
PLANNING & ZONING COMMISSION 

PLANO MUNICIPAL CENTER 

1520 K AVENUE 

November 15,2010 

ITEM 
NO. EXPLANATION 

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. 

1 Call to Order/Pledge of Allegiance 

2 Approval of Agenda as Presented 

3 Approval of Minutes for the 
Commission meeting 

November 1, 2010, Planning & Zoning 

4 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. 

CONSENT AGENDA 

5a 
BM 

Conveyance Plat: Acres of Sunshine Addition, Block A, Lots 2 & 3 -
Two conveyance lots on 13.7± acres located on the east side of 
Communications Parkway, 650± feet north of Windhaven Parkway. 
Zoned Regional Employment/Dallas North Tollway Overlay District. 
Neighborhood #26. Applicant: Acres of Sunshine 

5b 
BM 

Revised Concept Plan: The Canal on Preston Addition, Block A, Lots 
7, 10, 11, & 12 - General offices, retail, and medical offices on four lots 
on 4.5± acres located at the southeast corner of McDermott Road and 
Angels Drive. Zoned Planned · Development-20-Mixed Use. 
Neighborhood #1. Applicant: ANS Ventures, LLC & Perfect Builders 

ACTION 

TAKEN 
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BM 

BM 

5e 
BM 

5f 
BM 

59 
KP 

5h 
KP 

! 

5j 
EH 

! 

Road, 800± feet east of Independence Parkway. 

Revised Preliminary Plat: The Canal on Preston Addition, Block A, Lot 
11 - on one lot on 1 acres located on 
south side of McDermott 189± feet east of Angels Drive. Zoned 

Development-20-Mixed Use. Neighborhood #1. Applicant: 
Perfect Builders 

Revised Site Plan: Canal on Preston Addition, Block A, Lot 11 ­
Retail and general office on one lot on 1 acres located on the south 
side of McDermott Road, 189± feet east of Angels Drive. Zoned 
Planned Development-20-Mixed Neighborhood #1. Applicant: 
Perfect Builders 

Revised Conveyance Plat: The Canal on Preston Addition, Block 
Lots 7R, 10R, 11 R, & 12R - Four conveyance lots on acres located 

the southeast corner of McDermott Road and Angels Drive. Zoned 
Planned Development-20-Mixed Neighborhood #1. Applicant: 
ANS Ventures, & Perfect Builders 

Revised Preliminary Plat: of Glenwood, Phase 2 - 89 
Family Residence-6 lots and Single-Family Residence-7 lots on 
52.0± acres located at the southeast corner of Bright Star Way and 
Flicker Single-Family and Single-Family 
Residence-7. Neighborhood #24. Applicant: TOG Development I 
and II, LLC 

Plat: Northpointe Assembly of God, Block A, Lot 1 - care 
center on one lot on 3.0± acres located on south on McDermott 

Single-Family 
with Permit #602 for Day Center. 

Neighborhood #6. Applicant: BIZCORP Consulting 

Final Plat: Hut Addition, Block 1, Lot 1 ­
parking garage on one lot on 20.5± acres located on the 
Corporate Drive, feet north of Tennyson Parkway. 
Commercial Employment. Neighborhood #15. Applicant: 
of America 

Revised Site Plan: Fellowship Bible Church - North Addition, Block A, 
Lot 1 - Religious facility on one lot on acres located at the 
northeast corner of Legacy Drive and 
Planned Development-277 -Retail/General Office. 
Applicant: Fellowship Bible Church 

Preliminary Plat: Legacy Town Center (North), 

Oaks Boulevard. 
Neighborhood #13. 

