PLANNING & ZONING COMMISSION
PLANO MUNICIPAL CENTER
1520 K AVENUE
October 3, 2011

ITEM
NO.

EXPLANATION

ACTION
TAKEN

6:30 p.m. - Dinner - Planning Conference Room 2E

7:00 p.m. - Regular Meeting - Council Chambers

The Planning & Zoning Commission may convene into Executive
Session pursuant to Section 551.071 of the Texas Government
Code to Consult with its attorney regarding posted items in the
regular meeting.

Call to Order/Pledge of Allegiance
Approval of Agenda as Presented

Approval of Minutes for the September 19, 2011, Planning & Zoning
Commission meeting

General Discussion: The Planning & Zoning Commission will hear
comments of public interest. Time restraints may be directed by the
Chair of the Planning & Zoning Commission.  Specific factual
information, explanation of current policy, or clarification of Planning &
Zoning Commission authority may be made in response to an inquiry.
Any other discussion or decision must be limited to a proposal to place
the item on a future agenda.

PUBLIC HEARINGS

Public Hearing: Zoning Case 2011-14 - Request to amend Planned
Development-185-Regional Commercial on 14.8+ acres located at the
northeast corner of Dallas North Tollway and Parker Road to modify the
development standards and uses of the district. Zoned Planned
Development-185-Regional Commercial/Dallas North Tollway Overlay
District. Tabled June 6, 2011, July 5, 2011, August 1, 2011, and
September 6, 2011. Applicant: Cencor Realty Services




PLANNING & ZONING COMMISSION October 3, 2011

7A
BM

7B
BM

Public Hearing: Zoning Case 2011-17 - Request to amend Subsection
3.105 (Private Clubs) of Section 3.100 (Supplementary Regulations for
Principal Permitted Uses and Specific Uses) of Article 3 (Supplementary
Regulations) and related sections of the Zoning Ordinance regarding
minimum distance separation requirements from certain uses and
private clubs. Applicant: City of Plano

Public Hearing: Zoning Case 2011-27 - Request to rezone 108.2+
acres located at the southwest corner of State Highway 121 and Preston
Road from Commercial Employment to Planned Development-
Commercial Employment. Zoned Commercial Employment/State
Highway 121 and Preston Road Overlay Districts. Applicant: Lincoln
Property Company

Concept Plan: Village 121 Addition, Block 1, Lot 1 - Retall,
restaurant, office, and multifamily on one lot on 84.1+ acres located at
the southwest corner of State Highway 121 and Preston Road. Zoned
Commercial Employment/State Highway 121 Overlay District.
Neighborhood #8. Applicant: Lincoln Property Company

Public Hearing - Preliminary Replat: Trinity Presbyterian Church
Addition, Block A, Lot 5R - Day care center on one lot on 1.4+ acres
located on the north side of Hedgcoxe Road, 520+ feet west of Ohio
Drive. Zoned Planned Development-159-General Office/Preston Road
Overlay District. Neighborhood #4. Applicant: Gary Fang

END OF PUBLIC HEARINGS

Items for Future Discussion - The Planning & Zoning Commission
may identify issues or topics that they wish to schedule for discussion at
a future meeting.

Council Liaisons: Mayor Pro Tem Pat Miner and Council Member
Lee Dunlap
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ACCESSIBILITY STATEMENT

Plano Municipal Center is wheelchair accessible. A sloped curb entry is
available at the main entrance facing Municipal Avenue, with specially
marked parking spaces nearby. Access and special parking are also
available on the north side of the building. Requests for sign
interpreters or special services must be received forty-eight (48) hours
prior to the meeting time by calling the Planning Department at (972)
941-7151.




CITY OF PLANO
PLANNING & ZONING COMMISSION
PUBLIC HEARING PROCEDURES

The Planning & Zoning Commission welcomes your thoughts and comments on
these agenda items. The Commission does ask, however, that if you wish to
speak on an item you:

1. Fill out a speaker card. This helps the Commission know how many people wish
to speak for or against an item, and helps in recording the minutes of the meeting.
However, even if you do not fill out a card, you may still speak. Please give
the card to the secretary at the right-hand side of the podium before the meeting
begins.

2.  Limit your comments to new issues dealing directly with the case or item.
Please try not to repeat the comments of other speakers.

3. Limit your speaking time so that others may also have a turn. If you are part
of a group or homeowners association, it is best to choose one representative to
present the views of your group. The Commission's adopted rules on speaker
times are as follows:

e 15 minutes for the applicant - After the public hearing is opened, the Chair of
the Planning & Zoning Commission will ask the applicant to speak first.

e 3 minutes each for all other speakers, up to a maximum of 45 minutes.
- Individual speakers may yield their time to a homeowner association or other
group representative, up to a maximum of 15 minutes of speaking time.

If you are a group representative and other speakers have yielded their 3
minutes to you, please present their speaker cards along with yours to the
secretary.

e 5 minutes for applicant rebuttal.

o Other time limits may be set by the Chairman.

The Commission values your testimony and appreciates your compliance with
these guidelines.

For more information on the items on this agenda, or any other planning, zoning, or
transportation issue, please contact the Planning Department at (972) 941-7151.



