
JOINT MEETING 

OF THE PLANO CITY COUNCIL AND THE 

PLANNING & ZONING COMMISSION 

 

THE PLANO CITY COUNCIL AND THE PLANNING & ZONING COMMISSION WILL 

CONVENE INTO A JOINT MEETING AT 6:30 p.m., FEBRUARY 23, 2012, IN THE 

BUILDING INSPECTIONS TRAINING ROOM IN THE MUNICIPAL CENTER, 1520 K 

AVENUE. 

 

The purpose of this meeting is to discuss and determine development policy matters as 

outlined in the agenda.  Although several of the topics may relate to pending or future 

zoning cases, the discussion of these topics is not a substitute for any required public 

hearings nor shall the discussion be for the purpose of deliberation or determining any 

future action by either body for any case.  The City Council and Planning & Zoning 

Commission will discuss the following items: 

 

1. Dinner and Viewing of Comprehensive Plan Update Video 

2. Discussion and Direction on Remaining Undeveloped Land and Current 

Comprehensive Plan Policies 

3. Discussion and Direction on Policies Related to Residential and Commercial 

Development and Use of Remaining Undeveloped Land 

 

Municipal Center is wheelchair accessible.  A sloped curb entry is available at the main 
entrance with specially marked parking spaces in the parking lot.  Requests for sign 
interpreters or special services must be received forty-eight (48) hours prior to the 
meeting time by calling the City Secretary at 972-941-7120. 
 



City Council and Planning & Zoning Commission Joint Meeting 
Thursday, February 23, 2012 

 
Packet Materials  
PDF Document #1 
 

1. Undeveloped Land Map – February 2012 
2. White Paper # 1 – Introduction, Purpose of Study 
3. White Paper #2 – Undeveloped Land and Residential Development 

policies  
4. Summary and Staff Recommendations 
5. State Highway 121 – 750 and 1,200 foot setback map 
6. Dallas North Tollway – 750 and 1,200 foot setback map 
7. State Highway 190/President George Bush Turnpike – 750 and 1,200 foot 

setback map 
8. U.S. Highway 75 – 750 and 1,200 foot setback map 

 



PARK BLVD

AL
MA

 D
R

14TH ST

15TH ST

IN
DE

PE
ND

EN
CE

 PK
WY

PLANO PKWY

LEGACY DR

PARKER RD

CU
ST

ER
 R

D
PARK BLVD

W SPRING CREEK PKWY

E PARKER RD

RIDGEVIEW DR

E PLANO PKWY

LO
S RIO

S 
BL

VD

HWY 121

PLANO PKWY

TENNYSON PKWY

WINDHAVEN PKWY

HEADQUARTERS DR

E SPRING CREEK PKWY

PA
RK

WO
OD 

BL
VD

JU
PI

TE
R 

RD

HEDGCOXE RD

CO
MM

UN
IC

AT
IO

NS 
PK

WY

MCDERMOTT RD

MU
RP

HY
 R

D

RASOR BLVD

WI
ND

CR
ES

T D
R

RIDGETOP LN

OHI O DR

LOS RIOS BLVD

PRESIDENT GEORGE BUSH TPKE

K 
AV

E
K AVE

CE
NT

RA
L E

XP
Y

CENTRAL EXPY

PR
ES

TO
N 

RD
PR

ES
TO

N 
RD

CO
IT 

RD

SH
ILO

H 
RD

PA
RK

W
OO

D 
BL

VD

DA
LL

A S 
NO

RT
H 

TO
LL

WA
Y

MIDWAY RD

MA
RS

H L
N

RO
BI

NS
ON

 R
D

INTERNAT IONAL PKWY

FM
 54

4

CHAPARRAL RD

DD
 2/

14
/20

12
  C

:\D
av

id 
Pr

oje
cts

\C
ity

 M
an

ag
er\

Fra
nk

 Tu
rne

r\U
nd

ev
elo

pe
d P

rop
ert

ies
\U

nd
ev

elo
pe

d P
rop

ert
ies

 20
12

.m
xd

Legend
Major Thoroughfares
Nonresidential
Residential
Plano City Limits

City of Plano
2012 Undeveloped 

Properties Map Source: City of Plano, GIS Division
Date: February, 2012

£
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MEMORANDUM 
 

DATE: November 17, 2011 
 
TO:  Bruce Glasscock, City Manager 
  Frank Turner, Deputy City Manager 
 
FROM: Steve Sims, Senior Planner 
 
SUBJECT: Undeveloped Land Study 
 
Beginning in November, staff will provide a series of reports and maps to City Council 
regarding the decreasing undeveloped land in the city along with the relevant policy 
statements from the Comprehensive Plan.  These reports are in response to information 
presented to Council on February 14, 2011 on this topic. Council requested additional 
time and information before providing further direction.  Specifically, the reports will 
focus on the Land Use and Economic Development Elements of the Comprehensive 
Plan, the Housing Density, Infill Housing, Rezoning to Meet Demand, and Mixed Use 
Policy Statements, as well as provide analysis and information on various geographic 
areas of the city.  
 
The series will culminate with a meeting in early 2012 to discuss the reports with 
Council, address any questions, and receive direction on the policies for the update of 
the Comprehensive Plan.  The reports, maps, and policy statements which will be 
distributed to Council over the next several months were also provided to the Planning 
& Zoning Commission to assist them in making their recommendations.   
 
Undeveloped land is an important asset for a city in terms of urban development.  New 
growth adds value to the tax rolls, increases municipal revenues, and brings additional 
people into the city to work and live.  When the supply of undeveloped land is low or no 
longer available for new development, cities must focus on how to keep the community 
viable and retain the interest of land developers.  A study of the location of the 
remaining undeveloped land in Plano and creating sound policies for its ultimate 
development are critical for successful economic development activities focused on 
bringing new businesses to the city and increasing employment opportunities for its 
residents.  
 
Purpose of Study 
 
The purpose of this study is to estimate the amount of undeveloped land remaining in 
Plano, identify the location, existing zoning, and recommended future uses, and review 
current policies concerning undeveloped land. City Council will be asked to examine the 
appropriateness of the policy recommendations and recommend changes to guide 
decision makers considering future development proposals for undeveloped land within 
the city.  
 