Block C, Lot 2 -
General offices on one lot on 7.3± acres located at the northwest 
of Bishop Road and Legacy Circle. Zoned Planned 
Central Business-1/Dallas North Tollway Overlay District. 
#8. Applicant: KDC 
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5k Revised Site Plan: Park Boulevard Estates West School Site No.2, 
Block A, Lot 1 R - secondary school on one lot on 89.4± acres 
',..."' ....T.-.,.. at southwest corner of Parkhaven Drive and Westside 
Zoned Single-Family Neighborhood #45. Applicant: 
Plano Independent School District 

51 Revised Site Plan: Park West Phase II, Block A, Lot 
EH Grocery and retail on one on 4.3± acres at 

northeast corner of Boulevard and Coit Road. Retail 
Specific Use Permit #1 for Neighborhood #44. Applicant: 
ALDI, Inc. 

5m Preliminary Site Plan & Revised Concept Plan: Turnpike Commons 
Addition, Block 3, Lots 1 & 2 - Convenience store with gas pumps, retail 
and restaurant on two lots on 1 acres located at northwest 
corner Renner Road Shiloh Road. Planned Development­
207 -Retail/1 90 Tollway/Plano Parkway Overlay District. Neighborhood 

Applicant: Turnpike Commons of Plano, LLC 

5n Conveyance Plat: Turnpike Commons Addition, Block 3, Lots 1 & 2 
EH Two conveyance lots on 1 7± acres located at the northwest corner of 

Renner Road and Shiloh Road. Zoned Planned Development-207­
Retail/190 Tollway/Plano Parkway Overlay Neighborhood #68. 
Applicant: Turnpike Commons of Plano, LLC 

END OF CONSENT AGENDA 

PUBLIC HEARINGS 

6 Public Hearing: Zoning Case 0-16 Request to amend 3.1400 
(Traffic Impact Analysis) Article 3 (Supplementary Regulations) and 
related sections of the Zoning Ordinance pertaining to traffic impact 
analysis. Tabled 09/20/10,10/18/10 and 11/01/10. Applicant: City of 
Plano 

Public Hearing: Zoning Case Request for a 
8M 
7A 

Permit Substation on acres located on the 
Communications Parkway, 1,1 OO± north of Windhaven Parkway. 
Zoned Regional Employment/Dallas North Tollway Overlay 
Applicant: Acres of Sunshine 

78 Preliminary Plan & Concept Plan: Acres of Sunshine, Block A, I 

8M Lots 2 & 3 - Electrical substation general on two lots on 
i 13.6± acres located on the side of Communications Parkway, 879± 

Zoned Regional Employment/Dallas 
Neighborhood #26. Applicant: Acres 

north of Wind haven Parkway. 
North Tollway Overlay 
of Sunshine 
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8 Discussion & Direction: Undeveloped Land Study Discussion and 
SS direction the Land Use Economic Development 

and to Meet Demand policy recommendations from 
the Comprehensive Plan for the use remaining undeveloped land in 
Plano. Applicant: City of Plano 

9 Discussion & Direction: ResearchfTechnology District ­
KP for and direction regarding proposed changes to 

ResearchfTechnology Center zoning district including: appropriate 
boundaries for the district, consideration of uses and zoning regulations 

properties remaining within the district, and consideration of uses 
and zoning regulations for any properties being considered for removal 
from district. Tabled 11/01/10. Applicant: City of Plano 

10 Request to Call Public Hearing - Request to call a public hearing 
amend the medical parking requirements within the Zoning 
Ordinance. Applicant: Baldwin and Associates 

11 Nomination of 1st and 2nd Chairs - Nomination the 1 and 
TF 2nd Vice Chairs. Applicant: City of Plano 

12 Items for Future Discussion - Planning & Zoning Commission 
may identify or topics that they wish schedule for discussion 
a futu re meeting. 

Council liaisons: Council Members Harry LaRosiliere and Andre 
Davidson 

ACCESSIBILITY STATEMENT 

Plano Municipal Center is wheelchair accessible. A sloped curb entry is 
available at main entrance Municipal Avenue, with specially 
marked parking nearby. special parking are 
available on the north side the building. for sign 

or special must be received forty-eight (48) hours 
meeting time by calling Planning Department (972) 



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 for or against an item, and helps in recording the minutes the meeting. 
However, even if you do not fill out a card, you may still speak. give 

card to the secretary at the right-hand of the podium before the meeting 
begins. 