CITY OF PLANO
PLANNING & ZONING COMMISSION

October 3, 2011

Agenda ltem No. 5
Public Hearing: Zoning Case 2011-14

Applicant: Cencor Realty Services

DESCRIPTION:

Request to amend Planned Development-185-Regional Commercial on 14.8% acres
located at the northeast corner of Dallas North Tollway and Parker Road to modify the
development standards and uses of the district. Zoned Planned Development-185-
Regional Commercial/Dallas North Tollway Overlay District. Tabled June 6, 2011, July
5, 2011, August 1, 2011, and September 6, 2011.

REMARKS:

This item was tabled at the September 6, 2011, Planning & Zoning Commission
meeting. The applicant is requesting additional time to address staff comments and is
requesting that the item be tabled until the October 17, 2011 meeting.

RECOMMENDATION:

Recommended that the Planning & Zoning Commission accept the applicant’s request
to table this item until the October 17, 2011 meeting.
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CENCOR REALTY SERVICES

¢

David C. Palmer
Executive Vice President

dpalmer@cencorreaity.com

September 26, 2011

Mr. Eric Hill Via email (erich@plano.gov)

Planner

City of Plano

P.O. Box 860358
Plano, Texas 75086

Re: West Plano Village, Ltd.
Development Application/Zoning Petition

Dear Eric:

Applicant West Plano Village, Ltd., herein requests the referenced applications to be tabled
to October 17, 2011 for consideration by the Planning & Zoning Commission.

Thank you for your continued attention to this matter,
Sincerely,

West Plano Village, Ltd. s limited partnership

By: Cencor Rea

By:
Name: Davii C. Palmer.
Title: EXxggutive Vice President

olek Gary DeVleer, (via email)

3102 Maple Avenue Suite 500 Dallas, Texas 75201 214.854.0300 fax 214.953.0860

www.CencorRealty.com

Cencor Realty Services is the management and development division of Weitzman Management Corporation, a
regional really corporation which alse does business through its brokerage division, The Weitzman Group.


http:www.CencorRealty.com
http:erich@p/ano.gov
mailto:dpalmer@cencorrealty.com

CITY OF PLANO
PLANNING & ZONING COMMISSION

October 3, 2011

Agenda ltem No. 6
Public Hearing: Zoning Case 2011-17

Applicant: City of Plano

DESCRIPTION:

Request to amend Subsection 3.105 (Private Clubs) of Section 3.100 (Supplementary
Regulations for Principal Permitted Uses and Specific Uses) of Article 3 (Supplementary
Regulations) and related sections of the Zoning Ordinance regarding minimum distance
separation requirements from certain uses and private clubs.

REMARKS:

Staff is requesting additional time in order to examine issues and refine proposed
language related to this ordinance amendment. We are requesting that this item be
tabled until the November 7, 2011 Planning & Zoning Commission meeting.

RECOMMENDATION:

Recormmended that the Planning & Zoning Commission accept staff's request to table
this item until the November 7, 2011 meeting.



CITY OF PLANO
PLANNING & ZONING COMMISSION

October 3, 2011

Agenda Item No. 7A
Public Hearing: Zoning Case 2011-27

Applicant: Lincoln Property Company

DESCRIPTION:

Request to rezone 108.2+ acres located at the southwest corner of State Highway 121
and Preston Road from Commercial Employment to Pianned Development-
Commercial Employment. Zoned Commercial Employment/State Highway 121 and
Preston Road Overlay Districts.

REMARKS:

The purpose of this request is to rezone 108.2+ acres located at the southwest corner of
State Highway 121 and Preston Road from Commercial Employment (CE) to Planned
Development-Commercial Employment (PD-CE). The CE district is intended to provide
the flexibility for an integrated development that may include retail, office, commercial,
light manufacturing, and multifamily residences. The CE district presently allows
additional multifamily dwelling units subject to approval of a specific use permit. The
major focus of the CE district is to be corporate headquarters and research facilities
arranged in a campus-like setting. A planned development (PD) district provides the
ability to amend use, height, setback, and other development standards at the time of
zoning to promote innovative design and better development controls appropriate to
both off and onsite conditions.

The PD district proposes the following: retaining the existing uses allowed within the
CE zoning district; adding provisions to allow multifamily uses by right; modifying the
area, yard, and bulk requirements; and modifying parking, landscaping, screening, and
signage requirements. A concept plan, Village 121 Addition, accompanies this request
as Agenda ltem No. 7B.

Surrounding Land Use and Zoning

The area of the request is currently undeveloped. To the north, across State Highway
121, the properties are within the city of Frisco and developed with retail uses, including
a regional mall property. The property to the west is zoned CE, has a retail store, and is
otherwise primarily vacant. To the northeast across Preston Road, there is an existing



retail shopping center zoned Regional Commercial (RC). The property to the southeast,
across Preston Road, is zoned Planned-Development-20-Mixed Use (PD-20-MU) and is
partially developed with retail, office, and multifamily uses.

Proposed Planned Development Stipulations

The requested zoning is Planned Development-Commercial Employment. There are
two primary parts to this request: land use and design standards.

Land Use - The applicant proposes to retain CE as the base zoning district. The CE
base zoning would permit retail, restaurants, office, and light-intensity manufacturing
uses currently allowed. The CE district presently allows additional multifamily dwelling
units subject to approval of a specific use permit. Therefore, the applicant is requesting
to allow multifamily by right. The range of multifamily units that could potentially be built
within the proposed PD is approximately 1,215 to 2,390 units due to the minimum and
maximum densities being proposed. However, the stipulations allow for quasi-public
streets and required open space to be excluded from density calculations which allows
a developer to provide fewer number of units. As such, the applicant proposes to
construct 759 multifamily residence units by right, with retail, restaurants, office, and
live/work uses on the first floor of the residential buildings.