Not all remaining undeveloped land has the same development potential or attributes. 
There is a wide variety in the locations of undeveloped land throughout Plano.  Land 
located along the city’s expressway corridors and within major employment areas is 
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suitable for nonresidential development opportunities, which need high visibility and 
access to major transportation networks.  Undeveloped land situated within the interior 
areas of the city, adjacent to residential neighborhoods, may be more appropriate for 
businesses providing services to city residents and for additional housing opportunities. 
This asset requires multiple policies to guide decision makers when considering 
potential development opportunities.   
 
Study Methodology and Results 
 
Methodology 
The undeveloped land remaining in Plano was identified utilizing the city’s Geographic 
Information System (GIS).  All properties with improvements less than $10,000 in 
assessed valuation were identified first.  This exercise yielded over 41% of the 
undeveloped land.  Review of aerial photos of the city from 2009 was used to identify 
the remaining undeveloped parcels.  All properties for which new building permits were 
issued from January 1, 2009, through December 31, 2011, were subtracted from the 
data.  Future land use was determined through review of the existing zoning 
designations and the Comprehensive Plan’s Future Land Use Plan Map for properties 
zoned for agricultural uses.  The land uses were generalized and divided into 
nonresidential and residential categories.  Some of this land is adjacent to or divided by 
the many creeks which flow through Plano.  All land within the 100 year floodplain as 
identified by the Federal Emergency Management Agency (FEMA) was subtracted from 
the data to provide the amount of land available for development.  
 
Undeveloped Land Statistics 
On January 1, 2012, there were 4,324.6 acres of undeveloped land in Plano.  The 100 
year floodplain claimed 549.4 acres leaving 3,775.2 acres (8.2%) of land available for 
development.  Land zoned for nonresidential uses comprises 83.4% (3,148.5 acres) of 
the total undeveloped usable land.  Residential zoned land and properties currently 
zoned for agriculture which the Future Land Use Plan recommends for residential use 
total 626.7 acres (16.6%).   
 
Undeveloped Land Map  
The attached map shows the distribution of undeveloped land within Plano.  Most of the 
land zoned for nonresidential uses is located along the expressway corridors including 
the Dallas North Tollway, President George Bush Turnpike near the Coit Road 
interchange, and the Sam Rayburn Tollway along the city’s northern corporate limits.  
More land can be found within the Legacy Business Park and in the 
Research/Technology Crossroads (RT) zoning district in the southeast section of Plano.  
 
A large share of the undeveloped residential land is found at the northeast corner of 
Park Boulevard at Custer Road (Haggard Farm), the northwest corner of Parker Road 
and Jupiter Road (Moore Farm), and northeast of the Park Boulevard and Los Rios 
Boulevard intersection (Merriman Farm).  With the exception of the Haggard Farm, most 
of these properties are zoned for agricultural uses at present; however, the Future Land 
Use Plan Map recommends residential development at these locations.  The Haggard 
Farm was recently rezoned allowing for residential uses.  The rest of the undeveloped 
land is located throughout Plano in the form of small lots surrounded by existing 
development.   
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Development Issues 
 
Demographic and Economic Trends 
The City of Plano was one of the fastest growing cities in the United States during the 
last half of the 20th century.  Plano grew from a small agricultural community of 3,695 
residents in 1960 to a suburban city of 262,800 residents and an employment center 
with 140,300 jobs by January 2012.   
 
Since the year 2000, growth and development has slowed in Plano for two reasons - a 
slowdown in the local and national economy and a decrease in available land within the 
city.  Despite these challenges Plano continues to attract the attention of residential 
developers who would like to build more housing.  
 
Demand for Additional Housing  
The pressure to build more housing in Plano began to increase during the mid 2000s.  
In 2007, the City Council rezoned 80 acres of land within the Legacy Business Park to 
allow for single-family residential development.  The tough economy has not deterred 
interest in residential rezoning requests.  During the summer of 2010, 70 acres of land 
within the Research Technology Crossroads were rezoned.  Developers are interested 
in rezoning land to allow for additional multifamily projects as this type of development is 
the first to recover from the recession.  
 
Development Policies  
The Dallas-Fort Worth region is expected to grow in population from 6.5 million to 9 
million people in the next 20 years with much of this growth occurring in Collin County. 
The demand for land for housing and employment will be high.  Most of Plano’s 
remaining undeveloped land will likely be absorbed during this period.  The city’s 
development policies will determine how this land is used.  Residential development 
could happen quickly and have a greater impact on municipal and school services. 
Economic development will occur more slowly, but will have less impact on municipal 
and school services and a greater potential for revenue expansion.  Priority should be 
given to economic development; however, some of Plano’s undeveloped land is better 
suited for housing.  
 
The appropriateness of the type of growth to occur in Plano is the focus of the 
Undeveloped Land Study.  This question is the primary reason for discussions with 
Council regarding existing land use policies that govern various areas of the city, 
particularly the expressway corridors and major employment areas.  Consideration 
needs to be given to whether land use policy statements found in the Comprehensive 
Plan such as “Rezoning to Meet Demand,” “Housing Density,” “Infill Housing,” and 
“Mixed Use” are still appropriate for particular areas around the city.   
 
The first policies which will be presented for consideration come from the Economic 
Development Element and the Land Use Element of the Comprehensive Plan, along 
with the Rezoning to Meet Demand Policy Statement.  
 
Comprehensive Plan Elements   
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Economic Development Element and Land Use Element (2008) 
 
Policy Summary 

 Retain an adequate supply of undeveloped nonresidential land for economic 
development opportunities 

 Discourage rezoning to allow residential uses in prime economic development 
corridors and employment centers 

 Discourage rezoning to accommodate immediate development opportunities 
 

Remarks 
A significant portion of Plano’s undeveloped land is located within the expressway 
corridors and the major employment centers.  Land in these areas should be reserved 
for corporate facilities, research and development, hospitals and medical uses, and 
other generators of high paying jobs and tax base.  Additional retail development is a 
low priority, given the excessive amount of retail zoning and development in the city. 
Requests to rezone properties in these areas should be carefully considered.  
 
Residential development is generally not appropriate in the major corridors and 
employment centers.  However, the Planning & Zoning Commission believes that there 
may be a few unique opportunities for residential uses in these areas.  Some locations 
may have superior access, adjacency to existing neighborhoods, sufficient utility 
capacity and proximity to park land and other services which make them appropriate for 
residential development.  Stand alone apartment complexes and isolated single-family 
subdivisions which cannot be integrated with surrounding communities should be 
avoided.  
 