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

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

" - After the public hearing is opened, the Chair of 
the Planning & Zoning Commission will ask the applicant to first. 

" up to a maximum 
Individual speakers may yield their time a homeowner or other 
group representative, up a maximum of 15 minutes of speaking time. 

If you are a group representative other have their 3 
to you. present their speaker along with yours to 

secretary. 

" Other time limits may be set by the Chairman. 

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

more information on the items on this agenda, or any other planning, zon or 
transportation issue, contact the Planning Department at (972) 941 151. 



CITY OF PLANO 


PLANNING & ZONING COMMISSION 


CONSENT AG DA ITEMS 


November 1 2010 


Agenda Item No. 
Conveyance Plat: of Sunshine Addition, Block A, Lots 2 & 3 

Applicant: of Sunshine 

Two conveyance lots on 1 acres side of Communications 
Parkway, north Wind haven Parkway. Regional Employment/Dallas 
North Tollway Overlay District. Neighborhood 

purpose of the conveyance plat is to create two lots dedicate easements 
necessary for future development. 

Recommended for approval as submitted. 

Agenda Item No. 5b 

Revised Concept Plan: The Canal on Addition, 


Block A, 7,10,11, & 12 

Applicant: ANS Ventures, & Builders 


General offices, retail, and medical offices on four lots on acres located at the 
southeast corner McDermott Road and Angels Drive. Zoned Planned Development­
20-Mixed Neighborhood #1. 

The purpose for the concept plan is show the proposed retail and 
buildjngs revised lane. and utility 

Recommended for approval as submitted. 



The 
lane, 

Agenda Item No. 5c 
Revised Preliminary Plat: Canal on Addition, Block A, Lot 11 

Applicant: Perfect 

Retail· and office on one lot on 1 located on the side of 
McDermott Road, 189± feet of Angels 

acres 
Zoned Planned Development-20­

M Use. Neighborhood #1. 

The for the prel plat is easements 
development. 

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

Agenda Item No. 5d 

Revised Site Plan: Canal on Addition, A, Lot 11 


Applicant: Perfect Builders 


Retail and general office on one lot on 1.3± acres located on south 
McDermott Road, 189± of Angels Drive. Planned Development-20­
M Use. Neighborhood #1. 

site plan is to show the proposed retail and office buildings 
and utility easement. 

Recommended for approval as submitted. 

Agenda Item No. 5e 
Revised Conveyance Plat: Canal on Preston Addition, 

Block Lots 10R, 11R, & 12R 
Applicant: ANS Ventures, & Perfect 

Four conveyance lots on the southeast corner of McDermott Road 
and Angels Zoned 

acres 
Development-20-Mixed Use. Neighborhood #1. 

The purpose of the revised conveyance plat is to abandon dedicate easements. 

Recommended for approval as submitted. 

CONSENT AGENDA (11/15/10) PAGE 20F 5 



Agenda Item No. 5f 

Revised Preliminary Plat: Trails of Glenwood, Phase 2 


Applicant: TOG Development I and II, LLC 


89 Single-Family Residence-6 lots and 122 Single-Family Residence-7 lots on 52.0± 
acres located at the southeast corner of Bright Star Way and Flicker Lane. Zoned 
Single-Family Residence-6 and Single-Family Residence-7. Neighborhood #24. 

The purpose for the revised preliminary plat is to show the revised phasing of the 
project. 

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

Agenda Item No. 5g 

Final Plat: Northpointe Assembly of God, Block A, Lot 1 


Applicant: BIZCORP Consulting 


Day care center on one lot on 3.0± acres located on the south side on McDermott Road, 
800± feet east of Independence Parkway. Zoned Single-Family Residence-7 with 
Specific Use Permit #602 for Day Care Center. Neighborhood #6. 

The purpose of the final plat is to dedicate easements necessary for completing the 
development of the property as a day care center. 

Recommended for approval as submitted. 