Design Standards - The request proposes a mix of commercial and residential uses
within the development, similar to the Haggar Square (PD-20-MU) development at the
northwest corner of Rasor Boulevard and Ohio Drive. The concept plan indicates
primarily one-story restaurant and retail buildings of suburban scale on the northwest
and southeast areas of the property with surface parking. Multistory office buildings and
parking structures are planned at the center and northeast areas of the development.
Multifamily uses are planned for the southern portion of the property. Quasi-public
streets with parallel parking are proposed to connect the entire development. Two large
open spaces with outdoor pavilions form the core and focus of the proposed
development. The retail and restaurant buildings are placed closer to the internal quasi-
public streets than to the State Highway 121 frontage road and Preston Road.

The property is divided into three tracts. Tract 1 (47.9 acres) allows for all
nonresidential uses permitted in the CE district, and the development standards provide
for the modification of the area, yard, and bulk requirements as well as providing
modified standards related to parking, landscaping, screening, and signage
requirements. Multifamily is prohibited in Tract 1. Tract 2 (27.9 acres) and Tract 3 (8.6
acres) allows for both nonresidential and residential uses, and the development
standards provide for the modification of the area, yard, and bulk requirements as well
as providing modified standards related to parking, landscaping, screening, and
multifamily requirements. If properties within Tracts 2 and 3 develop as multifamily
uses, the development shall follow the standards required by the PD district for
multifamily. Otherwise, nonresidential uses shall be developed in accordance with the
CE zoning district and the State Highway 121 and Preston Road Overlay Districts’
regulations contained within the Zoning Ordinance, except as otherwise amended in the
PD. It is important to note that the initial developments within Tracts 2 and 3 will
determine the standards to be used for the remainder of the properties within
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each tract respectively. Also, in order for Tract 3 to be developed as multifamily, Tract 2
must be developed as multifamily. Should Tract 2 develop as nonresidential uses, Tract
3 cannot develop as multifamily.

This request is for PD-CE zoning with the following stipulations.

Restrictions:

The permitted uses and standards shall be in accordance with the existing Commercial
Employment (CE) zoning district unless otherwise specified herein.

General Provisions of the Planned Development

1. The zoning exhibit shall be adopted as part of the ordinance.

2. Quasi-Public Streets

a. Quasi-public streets shall be provided throughout the district, consistent with
as shown on the zoning exhibit.

b. Quasi-Public Streets Definition: Quasi-public streets are privately owned
and maintained drives open to public access. A fire lane shall be located
within all quasi-public streets. Lots may derive required street frontage from
quasi-public streets and may be platted to the centerline of quasi-public
streets. '

3. Parking Reguiations :
a. The minimum required parking shall be as follows:
i. Multifamily - 1.5 spaces per unit
ii. All nonresidential uses: Parking requirements shall be determined as
provided in Section 3.1100 (Off-Street Parking and Loading) of the
Zoning Ordinance.

b. On-street parking adjacent to each lot may count toward the required parking
for that lot and shall be permitted on both sides of quasi-public streets and fire
lanes, except where prohibited for vehicular, fire, or pedestrian safety.

c. No parking is required for outdoor patioc and sidewalk cafe/dining areas or
other public seating areas except for freestanding restaurants.

4. Screening V
a. Off-street loading docks and service areas for nonresidential uses may not be
located adjacent to or across a quasi-public street from buildings containing
residential uses unless the loading dock or service area is screened in
accordance with the following:
i. Masonry screening walls with solid metal gates (in accordance with
Section 3.1000)
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i. Overhead doors if service area or loading dock is located internal to the
building; or
iii. Any combination of the above.

5. Open space
a. A minimum of five acres of open space shall be required within the planned
development district.
b. The open space shall be open to the public at all times
¢. A minimum of two open space areas shall be provided in Tract 2 and each
open space area shall not be less than 0.5 acre in area. A minimum of one
open space area shall be provided in Tract 3 and this open space area shall
not be less than 0.5 acre in area. In all tracts, the required open space areas
shall not have a dimension less than 80 feet.
6. Signage
a. In addition to signs permitted by Section 3.1600 of the Zoning Ordinance, the
following additional signs and/or revised sign definitions and standards are
permissible. '
i. Multi-Purpose Wall Signs

s A multi-purpose wall sign is any sign mounted on the wall of a building
which is used to identify shopping centers, retail districts, office
districts, or commercial sites and ma'y include a listing of occupants
within the development being identified.

e Multi-purpose wall signs are exempt from Subsections 3.1603 (1)(b)
and (2)(f) of Section 3.1600.

o A multi-purpose wall sign shall not be limited in height or width except
that the sign shall be limited to 300 square feet in size.

o A maximum of one multi-purpose wall sign may be mounted to a
parking structure that has street frontage along State Highway 121
and/or Preston Road only, and the multi-purpose wall sign shall face
State Highway 121 or Preston Road. A maximum of two multipurpose
wall signs are allowed within the district.

ii. Directional Signs

e A directional sign is any noncommercial sign, which directs the public
to various locations, for instance, but not limited to, the retail,
apartments, office or parking areas within the planned development
district.