While many zoning requests are promoted as mixed-use developments, careful review 
of the project is important to ensure the uses are integrated with each other in a 
pedestrian-oriented environment discouraging automobile dependency.  Mixed-use 
development can be organized vertically or horizontally, but integration of the uses 
requires close proximity and density.  Surface parking lots and on street parking must 
be minimized to increase the interaction of uses, because surface lots separate uses 
and increase the walking distance between uses.  Residential density above 40 units 
per acre requires structured parking and leads to more successful mixed-use 
development; residential densities comprising 60 units per acre provide increased 
opportunities for successful developments.  Additionally, mixed-use developments that 
have a higher population residing within the development provides customers for retail 
service businesses located within the development.  
 
However, regardless of housing density within a mixed-use development, it is unlikely to 
generate enough people to satisfy the market demand for additional retail within a 
mixed-used setting.  Approximately 8,660 people are needed to support 200,000 square 
feet of retail in a mixed-use development.  As was stated in the City of Plano’s Urban 
Centers Study, mixed-use development is not appropriate for all areas of the city.  It is a 
niche product which only works well in select locations and markets.  Each project 
should be reviewed along with the Mixed Use Policy Statement which provides 
guidelines for mixed-use development to determine if the request is truly a mixed-use 
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concept, if the proposed uses of the project are supportive and complimentary, and if 
the location for the proposed project is appropriate. 
  
Rezoning to Meet Demand Policy Statement (2004) 
 
Policy Summary  

 Recognizes the city has an excessive amount of land zoned for retail, office, and 
industrial uses 

 Cautions against rezoning to allow residential development, which may reflect 
immediate market demand but conflict with the city’s goals of preserving land for 
economic development  

 Sets forth criteria for the Planning & Zoning Commission and City Council to use 
when considering zoning request for residential development 

 
Remarks 
The city should take a long-term perspective when considering rezoning requests, 
especially those which deviate from the Comprehensive Plan recommendations. 
Plano’s nonresidential development has created a healthy tax base, allowing the city to 
provide quality infrastructure, facilities, and services for its residents.  As revenues 
continue to level off and/or decline for the city, it is important that land within the major 
employment centers and expressway corridors be retained for future nonresidential 
development.  This will help maintain or increase Plano’s property tax base and lessen 
the financial burden on the city’s residents for maintaining quality infrastructure, 
municipal facilities, and services. 
 
However, there are opportunities for additional residential development in Plano.  
Undeveloped land located near existing residential neighborhoods is preferred, and it is 
important for the city to offer new housing for residential development.  Examples 
include the patio homes constructed at the northeast corner of Legacy Drive and Custer 
Road and the townhouses built at the southwest corner of Hedgcoxe Road and Custer 
Road.  Residential development proposals, regardless of whether it is a multifamily or a 
single-family request, should consider the following issues. 
 

 Is the area under consideration located in a suitable environment free of noise, 
glare, traffic congestion, and other noxious factors?  

 Is there reasonable access to schools, parks, and other community amenities? 

 Is the development part of a larger neighborhood where social interaction can 
occur?  

 
Higher density residential uses might be a good option for consideration to address the 
issue of underperforming retail corners at the major thoroughfare intersections.  An 
increase of people at these locations could help provide additional customers for the 
reduced number of retail businesses in the area.  
 
Appropriateness of Policies  
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As Council evaluates the policy recommendations from the Land Use and the Economic 
Development Elements, and the Rezoning to Meet Demand Policy Statement, 
consideration needs to be given to the following:  
 

1. Should the city allow additional multifamily development?  If so, where?  In what 
format - only in mixed-use settings as part of an urban center?  If designed 
properly, could lower density multifamily development be appropriate in other 
settings?   

 
2. Where should the city reserve land for regional retail development, corporate 

headquarters, and other employment-generating uses?   
 

3. Should some areas, such as Legacy Business Park or along the major 
expressway corridors, be off-limits for additional residential development?   

 
4. Should the city continue to promote complete neighborhoods with access to 

schools, parks, and amenities for additional traditional single-family 
development?   

 
Selected portions of the text from the policy recommendations from the Economic 
Development and Land Use Elements of the Comprehensive Plan are included at the 
end this report along with the Rezoning to Meet Demand Policy Statement.  If Council 
desires to read the full text of each element, the information can be accessed at: 
 
http://plano.gov/Departments/Planning/planningdocuments/Pages/ComprehensivePlan.
aspx 
 
Planning & Zoning Commission’s Recommendations 
 
The Planning & Zoning Commission determined the policy recommendations for 
undeveloped land should be retained; however, they did suggest a few changes to the 
policies.  Below is a summary of their recommendations: 
 
Expressway Corridors and Employment Areas 
Land should be preserved for future economic development and employment 
opportunities.  However, the Commission believes higher density multifamily 
development may be appropriate but only within mixed-use and urban center 
developments.  
 
There are only a few locations in Plano where mixed-use developments and urban 
centers are appropriate.  Decision makers should consult the Urban Centers Study and 
Mixed Use Policy Statement to determine if a project proposal is appropriate for a 
particular location, and if the plans are consistent with the policy criteria for a mixed-use 
and urban center development.  In the next report provided to Council, staff will present 
the city’s Mixed Use Policy Statement.  
 
Additionally, the Commission recommends that the prohibition of residential uses within 
the 1,200 foot setback from the centerline of State Highway 121 be reduced to 750 feet 
given the extensive amount of undeveloped land that exists along the State Highway 

http://plano.gov/Departments/Planning/planningdocuments/Pages/ComprehensivePlan.aspx
http://plano.gov/Departments/Planning/planningdocuments/Pages/ComprehensivePlan.aspx


7 

121 corridor.  In the next paper provided to Council, staff will provide further analysis 
and information regarding the 1,200 foot setback and the Housing Density Policy 
Statement, as they apply to undeveloped land.  
 
Single-Family Development 
The Planning & Zoning Commission also recommends that no single-family 
development should occur within the expressway corridors and major employment 
centers.  Single-family development should take place in complete neighborhoods with 
access to schools, parks, and amenities.  
 
Action from City Council  
 
Recommended the City Council consider the policy recommendations and provide 
direction as to agreement with the Planning & Zoning Commission’s recommendations 
or suggestions of revisions to the existing policies.   
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Land Use Element  
Undeveloped Land Policy Text (2008) 

Economic Development 

In the 1980s Plano began to attract a number of corporate citizens and emerge as an 
employment center.  Today, Plano has a significant amount of office development in the 
Legacy area, along U.S. Highway 75 and within the Plano Parkway/President George 
Bush Turnpike (S.H. 190) corridor (including the Research/Technology Crossroads 
area).  There are about 125,000 jobs in Plano and recent employment data indicates 
that number is expected to grow to approximately 167,000 by 2025.   

