ensure good pedestrian
connectivity and design.
Recommendation: UMU street standards should not be used outside of a defined
pedestrian-oriented development such as a UMU district or similar urban center.
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ct Facade Material Re~uirements
Request: Exempt from the facade material requirements of the RC zoning district.
Comments: In 2000, the Dallas North Tollway corridor was zoned with districts which
included facade requirements designed to ensure compatibility between various uses
within the corridor and surrounding residential neighborhoods. Buildings must be
finished with a minimum of 75% glass, native stone, clay-fired brick or tile. These
building requirements have been applied consistently throughout the Tollway corridor,
with some variations on a few individual sites. If an individual development wishes to
deviate from these standards, the RC district currently allows the Commission to grant
variances to these materials at their discretion if adopted as a part of the site plan
approval.
Recommendation: The property should comply with the existing RC facade material
requirements unless exempted as currently allowed as part of the site plan approval
process.
e. LandscaQe Reductions
Request: Requesting various landscape edge reductions.
Comments: The city requires 30-foot landscape edges in certain corridors to create a
more significant buffer from larger thoroughfares. In certain instances, for specific
developments, these landscape edges have been reduced to address a specific
development need or site challenge. It may be appropriate to reduce landscape edges
as needed to accommodate a unique project, or specific development request, but at
this time staff does not support an overall exception to these landscape edges, which
serve a public purpose.
Recommendation:
The property should comply with the existing landscape
requirements. If the applicant were to submit a more specific development plan, staff
would consider supporting a reduction in landscape edges if sufficient need were
demonstrated.

Request: Requesting modified height restrictions as detailed with the attached zoning
exhibit.
Response: Height limits are defined by the associated zoning districts. Additionally, the
Zoning Ordinance has regulations which limit the height of structures in proximity to
residential zoning districts.
The existing height regulations have been applied
successfully throughout the city.
Recommendation: The existing height regulations are sufficient. For a specific
development request, staff could consider supporting modifications to the height
requirements.
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Summary
The purpose of this request is to rezone 329.3± acres located at the southeast corner of
the Dallas North Tollway and Spring Creek Parkway to create three Planned
Development-Regional Commercial (PD-RC) zoning districts and three Planned
Development-General Office (PD-0-2) zoning districts in order to modify uses and
various standards. The request is not in conformance with several significant policies of
the Comprehensive Plan regarding the location of residential uses. The requested
amendments to allow for mixed-use development, height, landscaping and various other
changes should only be considered with a specific development request. Finally, the
UMU district should only be used for large parcels with a development plan adopted by
a zoning request. Due to these concerns, staff recommends the applicant's request
should be tabled to allow the request to be considered in the context of a more specific
development plan.
RECOMMENDATIONS
Recommended that:
1. The Planning and Zoning Commission provide specific direction on the following
issues in the specific context of the requested zoning:
a. Mixing uses
b. Residential zoning
i.
Multifamily
ii.
Mid-rise
iii.
Single-Family
c. Modifications to various standards
i.
Building setbacks
ii.
Open space
Street standards
iii.
iv.
Facade material requirements
v.
Landscape reductions
vi.
Height
2. The Planning & Zoning Commission table Zoning Case 2014-08 to provide
adequate time for preparation and review of a detailed development plan and
response to the Commission's feedback as may be appropriate, if acceptable to
the applicant.

DUE TO THE NUMBER OF RESPONSES, LETTERS RECEIVED FOR THIS ZONING
CASE HAVE BEEN INCLUDED IN HARDCOPY FORM TO EACH P&Z
COMMISSIONER AND UNDER SEPARATE COVER ON THE PLANNING
DEPARTMENT WEBSITE.
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