¢ A directional sign may be a freestanding sign, a wall sign, a projecting
sign, or a sign mounted to a vertical support. These signs shall not
contain advertising and shall be specifically directional in nature.
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e A directional sign mounted to a vertical support shall not exceed 15
square feet and the maximum sign width is three feet wide. The
bottom of the sign shall not fall below four feet from the ground
surface.

Specific Provisions of the Planned Development - Tract 1

1. Uses : Multifamily is prohibited
2. Design Standards

a. Building Placement and Orientation: Buildings fronting quasi-public streets
shall be constructed such that a minimum of 75% of the facade shall be
located between a minimum of 15 feet and a maximum of 25 feet from the
back of curb, except along quasi-public streets with a curve radius less than
250 feet from the centerline, which shall adhere to a mirimum of 60%.
Parking structures are exempt. Where easements are present, the buildings
shall be built to the easement line.

b. Streetscape: Outdoor patio and sidewalk dining as well as other public
seating areas are permitted within the quasi-public street easements provided
minimum six-foot accessible pathways are maintained.

¢. Landscaping ‘

i. Except as stated below, landscaping shall be provided per Section 3.1200
(Landscape Requirements), Sections 4.800 (State Highway 121 Overlay
District) and 4.500 (Preston Road Overlay District).

i. No landscape edge is required along quasi-public streets, except for
where surface parking lots abut quasi-public streets, where a minimum
five foot landscape edge shall be provided.

iii. Street trees shall be provided at a rate of a minimum of one tree per 60
linear feet of street along all quasi-public streets.

iv. Where service areas for nonresidential uses face Tract 2 and/or Tract 3, a
minimum 10 foot landscape edge shall be provided including screening
shrubbery and trees planted at an average rate of one tree per 50 linear
feet of the landscape edge length. A minimum six-foot high {maximum
eight-foot high) ornamental fence may be provided within this required
landscape edge.

d. Maximum Lot Coverage: 80%
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Specific Provisions of the Planned Development - Tract 2

1. Uses

a. Tract 2 must be developed using the standards required by the planned
development district for multifamily development. However, Tract 2 may be
developed solely with nonresidential uses in accordance with the CE zoning
district and the State Highway 121 and Preston Road Overlay District
regulations contained within the Zoning Ordinance. The initial development
for Tract 2 will determine the standards to be used for the remainder of the
property with Tract 2.

b. Retail, restaurant, office, and live/work uses may be allowed on the ground

floor of residential buildings only, and the ground floor shall be designed to
accommodate nonresidential uses with a minimum floor to ceiling height of 12
feet; however, the ground floor may be used for residential uses.

¢. Multifamily is a permitted use by right within Tract 2.

2. Design Standards
a. Building Placement and Orientation Along Quasi-Public Streets: Buildings

fronting quasi-public streets shall be constructed such that a minimum of 75%

of the facade shall be located between a minimum of 15 feet and a maximum

of 25 feet from the back of curb. Where easements are present, the buildings
shall be built to the easement line.
b. Streetscape

i. Outdoor patio and sidewalk dining, as well as other public seating areas,
are permitted within the quasi-public street easements provided minimum
six-foot accessible pathways are maintained.

ii. Along quasi-public streets, sidewalks with a minimum width of six feet
shall be placed adjacent to the back of curb except when landscape areas
are provided.

¢. Landscaping

i. Except as stated below, landscaping shall be provided per Section 3.1200
(Landscape Requirements)

i. No landscape edge is required along quasi-public streets, except for
where surface parking lots abut quasi-public streets, where a minimum
five-foot landscape edge shall be provided.

ii. Street trees shall be provided at a rate of a minimum of one tree per 60
linear feet of street along all quasi-public streets.

d. Maximum Lot Coverage: 80%

3. Multifamily Design Standards
a. Buildings fronting quasi-public streets shall be constructed such that a
minimum of 75% of the facade shall be located between a minimum of 15 feet
and a maximum of 25 feet from the back of curb. Where easements are
present, the buildings shall be built to the easement line.
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f.

g.
h. Maximum Lot Coverage: None.

Multifamily development shall be exempt from the supplementary regulations
of Subsections 3.104 (Multifamily Residence) and 3.117 (Usable Open
Space).

Minimum Floor Area per Dwelling Unit: 500 square feet.

Minimum Rear and Side Yard Setbacks: none.

Quasi-public streets and required open space shall be excluded from density
calculations.

Maximum Density: 65 units per acre

Minimum Density: 33 units per acre

Specific Provisions of the Planned Development - Tract 3

1. Uses

a.

Tract 3 must be developed using the standards required by the planned
development district for multifamily development. However, Tract 3 may be
developed solely with nonresidential uses in accordance with the CE zoning
district and the State Highway 121 and Preston Road Overlay Districts’
regulations contained within the Zoning Ordinance. The initial development
for Tract 3 will determine the standards to be used for the remainder of the
property with Tract 3.

Multifamily is a permitted .use by right within Tract 3. Tract 3 may be
developed as multifamily only if Tract 2 is also developed as multifamily.
Otherwise Tract 3 shall be developed in accordance with the Commercial
Employment (CE) zoning district.

Retail, restaurant, office, and live/work uses may be allowed on the ground
floor of residential buildings only, and the ground floor shall be designed to
accommodate nonresidential uses with a minimum floor to ceiling height of 12
feet; however, the ground floor may be used for residential uses.

2. Design Standards

a.