Plano’s economy also has a significant retail and service sector component.  New 
competition from retail development is emerging in outer tier suburbs and Plano is 
challenged with maintaining its retail market share.  The Tri-City Retail study, completed 
in 2003, explored this issue in-depth and identified challenges such as municipal 
planning practices which led to retail over-zoning; rapidly changing retail formats 
(nationally and regionally); and dramatic shifts in demographic characteristics, 
particularly age and ethnicity.  Continued success of the City’s retail sector will depend 
on its ability to address these issues appropriately. 

Plano has four regional development corridors running through it or along its boundaries 
(State Highway 121. U.S. Highway 75, the Bush Turnpike, and the Dallas North 
Tollway). These are generally comprised of the expressways themselves, two parallel 
arterial streets, and the land in between.  Properties in these corridors tend to be highly 
visible, readily accessible, and suitable for many types of commercial uses.  The 
resulting land areas are typically adequate to provide flexibility in the design and 
orientation of development and therefore a variety of uses are appropriate.  However, 
the noise and traffic generated by major expressways are often not conducive to 
residential uses.  

Two other major areas (Legacy and Research/Technology Crossroads) in northwest 
and southeast Plano combine with the four regional development corridors to comprise 
Plano’s primary bases for economic development.  A significant portion of Plano’s 
undeveloped land also lies within these six areas.  Because of this and the current 
demand for residential development, the city has fielded a number of requests to 
convert properties in these locations to residential use.  It is important for the city to 
retain an adequate supply of undeveloped nonresidential land for future economic 
development opportunities.  Therefore residential rezoning in these prime economic 
development bases is generally not recommended.  Accommodating immediate 
development opportunities is not an adequate reason alone for rezoning nonresidential 
properties for residential purposes. 
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Development Trends  

Changes in business operations and marketing approaches often affect development 
and land use patterns.  This is particularly evident in the retail industry where major 
grocery, appliance, computer, discount department, and home improvement chains are 
building stores in locations where they can attract business from regional or community-
wide service areas.  In the past, this type of store typically anchored a small- to 
medium-sized neighborhood shopping center.  Smaller retail stores and shops in these 
same centers often depend on anchor stores to attract customers.  As these stores 
move to more regionally accessible locations, the resulting vacant spaces can be hard 
to fill.  Creative strategies for filling these vacant “big-box” stores will be important to 
continued success of smaller retail centers.  In some cases, the lack of demand and 
market saturation may make it necessary to redevelop these properties for different 
uses that cannot be accommodated by the current building configuration. 

Another development trend that warrants discussion is the concept of “new urbanism.” 
Proponents of new urbanism suggest that a return to more traditional forms of urban 
development could provide better living environments.  Plano, like most suburbs, 
predominantly consists of a low-density, automobile-oriented development pattern.  
However, the successes of urban centers in Downtown Plano and the Legacy Town 
Center have demonstrated that new urbanist concepts can be successfully incorporated 
into the city.  

The Urban Centers Study states that development of additional urban centers may be 
appropriate in a few additional locations in Plano.  These compact, mixed-use 
environments can not only increase the variety of land uses within the City, but can 
support additional mass transit service and reduce automobile traffic.  However, this 
style of development should not be used merely as a means of gaining additional 
density and zoning flexibility.  This Study defines the key characteristics and design 
elements of urban centers and the site attributes that should be used in finding suitable 
locations for this form of development.  True urban centers should provide opportunities 
for residence, employment, shopping, and entertainment in a pedestrian oriented 
neighborhood environment.  Such centers will typically require fifty acres or more to 
create a successful, balanced development.  

The development community is increasingly interested in mixed-use developments.  
Plano currently has more retail uses that can be supported in the long-term and some 
existing retail centers are experiencing difficulties.  In recent years, the City has 
received inquiries and some rezoning applications for mixed-use projects on properties 
that are currently zoned for nonresidential use.  The inclusion of residential and 
nonresidential uses on the same site does not constitute mixed-use development. A 
typical in-line shopping center or big box store with parking in front and apartments in 
the rear connected by a street or driveway is more representative of two separate 
projects sharing a common property line.  The proposed apartments or other forms of 
residence should be more than just “filler” for the portion of the property that cannot be 
marketed for retail use.  Instead, the vehicular and pedestrian circulation systems, 
parking configuration, building layout, and architectural design should all be integrated 
in a manner that creates a single development project.  
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In some cases, the subject sites may be appropriate for urban center development in 
accordance with the criteria established in the Urban Centers Study. In other cases, the 
size, location, and other factors may make such sites appropriate for a condensed 
mixed-use development that does not result in a fully functional neighborhood like an 
urban center. Mixed-use development outside the context of an urban center should 
occur only when there is reasonable evidence to indicate that development of the site 
for nonresidential uses would not add to current market saturation and the proposed 
uses are integrated into a cohesive development plan.  
 
Plano is also becoming a major medical center within the Dallas/Fort Worth region.  
With three major hospitals and another under construction, medical services are 
becoming a major component of the City’s economy.  This emerging trend will ensure 
that Plano’s residents have access to excellent health care and expand the City’s 
employment base. 

 

Economic Development Element  
Undeveloped Land Policy Text (2008) 

 

Land Use and Economic Development Issues 
 
Preservation of Land for Future Economic Development 
Over 20% (9,500 acres) of land in Plano is undeveloped. Almost 70% of this land is 
zoned for commercial uses such as office and retail, and most of the land is located 
along the major expressway corridors and within the City’s employment centers. As 
mentioned under the Critical Issues subchapter, the demand for housing is still quite 
strong in Plano, and there is pressure from the development community to rezone land 
to allow for additional residential development.  Some areas zoned for residential uses 
may be appropriate for housing and should be considered for residential development. 
 

However, rezoning requests must be carefully examined to ensure that proposed 
locations are suitable for residential development and that Plano’s economic viability is 
not being jeopardized in order to accommodate short-term demand.  The availability of 
undeveloped “greenfield” sites is vital to encourage expansion and relocation of 
businesses.  Therefore, the City should preserve land along the expressway corridors 
and in the employment centers for future economic development opportunities. 
 

Mixed Use Development 
Development projects that include both residential and commercial uses are generally 
inappropriate for the four major expressway corridors and the two major employment 
centers in Plano.  Exceptions may be appropriate for urban center projects such as 
Legacy Town Center that fully integrate a variety of uses into a pedestrian-oriented 
environment. The Urban Centers Study defines urban centers as “a form of 
development that integrates the components of modern life - housing, workplace, 
shopping, and recreation - into compact pedestrian-oriented neighborhoods.” Structures 
within urban centers should be flexible to adapt to changing uses over time.  The study 
was adopted by the City Council in 2006 and provides specific recommendations for 
design and development of major mixed-use projects.  It recommends a minimum of 50 
acres to adequately incorporate residential, employment, retail, and entertainment uses 
into a functional neighborhood environment.  
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It is generally recommended that mixed-use projects proposed for these areas conform 
to the minimum development size. Smaller projects do not typically include enough 
households to provide viable support to other uses in the development in some cases, 
proposed projects may actually be “multi-use” instead of “mixed-use.” They do not 
integrate residential uses within the same buildings or blocks. In these cases residential 
and commercial uses may be part of the same site or project areas, but they are 
physically and functionally separated from each other. Cross access may link the two 
uses, but the individual parts of the development are largely self reliant entities.  
 
Residential development in major expressway corridors or employment centers would 
be classified as “Alternative Neighborhood Settings” because they are different from the 
typical Plano neighborhood. These typical neighborhoods include approximately one 
square mile bounded by major, local thoroughfares with schools and park sites in the 
center and consist primarily of low-density residential subdivisions. Part B of the Infill 
Housing Policy Statement 4.0 provides guidance regarding residential development in 
alternative neighborhood formats. The policy statement and the Urban Centers Study 
should be referenced when evaluating request for residential development within 
locations that are generally reserved for economic development. 
 
Overabundance of Retail Zoning 
Most intersections of major thoroughfares have retail zoning and development on all 
four corners. Developments at these intersections comprise the majority of Plano’s 19 
million square feet of retail space (2007 Costar) and amounts to over 76.3 square feet 
per person, almost three times the regional figure.  
 
The overabundance of retail development and changing market trends are creating 
difficulties. Some retail centers have empty storefronts and anchors. Some big box 
users have moved their stores to locations along regional expressways leaving large 
empty buildings behind. The Weitzman Group estimates that approximately 10% of the 
City’s retail space is vacant.  
 
The overabundance of Retail zoning and development led to Plano forming a 
partnership with the cities of Carrollton and Richardson to study underperforming retail 
sites and develop near- and long-term recommendations. The study was completed in 
2003 and named “Tri-City Retail Study.” In response to the study, Plano has broadened 
the uses allowed in Retail zoning and has been cautious in approving additional retail 
zoning requests.  
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MEMORANDUM 
 

DATE: February 17, 2012 
 
TO:  Bruce Glasscock, City Manager 
  Frank Turner, Deputy City Manager 
 
FROM: Steve Sims, Senior Planner 
 
SUBJECT: Undeveloped Land Study 

 
This is the second installment in a series of staff reports regarding the 
Undeveloped Land Study.  The focus of this report is the Housing Density, Infill 
Housing, and Mixed-Use policy recommendations of the Comprehensive Plan for 
the use of the remaining undeveloped land in Plano. A brief summary of each 
policy statement and remarks highlighting the main points of the policies are 
provided along with the recommendations of the Planning & Zoning Commission, 
and the action desired from the City Council.  Text from the Housing Density, 
Infill Housing, and Mixed Use policy statements from the Comprehensive Plan 
are attached to this report.   
 
Staff is seeking direction from the City Council regarding the appropriateness of 
these policies as they pertain to the city’s undeveloped land and areas of the city 
where the policies should apply.  The direction received from the Council will 
determine how each of the policies should be revised (if necessary) to guide 
future development as part of the Comprehensive Plan update process. 
Additionally, the direction received will help provide guidance to the Commission, 
staff, and development community during the months of updating the 
Comprehensive Plan.  
 
These policies relate to a key issue that the Commission, Council, and staff 
continue to wrestle with – should residential uses be allowed within the 
expressway corridors and employment centers? If yes, what types of residential 
uses – single-family, multifamily or both, and how much? Should a setback from 
the expressways be imposed for residential uses?  
 
Housing Density Policy Statement (2005) 
 
Policy Summary 

 Limits the concentration of multifamily units to 500 at each location 

 Establishes a minimum distance of 1,500 feet between multifamily 
concentrations of 500 units 

 Multifamily communities with building heights of three stories  should be 
separated from single-family residential neighborhoods by a Type D (four 
lanes divided) thoroughfare or other significant feature 
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 No residential development should occur within 1,200 feet of the 
centerline of State Highway 121 

 Multifamily developments within mixed-use and urban center settings and 
senior residential development projects are exempt from the policy 

 
Remarks 
The purpose of the Housing Density policy statement is to encourage dispersal of 
multifamily development around Plano to provide a variety of housing options 
throughout the city. The Housing Density Policy Statement was the result of 
policy recommendations from the Multifamily Task Force appointed by the City 
Council in 1998 to address the perception of too many apartments being built in 
the city, and determine the appropriate location and concentration for the 
development of garden apartments during a time of rapid residential 
development in the late 1990s.  
 
Multifamily developments in mixed-use and urban center settings along with 
residential development projects for seniors are exempt from the Housing 
Density policy recommendations.  These types of development projects need 
density in order to support businesses within the mixed-use and urban center 
environments and to sustain amenities.   
 
The residential setback policy along the State Highway 121 corridor was written 
before the present toll expressway facility was built. The policy takes into 
consideration noise and other environmental impacts of living near major 
expressways and lessens the need for costly sound walls if improvements are 
made to the expressways. The policy allows for commercial development to 
serve as a buffer for residential uses beyond the setback area.  The residential 
setback recommendations are consistent with similar development policies 
adopted by Allen and Frisco for the State Highway 121 corridor.    
 
Infill Housing Policy Statement (2006) 
 
Policy Summary 

 Provide more variety of housing options  

 Encourage residential development on infill sites adjacent to existing 
residential neighborhoods 

 Establishes minimum land size for infill development at three acres 

 Allows for the creation of alternative neighborhoods not within or adjacent 
to Light Industrial-1 zoning 

 Patio home and townhouse projects should have a minimum of 25 units 

 A minimum of 50 units should be considered for senior and special needs 
housing 

 Infill housing is not appropriate within expressway corridors or major 
employment areas 
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 Consideration may be given to residential development within a mixed-use 
setting where uses are integrated and in a pedestrian oriented format; 
buildings should be arranged so as to minimize environmental impacts of 
the residential uses within 500 feet of the expressway lanes.  