Building Placement and Orientation Along Quasi-Public Streets: Buildings

fronting quasi-public streets shall be constructed such that a minimum of 75%

of the facade shall be located between a minimum of 15 feet and a maximum

of 25 feet from the back of curb. Where easements are present, the buildings

shall be built to the easement line.

Streetscape

i. Outdoor patio and sidewalk dining as well as other public seating areas
are permitted within the quasi-public street easements provided minimum
six-foot accessible pathways are maintained.

i. Along quasi-public streets, sidewalks with a minimum width of six feet
shall be placed adjacent to the back of curb except when landscape areas
are provided.
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a. Landscaping

i. Except as stated below, !andscapmg shall be prov;ded per Section 3.1200
(Landscape Requirements)

i. No landscape edge is required along quasi-public streets, except for
where surface parking lots abut quasi-public streets, where a minimum
five-foot landscape edge shall be provided.

iii. Street trees shall be provided at a rate of a minimum of one tree per 60
linear feet of street along all quasi-public streets.

b. Maximum Lot Coverage: 80%.

3. Multifamily Design Standards
a. Buildings fronting quasi-public streets shall be constructed such that a
minimum of 75% of the facade shall be located between a minimum of 15 feet
and a maximum of 25 feet from the back of curb. Where easements are
present, the buildings shall be built to the easement line.

b. Multifamily development shall be exempt from the supplementary regulations
of Subsections 3.104 (Multifamily Residence) and 3.117 (Usable Open
Space).

The Minimum Floor Area per Dwelling Unit: 500 square feet.

Minimum Rear and Side Yard Setbacks: none

e. Quasi-public streets and required open space shall be excluded from density
calculations.

f. Maximum Density: 65 units per acre

g. Minimum Density: 33 units per acre

h. Maximum Lot Coverage: None

o o

Conformance to the Comprehensive Plan

Future Land Use Plan - The Future Land Use Plan designates this property as Major
Corridor Development (MCD). The city’s current land use policies recommend that land
along expressway corridors be reserved for economic development and employment
opportunities, and the proposed retail, office and restaurant uses are consistent with this
policy. However, the multifamily portion is not in conformance with the Future Land Use
Plan since the applicant is proposing multifamily residential development which is not
consistent with preserving land for economic development and employment
opportunities.

"Adequacy of Public Facilities

Water and sanitary sewer services are available to serve the subject property. The
developer of the property shall be responsible for confirming the available sanitary
sewer capacity.

Traffic Impact Analysis (TIA) - A TIA is not required for this rezoning request.
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ISSUES:

Future Land Use Plan

As noted above, the Future Land Use Plan designates this property as Major Corridor
Development (MCD). The city's current land use policies recommend that land along
expressway corridors be reserved for economic development and employment
opportunities. Development in these major corridors is also expected to include a mix of
commercial, office, and technical production uses. The proposed multifamily residential
development is not in conformance with the Future Land Use Plan since it does not
provide for economic development and employment opportunities.

Economic Development Element and Land Use Element

The Economic Development Element and the Land Use Element policies of the
Comprehensive Plan discourage rezoning properties for residential uses in prime
economic development areas of the city and accommodating immediate development
opportunities. The intent of both policies is to ensure land that is located along the
expressway corridors and in the major employment centers is developed in accordance
with the Future Land Use Plan recommendations and supporting zoning districts, and to
take advantage of future nonresidential development opportunities which would
increase the tax base and provide employment opportunities for Plano residents. State
Highway 121 is a regional development corridor that runs along the northern boundary
of the City of Plano. It is highly visible, readily accessible, and suitable for many
commercial uses that create base employment for the city. Retailers and office
developers state that locations along expressway corridors are important for business
success.

Staff believes that it is important for the city to retain an adequate supply of
undeveloped nonresidential tand for future economic development opportunities.
Therefore, rezoning properties within the prime economic development areas is
generally not recommended and should not be rezoned to accommodate immediate
development opportunities. Having undeveloped land within the city is an asset for
Plano as it allows the city to attract businesses and provide for base employment
opportunities, as well as increased property values and revenues for the city. This
property is a large property that is under single ownership which provides potential
flexibility in the design and crientation of development that can adequately incorporate a
variety of economic development opportunities and create employment opportunities as
well.

Residential Use in a Major Corridor

The Housing Density Policy Statement of the Comprehensive Plan recommends no
residential development within 1,200 feet of the centerline of State Highway 121, and
the Infill Housing Policy Statement reaffirms that residential development within
expressway corridors should be avoided. A reason for the 1,200-foot setback provision
is due to proximity of residential uses to an expressway and promoting a livable
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residential environment. The setback allows for commercial development to serve as a
buffer for residential uses located beyond the 1,200 foot distance.

While the proposed multifamily residential is generally at and beyond the 1,200 buffer,
(approximately 1,155 feet from the highway centerline), the Economic Development
Element and the Land Use Element policies discourage residential intrusions into the
State Highway 121 corridor in order to retain and preserve the land for future economic
development opportunities. The policies further encourage a careful examination of
residential rezoning requests to ensure that proposed locations are suitable for
residential development and that Plano’s economic viability is not jeopardized in order
to accommodate short-term demand. Residential requests should be evaluated to
determine if the proposed use is the best suitable use long-term for property that is
otherwise a prime location for economic development opportunities.

The Commission revisited the 1,200 residential setback policy in September 2011 and
recommended that the setback be reduced to 750 feet, as measured from the State
Highway 121 centerline. Staff has not discussed this policy revision with the City
Council to determine whether or not the Council supports modifying this policy.