 
Remarks 
The Infill Housing Policy Statement recognizes that infill housing and 
redevelopment are the future residential development opportunities for the city. 
The policy addresses housing as a possible option for small tracts of land 
scattered throughout the city, which for various reasons has never been 
developed.  The policy recommendations also serve to increase the variety of 
housing options in Plano and provide consideration of alternative uses for 
underperforming retail and office centers. Possible infill housing sites should be 
adjacent to existing residential neighborhoods with access to schools, and parks, 
as well as close to existing business services.  The new housing could provide 
additional customers for nearby struggling retail businesses.    
 
Mixed Use Policy Statement (2009)  
 
Policy Summary 

 Defines mixed-use development 

 Describes appropriate location characteristics for mixed-use 
developments depending on the size and type of development (i.e. urban 
center, neighborhood center)  

 Lists key components necessary to be considered mixed-use 
development 

 Recommends minimum land area of 10 to 15 acres for neighborhood 
centers and 50 acres for urban centers  

 Provides guidelines for evaluating mixed-use development requests 
 

Remarks 
The Mixed Use policy statement provides guidance to developers and decision 
makers regarding mixed-use development proposals.  The recommendations 
stem from the Urban Centers Study completed by the Transition and 
Revitalization Commission in 2006.  The policy statement contains guidelines or 
general criteria for evaluating mixed-use development requests. The guidelines 
address location and context; multiple uses versus integration of uses; density; 
pedestrian orientation; connectivity; vehicle parking; public spaces; and human 
scale.   
 
As discussed in the first undeveloped land study report to Council, while many 
new developments are promoted as mixed-use, few have the characteristics of a 
successful development of this type. Opportunities for true mixed-use 
developments are limited due to location characteristics needed for success, 
including but not limited to access, demographics, and employment uses. Careful 
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review of a project is important to ensure the uses are well integrated in a 
pedestrian-oriented environment discouraging automobile dependency.   
Mixed-use development can be organized vertically or horizontally, but 
integration of the uses requires close proximity and density.  Horizontal 
integration occurs when uses are placed next to each other such as residential 
which is adjacent to restaurants, offices and shops, are planned as a unit and 
connected together with pedestrian and vehicular access. Vertical mixed-use 
occurs when uses occupy the same building and are usually on different floors. 
For example, a five story building may contain restaurants, and shops on the first 
level, followed by offices on the second level, with residential units on the top 
three floors.   
 
Surface parking lots and off-street parking must be minimized to increase the 
interaction of uses. Residential density above 40 units per acre, which requires 
structured parking, is needed and leads to more successful mixed-use 
development. Additionally, a substantial number of residents provide customers 
for retail service businesses located within the community. However, regardless 
of density within a mixed-use development, it is unlikely to house enough people 
to generate the market demand for retail uses within a mixed-use setting.  
 
Mixed-use development is not appropriate for all areas of the city; it is a niche 
product which only works well in select locations and markets.  Each project 
should be reviewed in accordance with the Mixed Use Policy Statement and the 
Urban Centers Study to determine if the request is truly a mixed-use concept, if 
the proposed uses of the project are supportive and complimentary, and if the 
location for the proposed project is appropriate. 
 
Appropriateness of Policies  
 
As Council evaluates the policy recommendations from the Housing Density, Infill 
Housing, and Mixed Use policy statements, consideration needs to be given to 
the following:  
 

1. Where should additional residential development occur in Plano?  Should 
housing continue to be discouraged within the expressway corridors and 
employment areas?  If no, should housing continue to be limited to an 
urban center or mixed-use format, or is single-family appropriate also? 
Does the city want to continue to discourage all residential development 
within 1,200 feet of the State Highway 121 centerline and preserve land 
for future economic development opportunities or should this setback 
differ? Should the residential setback be applied to other corridors such as 
the Dallas North Tollway, President George Bush Turnpike, and U.S. 
Highway 75? 

  



5 
 

 
2. Does the city want to allow additional garden apartment development?  

Does the Council believe that the current multifamily unit concentration 
and minimum separation distance requirements are still appropriate?  Do 
these recommendations warrant further evaluation?  
 

3. Given that recently requested multifamily developments have been in the 
30 to 35 unit per acre range, too low for mixed-use development, should 
the city consider creating a new multifamily zoning district to 
accommodate these requests?  

 
Planning & Zoning Commission’s Recommendations 
 
The Planning & Zoning Commission has recommended that most of the policies 
for undeveloped land should be retained; however, they did suggest a few 
changes to the policies. Here is a summary of their recommendations. 
 
Expressway Corridors and Employment Areas 
Land should be preserved for future economic development and employment 
opportunities. However, the Commission stated higher density multifamily 
development may be appropriate, but only within mixed-use and urban center 
developments.  
 
Additionally, the Commission recommends that the prohibition of residential uses 
within the 1,200 foot setback from the centerline of State Highway 121 be 
reduced to 750 feet given the extensive amount of undeveloped land that exists 
within this corridor. A map comparing the Commission’s recommended 750 foot 
residential setback along the State Highway 121 centerline and the current policy 
of 1,200 feet are attached with this report.  
 
The Commission’s recommendation of the reduced setback applied to State 
Highway 121 only, and they did not consider reducing the residential setback for 
other corridors.  
 
Mixed-Use 
The Commission recommended that the location of potential sites for urban 
centers noted in the Urban Centers Study (Park Boulevard and Preston Road 
intersection, Collin Creek Mall area, and the Parker Road DART station) be 
shown on the Future Land Use Plan Map. More potential urban centers and 
neighborhood centers should be investigated and considered for addition to the 
map.  
 
Additionally, the Commission believes that mixed-use developments and urban 
centers are appropriate within expressway corridors and employment areas.  
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Multifamily Development 
The Commission had differing opinions regarding the need for additional lower 
density multifamily development in Plano. Some commissioners stated that no 
additional garden apartments are necessary, while other commissioners thought 
lower density apartments could meet the need for affordable housing in Plano 
and attract younger people to the city. Also, lower density multifamily 
development could be a good option for redevelopment of the neighborhood 
retail corners.  
 
Single-Family Development 
No single-family development should occur within the expressway corridors and 
major employment centers. Single-family development should take place in 
complete neighborhoods with access to schools, parks, and amenities.  
 
Action from City Council  
 
Recommended the City Council consider the policy recommendations from the 
Housing Density, Infill Housing, and Mixed Use policy statements as presented in 
this report and provide direction as to agreement with the Planning & Zoning 
Commission’s recommendations or suggestions of revisions to the these policies.   
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SUMMARY: 
 
The city’s remaining undeveloped land should be viewed as an important strategic 
resource in achieving economic development goals and providing new housing 
opportunities.  There is room for both new residential and commercial development.   
However, careful consideration must be given to policies and rezoning requests for 
these properties.   The fact that a tract is still vacant should not be viewed as a 
deficiency for immediate correction.  There may be a variety of reasons why a property 
has not yet developed—lack of utilities, poor access, pricing, tangled ownership 
interests, and market demand cycles.    The city can only influence some of these 
factors.  Ultimately, the city must decide how the use of land can best support its long 
term goals and interests.  The city’s interests may not always coincide with market 
trends or the property owner’s goals.   
 
Regional growth trends will also greatly impact Plano, and presents both challenges and 
opportunities.  The North Central Council of Governments projects that the region will 
add 4.8 million people and 3 million jobs by 2040.   Plano could add another 35,000 
people in population and 30,000-40,000 more jobs.  This growth adds pressure to 
wisely manage the supply of undeveloped and underdeveloped land and to look for 
opportunities for redevelopment.   
 
The discussion related to undeveloped land can be distilled into one basic question:  
where should additional residential development occur within the city?  From this 
starting point, the issues branch out as outlined below.  As we work to address this 
basic question, it cannot be considered in isolation because at stake is the long term 
economic growth needs of the city and whether or not the city should continue to 
reserve land for economic development and employment purposes in areas that have 
been traditionally reserved for this type of development. 
 
Should there be areas specifically reserved for commercial uses and effectively 
off-limits for residential development?    Corporations looking to locate a new 
headquarters or manufacturing facility frequently need large tracts of land.  Some prefer 
business park locations without the potential for perceived conflicts with residential 
uses.  Regional retailers need properties with expressway access, good visibility and 
sufficient depth to accommodate buildings and parking.   
 
Residential and commercial growth are both important, but a healthy non-residential tax 
base provides many tangible benefits.  It supports the city’s regional influence and 
competitiveness.  It affords the opportunity to create special destinations and places 
that help attract new residents and businesses, and allows the city to develop and afford 
amenities.    
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What types of additional residential development should occur within the city and 
where should it be located? New housing will help the city continue to attract 
residents and businesses.    As a major employment center, the city should strive to 
provide diverse and desirable housing choices.  Plano’s changing demographics require 
a broader range of housing types.  However, additional residential development impacts 
a variety of community services, and these should be analyzed and considered before 
rezoning land for additional residential development.  New residential subdivisions and 
multi-family developments should be carefully located to provide a suitable living 
environment and access to services and amenities.   
 
What role can mixed-use development play in meeting the city’s future housing 
needs?  Proposed developments are frequently touted as “mixed-use” development, 
and there is no doubt that this new form of development has become popular with both 
developers and consumers.  Plano has two nationally recognized examples of mixed-
use development – downtown Plano and Legacy Town Center.  Both of these exhibit 
certain classic characteristics of mixed-use development – high densities, a tight, 
walkable street grid, a variety of uses, limited surface parking—that are often missing 
from many proposed projects that are represented as mixed-use development.   True 
mixed-use development is a viable option for urban center redevelopment – Collin 
Creek Mall, for example---and for providing additional multi-family development.   
 
To address these basic questions, staff offers the following recommendations and 
requests the City Council’s and Commission’s direction.   Changes to existing policies 
will be brought back through the public hearing process as amendments to the 
Comprehensive Plan.   
 
RECOMMENDATIONS: 
 
1. All residential rezoning requests should be evaluated to determine the impact 
on infrastructure, public safety response, school capacity, and access to and 
availability of amenities and services.   
 
The development of sound, sustainable neighborhoods has been a cornerstone of 
Plano’s success and attractiveness to families and businesses.  Areas being considered 
for rezoning to residential uses should have an adequate infrastructure system and the 
amenities and services to support the requested use.  Roads, utilities, schools, parks, 
libraries and fire stations are important to support residential development.  Some of this 
infrastructure is needed immediately such as roads and utilities, and can be provided by 
the developer.  Depending upon the capacity of the infrastructure needed to serve the 
development, the city may have to participate financially to upgrade the utility system. 
 
For other services, such as schools, fire stations, parks, and libraries, there may be an 
immediate need but a delay in providing facilities and services.    There is a lag time due 
to capital and operational expenditures incurred by the city and school district.  
Additionally, there is the potential for increased cost to the city and school district if 
these facilities and services were not anticipated within certain areas of the city. 
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The land along the expressway corridors and within the Legacy business park and the 
Research Technology Crossroads area has been planned for nonresidential 
development for many years.  Therefore, infrastructure and services needed to support 
residential development have not been planned or programmed into capital and 
operational budgets.    Infrastructure and facilities can be provided for these areas if 
residential uses are introduced, but at additional cost to the city and school districts 
 
2.  Isolated residential development should not be permitted; residential rezoning 
requests need to establish a complete new neighborhood or expand an existing 
neighborhood or an urban mixed-use center. 
 
Small, isolated residential developments should not occur if surrounded by commercial 
development, and with no amenities nor adjacent residential neighborhoods to help 
sustain the new residential development long term.  The proposed residential 
development needs to have reasonable access to schools, parks, and other community 
amenities; be located in a suitable environment free of noise, glare, traffic congestion, 
and other noxious factors; and be part of a larger neighborhood where social interaction 
can occur.    
 
Plano’s traditional residential neighborhood design is a successful model to be 
emulated.  With schools and parks located within or near the neighborhood, a well-
designed street system, and retail and service uses conveniently located nearby to 
support resident needs, these neighborhoods remain vital and desirable.  With few large 
tracts of land left for residential development, it will be increasingly difficult to duplicate 
this pattern.   However, the basic characteristics should not be abandoned, and new 
residential development, both multifamily and single-family, should: 

 

 Expand an existing neighborhood or mixed-use development where the 
infrastructure, amenities, and nonresidential uses are in place to support the new 
housing being created; or 
 

 Create a new complete neighborhood unit where a school and park site could be 
located to serve the neighborhood as well as have nearby supporting 
retail/service uses, or 

 

 Create an urban mixed-use development that has all of the key components that 
make a mixed-use development successful. 