Regardless of the residential setback distance from State Highway 121, the Housing
Density and Infill Housing Policy Statements recognize that well integrated pedestrian-
oriented mixed use centers may be appropriate within expressway corridors including
allowing for residential development in a mixed use context. An example of this is the
Legacy Town Center development. Requests for mixed use centers should be
evaluated in accordance with the city’'s adopted Mixed Use Policy Statement when
considering whether a proposed development furthers the objectives of the Housing
Density and Infill Housing Policy Statements.

Mixed Use Policy Statement

The Mixed Use Policy Statement of the Comprehensive Plan defines mixed use as
vertical or horizontal integration of multiple uses that promotes easy access among
uses and amenities, especially by pedestrians. The mixed use policy also provides a
framework that is intended to assist with the evaluation of proposals for mixed use
projects. The following is an analysis of the proposed request compared to the policy
criteria.

e Location and Context Sensitivity - The Mixed Use Policy Statement
encourages proposed mixed use projects to be sensitive to surrounding land uses
and character of an area. An important criteria to consider is, if the same uses
were to be considered alone, would each use be appropriate in this location? The
proposed multifamily would not be appropriate if it were considered alone
because it is secluded from other residential uses and does not have supporting
infrastructure nearby for residential uses (i.e. parks and schools). As a whole, the
proposed uses are not well integrated within the development, particularly given
the rear sides and service areas for the retail buildings being oriented towards the
multifamily. The front facades for the larger retail buildings are oriented towards
State Highway 121 and are not designed to be integrated with the proposed
multifamily.
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s Multiple Uses/Iintegration of Uses - The Mixed Use Policy Statement
encourages buildings and uses that are well integrated and tightly connected or
grouped. The policy considers whether the combining of land uses promotes
easy access among stores, services, and amenities used by pedestrians.
Additionally, it considers whether the first phase of the development is sufficient to
stand on its own as a mixed use development. The proposed buildings are not
tightly connected and grouped, particularly within the northern tract, as is
expected in a mixed use development. The residential buildings on the southern
tract are positioned closer to the quasi-public streets providing for closer
connectivity. Staff is concerned that the residential portion of the development wili
not be sufficient to stand on its own if it is developed first because it lacks other
amenities and uses that support a livable residential environment. The proposed
development has limited nonresidential elements that enhance the livability of the
residential portion of the development.

The proposed project is typical of suburban retail developments with potential pad
sites along State Highway 121 and Preston Road, with larger retail building
behind the pad sites. The nonresidential building layouts and surface parking
arrangements, coupled with the multifamily uses, are not all integrated in a
manner that creates a single and cohesive development project.

+ Density - The proposed multifamily minimum density of 33 units per acre does
not allow for more compact development as is supported by the mixed use policy.
Legacy Town Center has a minimum density of 40 dwelling units per acre, of
which many of the multifamily projects have developed at densities higher than 60
units per acre to promote the compactness of development. Furthermore, the
majority of the subject property is used for surface parking which hinders building
compactness.

 Pedestrian Orientation - The site layout has the potential to provide a
convenient, attractive, and safe pedestrian system. Additionally, the open space
provides an overall amenity for pedestrians. However, the overall building design
and compactness does not promote connectivity and walk-ability within the
development. The proposed suburban density, combined with the overall
arrangement of uses and buildings, promotes automobile use more than any other
transportation mode. One has to drive to, in, and around the development.
People cannot comfortably walk without being tempted to move their car. The
physical arrangement and design of the buildings does not support a pedestrian
environment. Furthermore, the project fails to fully integrate the proposed uses
into a pedestrian-oriented environment.

* Parking - The policy statement does not require structured parking, recognizing
that it may be a barrier o development. Therefore, the policy provides criteria for
evaluating the amount and design of surface parking. In this case, the proposed
development provides the majority of the parking on the north side of the larger
retail buildings so that it is away from the pedestrian areas along the quasi-public
streets, thus being consistent with the policy statement. However, the
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retail/lcommercial buildings proposed along State Highway 121, in relation to the
larger retail buildings near the center of the development, loses the compactness
of an urban development given the surface parking that separates the buildings.

As stated previously, the Housing Density and Infil Housing Policy Statements
recognize that well integrated pedestrian-oriented mixed use centers may be
appropriate within expressway corridors. However, this proposed project does not
resemble the density and design that is expected of a mixed use development. The
project is more of a multi-use development instead of a mixed use development with
residential and commercial uses on the same site that are primarily physically and
functionally separated from each other. The individual parts of the development are
largely self reliant entities with cross access to each other.

Overall, staff believes that the requested zoning as proposed does not address the
significant criteria of the mixed use policy statement due to: the lack of appropriateness
for residential uses within the expressway corridor; the arrangement of uses;
dependence on the automobile to navigate the development; and the lower densities
being proposed. If the city is to consider allowing a mixed use development in an area
otherwise prime for economic development and employment growth, then the proposed
development needs to strongly resemble a mixed use development consistent with city
policies. Otherwise, the city should not be compelled to change the existing zoning.
Furthermore, staff believes that the proposed development is not the best and most
appropriate development for the site.