 
3.  The 1200-foot setback for residential uses along State Highway 121 should be 
retained, and applied to the Dallas North Tollway, State Highway 190/President 
Bush Turnpike and U.S. Highway 75. 
 
The recommended 1200 foot setback for residential uses was adopted at a time when 
the construction and expansion of State Highway 121 to a major expressway was being 
considered.  Residential development in close proximity to the tollway, especially single-
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family subdivisions, could have increased opposition to the widening of the highway and 
necessitated the construction of costly sound walls.  The setback also sought to 
address the need to reserve adequately sized properties in this corridor for large 
commercial developments, instead of just a row of pad sites.  It also recognizes that 
land immediately adjacent to a major expressway may not provide the best living 
environment.   
 
These are worthy goals for development in any major corridor, and staff recommends 
that the 1200 foot setback be retained for the State Highway 121 corridor and expanded 
to the Dallas North Tollway, State Highway 190/President Bush Turnpike, and U.S. 
Highway 75 corridors.  The issues are the same when it comes to preserving areas of 
the city to encourage economic development, employment growth and other 
commercial uses, as well as providing for viable residential neighborhoods. 
 
Since the 1200 foot setback is measured from the centerline, the actual setback as 
measured from the right-of-way line could be closer, as listed in the table below (see 
also attached maps).   As property lines and natural features do not always run in a 
straight line, judicious application of the setback is needed.  There will be some 
instances, as has happened in the State Highway 121 corridor, where it is reasonable 
for residential development to be located closer to an expressway than 1200 feet.   
Urban mixed-use centers could also be considered, since they offer the opportunity for 
residential development to be shielded by taller office buildings.   
 
The chart below illustrates the application of the 1200 foot distance setback in each 
corridor.   The average land depth indicates the land that should be maintained for non-
residential development.   
  
 

Expressway Average land depth* 

SH 121 960 feet 

SH 190 1,038 feet 

Dallas North Tollway 1,033 feet 

U.S. Highway 75 1,035 feet 

*As measured from the expressway centerline:  
1200 feet - one-half of the expressway ROW = 
average land depth  
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4.  No new multifamily development should be allowed south of Tennyson 
Parkway, along the Dallas North Tollway between Communications Parkway and 
Parkwood Boulevard. 
 
This recommendation reaffirms preserving land for economic development along the 
Dallas North Tollway.  The Tollway, as a major regional corridor and the main entrance 
to the Legacy business park, continues to be in demand for office and commercial 
development.  Properties located between Communications Parkway and Parkwood 
Boulevard are in many areas very narrow and do not provide sufficient space to 
effectively blend multi-family development with other uses.   
 
North of Tennyson Parkway, the mixed-use development of Legacy Town Center could 
be expanded onto properties in the Central Business-1 zoning district.  Of the 3,500 
multi-family units allowed within this district, there are several hundred that have not 
been developed.   
 
5.  New multifamily zoning should require a minimum density of 40 dwelling units 
per acre.  
 
For many years, Plano has promoted a wide mix of housing types and densities.  The 
vast majority of the city’s apartments (over 26,000 units) have been built at suburban, 
garden-style densities of 16-28 units per acre.  These developments have provided and 
will continue to provide much needed housing in the city.  But it may be time to consider 
a new type of multifamily development that addresses the evolution of the city, in which 
a limited number of areas will be developed or redeveloped in a more urban form.  Also, 
if the city wishes to encourage true mixed-use development, a higher minimum density 
for multifamily units must be established to facilitate compact development.  This is 
consistent with the minimum density required in Legacy Town Center and Downtown 
Plano.  At this density, parking usually will be provided in structured garages; however, 
there are a few apartment developments in Legacy Town Center built at this density but 
with surface parking and enclosed individual garages.   Some surface parking may be 
desirable, especially for commercial tenants and visitors.  Parking requirements for 
multi-family development may also need to be reduced in higher density developments.   
 
Recent zoning requests have featured multifamily developments with a minimum of 30-
35 units per acre; however, developers have exempted open spaces and quasi-public 
streets from the density calculations, resulting in a much lower effective density.  While 
the developments have used reduced setbacks and wider sidewalks as techniques to 
provide a more “urban” streetscape, they continue the traditional suburban form.   
 
In order to help visualize density, below are examples of existing apartment 
developments in Plano at various densities.  Also provided is the maximum densities 
permitted in the city’s multifamily zoning districts that have resulted traditional garden 
style apartments, and the densities of recent approved preliminary site plans from 
recent projects.   
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 Haggar Square (McDermott Drive and Ohio Drive): 24.7 units per acre 

 Legacy Town Center – phases with surface parking: 61.1 units per acre 

 Legacy Town Center – phases with structured parking: 90.9 units per acre 

 Eastside Village I (west of city hall on K Avenue): 88.6 units per acre 

 15th Street Village (Southeast Corner of 15th Street and G Ave):84.0 units per acre 

 Turnpike Commons (Northwest corner of Renner Road and Shiloh Road)– phase I (25.9 
units per acre): 

 Coit Crossing – Phase I (Northeast Corner of Mapleshade Drive at Coit Road): 43.1 
units per acre 

 
MF-1 zoning district: 12 units per acre 
MF-2 zoning district: 18 units per acre 
MF-3 zoning district: 21.5 units per acre 
 
6.  Establish two new zoning districts – an urban mixed use district and 
neighborhood mixed use district. 
 
Two new zoning districts should be added to the city’s Zoning Ordinance – an urban 
mixed use district and a neighborhood mixed use district.  There are several benefits to 
the creation of these districts.  The urban mixed use district could be used to expand 
existing urban centers or applied to Collin Creek Mall and around the DART rail 
stations.  The Urban Centers Study identifies these areas as future urban centers.  A 
neighborhood mixed use district could be applied to certain areas of the city where 
appropriate to facilitate redevelopment of aging shopping centers and commercial 
areas.  This district could also be used to encourage redevelopment of aging 
apartments. 
 
The creation of these two districts would provide developers with additional 
development options in Plano.  The districts would formalize the desired development 
form, and create consistent standards, rather than the method used today through the 
creation of customized planned development districts.    Lastly, it also saves developers 
time and money.  If the development standards have already been predetermined, the 
zoning discussions then become focused on the appropriateness of the land use being 
requested. 
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