SUMMARY:

The applicant is requesting to rezone 108.2+ acres located at the southwest corner of
State Highway 121 and Preston Road from CE to PD-CE. The request is not in
conformance with the Future Land Use Plan of the Comprehensive Plan regarding the
preservation of land within major expressway corridors and employment centers for
economic development and employment opportunities. Furthermore, the request is not
consistent with the Housing Density, Infill Housing, and Mixed Use Policy Statements
regarding allowing mixed use developments within the expressway corridors. The
proposed development fails to meet the more significant mixed use criteria as outlined
in the Mixed Use Policy Statement of the Comprehensive Plan.

The site is a prime location with significant potential for economic development that will
provide for employment opportunities as envisioned in the Future Land Use Plan. The
current CE zoning also provides numerous commercial uses that are more suitable at

this location than introducing multifamily residential uses as proposed. Therefore, staff
recommends denial of the requested rezoning from CE to PD-CE.

RECOMMENDATIONS:

Recommended for denial.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

October 3, 2011

Agenda ltem No. 7B
Concept Plan: Village 121 Addition, Block 1, Lot 1

Applicant: Lincoln Property Company

DESCRIPTION:

Retail, restaurant, office, and multifamily on one lot on 84.1+ acres located at the
southwest corner of State Highway 121 and Preston Road. Zoned Commercial
Employment/State Highway 121 Overlay District. Neighborhood #8.

REMARKS:

This concept plan is associated with Zoning Case 2011-27. The purpose for this
concept plan is to show the proposed mix of retail, restaurants, general office, and
multifamily residential development. The multifamily development is a maximum four
stories and at a minimum density of 33 dwelling units per acre. The site has access
from State Highway 121, Preston Road, Dominion Parkway, and Headquarters Drive. A
network of quasi-public streets is proposed throughout the property in order to facilitate
the development of the property with the various uses being proposed. The concept
plan is consistent with the development standards provided within the companion
zoning case. Additionally, the concept plan meets the city's development regulations
except that not all buildings comply with the 150-foot hoselay requirement. If the
Commission recommends approval of the companion zoning case, then the concept
plan could be approved subject to the applicant obtaining a variance to the 150-foot
hoselay requirement from the Fire Department.

Due to staff’'s recommendation for denial of the companion case, Zoning Case 2011-27,
staff recommends denial of the proposed concept plan.

RECOMMENDATION:

Recommended for denial.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

October 3, 2011

Agenda Item No. 8

Public Hearing - Preliminary Replat: Trinity Presbyterian Church Addition,
Block A, Lot 5R

Applicant: Gary Fang

DESCRIPTION:

Day care center on one lot on 1.4+ acres located on the north side of Hedgcoxe Road,
520+ feet west of Ohio Drive. Zoned Planned Development-159-General Office/Preston
Road Overlay District. Neighborhood #4.

REMARKS: '

The purpose for the preliminary replat is to propose easements necessary for the
development of the site as a day care center.

RECOMMENDATION:

Recommended for approval subject to additions and/or alterations to the engineering
plans as required by the Engineering Department.



OLT¥ OV

e

&

5
'a%es,

00s

X

K
%
%6
s

¥
%
0‘§

2o,
ot

0
o2

%
20
betod

JUSTIN DR

&
%
>
KL

o

2

kX

£

PRELIMINARY REPLAT

ltem Submitted

TRINITY PRESBYTERIAN CHURCH ADDITION

BLOCK A

Title

LOT 5R

PLANNED DEVELOPMENT-159-GENERAL OFFICE/

PRESTON ROAD OVERLAY DISTRICT



EREE R

FEREIER AT

RO TS
OF L

e

BT

Y N O . S T T ey . oo g
. et e §oge RoTRO e e AR MRS e devaen "u e e 01 SR BOCK'S T eisdvii cwnv»
‘;A',MW f sm.»‘, u B s nm/ e 2y anh e - e
O ; B N O T C AR I T SR RS T SRR
' . S
i v ;i;.;)‘\m‘\) . = Garn, A s 1pD MUY BN ST D e IS, el §LUCWE Bk
pi - = e oY kG 3R WS s f
[ RN = o Y I o T N b ool . wibtas
. N i R ST A Lk e T e i
# ‘(mmu«z} ° y <
s ’47»“«’ 9*‘5 G aom Le SUmE To TRU ST 0 T ey B el o
@ R e o R T AN ot See
{ Theded ® RV &0 LR T . THE gV R Rt R
. i o CELR D, & At N
T T GLERITS Ca MESET T CROUOIS At A S PR T 4
. S \ Nk R vx pontar Y s the amdeyaed Caer € o R
PN A
Tt i Ve DERRITS S abens i RO T mea 4 A L
WECE 0y R, e M R S R 3
ZOH e s = S PN S 19
. : bt s JOR RN e e ) b T ety 4 e T e e s
Rl N .4‘0 SRR T et Poat @ LTHTE o5 R A nv.\ KT
R R L R SN *: - i 23 . PRI N
4 f . L PR o e g e
. Tapeels S by TP EAG m TEVEEA M g {r s
O N s i n. # EOR 2T v EUME 0% € el 0 ke e
Sty 1 e ¢
o . VsTHIL SoUT 48 Ceom 2 A EE s G T Lk ar
< SaFIRE Lend i B b ot i ST e N Torumy xaa B
shen & i Wt gt oy 1% T L T s I T ey L
o e it wte 3E LD D3R LMD Caie D & CHTH PhhET W AGaTa FILEL Tong w186 Arrene shag Ao
PRENIGLS, BLat ' R AT A e P A R -
R g e . N e L ot T SR I TSP PR R
R - PR e ety e e e o P e e R S AT LY
R . | R AN wlEey O e, d0R gy Wb
. ' Semh g vwiwea AR e Pi e st s ey (o apeTERN SR {
. : T e, e e e 20 e .
. ot s BLOCK T YA eRN — :
£37Y 58 SR R o e B
= . 1488 AGIES Ferpadesian b e Ui ot Plaae Youe P dndeiugr e, ambaaih s Nedar: Tnhde oapt D ose ! oeum o xan et
- . ' btawny b 5 .
TR e teencs o At an et fped e ped
! 3 Stk Frame st SO0 Juniel TN R thet e swrun’od T manc jos s puipree eond rofeederstan ther ol waptowed
Tt " |
a0 w WO UMD e fARD AN st b WFFRE, e fon i
- ] RRRIOT B . ATATE A1 TROME TOLRRY LN St
e ¢ . .
' I SN A5 e Sondaredik a0 & S T by anf] ek and Sate b BOR m ame e s e S e
" Do vk gad porsamally oppes Lo vt € e 10w
: . 2o i AN E L et e S Cergating s A.‘quw'l““ s
: % R e R )
! < . WRVEY B LRI
P LRES S BT TRah A GG B 9 th tay o . ) DT 1 OMIENAEL N PIERLEY o gstee Erelonsnonl (it Sarneor el s ot G |
. liare gopuavn W ot Tt R
, ) TR TR . . S - e L RIS WPANPIS PR
. ! SE gar u CimE . Avaes Puble Bosit F ke AR OF Eorfra +i A Regiitatenm ot S Yo A Dlame 3 s
x. . ¥aOROCES 8 pEanGL ‘ RN y rimirs U tatsieesth @ 51 e Widees N repl 3
3 PRI AR A e . eraty, Pladine § Gonng {apbisese W pgeresr L
: P . X Betees Mo 0@ RN F
! ¢ Reamndy v | Sugie (B
. : Cerridn Traed %
. (aTE b Mo TR WY HT UMY
J \ BT ob T iy et CRSERTS g funkis
S tmpens aoesl S e ned R R b e ab G e b s il st i . )
PV SRS GYRIP S M3l apetes saghiet A Getfe, x aolirs Bl am o arey e sand sy
e BPRBILE Gy g vl gyt Erown ti s s b ane OTF Bro e st 4 b
. ey gmm SRR IR e rdi edeaanrnt s PR W" RORR . g e ed ) ; S . i
- LRI 0o PRI . St s g scent Mo votur tur B fHiRen ABA Loyl boawbisre Measn { v tedid Tored Wasad Mwiaa 1y Aord G th ‘\"("H\l WAL Rt T "“u' i
. - ﬁ*é') : PR DI b s ver -t Ches B v bt e xarme G b pugiees oA PSSRt eme s eagpeen
a2y # pa et T fiha viar ML WAAE AN SLaL 4h RO e - w4 .
. £ 4@ ] NLER VI Y WA L " SRR L FLEE HY ARG 4D SRl b G RH L this VT b
N N - . PREVIOUS Fiat RS G Wb
- S enm e ¢ u-ﬂ.‘n\m
e - BN T e S e ATRERAlE . . : e e e b o .
“eey . Trest b Nerv n Rulde G e s e am e b SR B T
i . [ [RCEEAA
i : BT M TET E
R ¢ et
wn\'w‘ Tw S Ee i & Cegs ggppete Seeeiuli )
3480.345 490! i 1 Padyr ouF
! P,
-~ S e BRI NG
LuEE Ry i )
“ (SURRY .
) y [T It
: NS PRELIMINARY REPLAT
[NARIS2ieE . . o (R moed LOT SR
Vo [P 2. B e e
s e S . YT
i el R S BLOCK “A
w RRDEEET g b pCRESE DETHY ELAT HTD ISERAI Laigpniire
O i tuge : PR SOl T ERRRRON e o TRINITY PRESBYTERIAN CHURCH ADDITION
: N e NG A BEPLAY OF (DT 5. @l
WRLEE AFLANG 5 PUETION O T v wdre ve LANNET -ENCINNER- SERVEYOR s S M-Aj,r”fl F"\“‘ l}j z;; ‘“i‘ﬂ‘{.“;
Baeaam %y VEEATION b SO *lkhﬂvsm\ CEETORE D e N N .- i . . Titit, WESBYTTR.AN CHUKTE
STapd pLabg STATEFES il [ Lt s B bR R MICHAEL PEEPLES - ARe 4 F TROTE YME DTY OF PLANG
el fints TOTEL A B 19T Y E o Ennineers snd Pasmers I ANCADLLTION TO THE (T O ANG
= ; e e . COLLN COUNTY, JEXATD, BEING 1422 ACRES
i ’-»;mwrmmmw A - CARBOLLTON, TS, 1007 . R PR COLLN TOUNTY, TEAAD, BONG (RES
I Fnades she moetaffed bSAB KR VRar Muse vedinste N Yy TR FHNPIIOE X

et %okt Snival Texws fome WEBE {0}

ML LOURTE D l! b
warasa
a A

SO VY vls P

i
L AR €1y

CONTACT  BPOHARL K. FEERLEE, RPLE B o
JERETING FIRM FT00378- 00 . .

P ToxAS

VNI MAE