Agenda Item No. 5h 

Final Plat: Pizza Hut Addition, Block 1, Lot 1 


Applicant: Pizza Hut of America 


General office and parking garage on one lot on 20.5± acres located on the east side of 
Corporate Drive, 250± feet north of Tennyson Parkway. Zoned Commercial 
Employment. Neighborhood #15. 

The purpose of the final plat is to dedicate easements necessary for completing the 
development of the property as an office building with parking garage and surface 
parking. 

Recommended for approval as submitted. 

CONSENT AGENDA (11/15/10) PAGE 3 OF 5 



Agenda No. 5i 

Revised Plan: Fellowship Bible Church - North Addition, Block A, Lot 1 


Applicant: Fellowship Church 


Religious facility on one lot on 27.7± acres located 

Drive and Oaks Bou Planned 


Neighborhood #13. 


The purpose for this site plan is to propose a 13,000 square foot building. 


hose-lay requirement. 
for approval subject to Department approval of a variance to 

Agenda Item No. 
Preliminary Plat: Legacy Town Center (North), Block C, 2 

Applicant: KDC 

General offices on one lot on 7.3± acres located at northwest corner of Bishop Road 
and Legacy Circle. Planned Development-65-Central /Dallas North 
Tollway Overlay District. Neighborhood 

purpose for this preliminary plat is to propose for the 
development of the property as a office building and parking garage. 

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

Agenda Item No. 

Revised Plan: Park Boulevard West Site No. 
 A, Lot 1R 

Applicant: Plano Independent School District 

Public secondary school on one lot on 89.4± acres located 
Parkhaven Drive and Westside Drive. Single-Family 
Neighborhood 

purpose for revised plan is to propose a 8,000 square foot building 
add 

Recommended for approval as submitted. 

the southwest corner of 

CONSENT AGENDA (11/15/10) PAGE40F 5 



The 
dedicate 

Agenda Item No. 51 

Revised Plan: West Phase II, Block A, Lot 3R 


Applicant: ALDI, Inc. 


Grocery and retail on one lot on 4.3± acres located generally the northeast corner of 
Park Boulevard and Coit Road. Zoned Retail with Specific Use Permit #1 for Arcade. 
Neighborhood #44. 

The purpose for this revised site is to add 18 parking UU'''J';; and a truck dock. 

Recommended for approval as SUbmitted. 

Agenda Item No. 
Preliminary Plan & Revised Concept Plan: rnpike Commons Addition, 

Block 3, 1 & 2 
Applicant: Turnpike Commons of Plano, 

with retail on two lots on 1 acres 
located at the northwest corner of Road and Shiloh Road. Zoned Planned 

90 Tollway/Plano Parkway Overlay District. Neighborhood 
#68. 

for preliminary plan is to propose a convenience store with 

The purpose the revised concept plan is to show a· future retail restaurant 
development. 

Recommended for approval as submitted. 

Agenda Item No. 5n 

Conveyance Plat: Turnpike Commons Addition, Block Lots 1 & 2 


Applicant: Turnpike Commons of Plano, LLC 


Two conveyance lots on 1 acres the northwest corner of Renner Road 
and Shiloh Road. Planned Development-207 -Retail/190 Tollway/Plano Parkway 
Overlay District. Neighborhood 

conveyance plat is to subdivide the property into two lots and 
..... ,..,.,'''n·rC' necessary for future development. 

Recommended for approval as submitted. 

CONSENT AGENDA (11/15/10) PAGE 5 OF 5 
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£lis ¥ ~ Item Submitted: COI\JVEYANCE PLAT 

Title: 	 ACRES OF SUNSHINE ADDITION 

BLOCK A, LOTS 2 & 3 


Zoning: 	 REGIONAL EMPLOYMENT/ 
DALLAS NORTH TOLLWAY OVERLAY DISTRICT 

o 200' Notification Buffer 
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Item Submitted: REVISED CONCEPT PLAN 

Title: THE CANAL ON PRESTON ADDITION 
BLOCKA, LOTS 7,10,11, & 12 

Zoning: PLANNED DEVELOPMENT-20-MIXED USE 

o 200' Notification Buffer 
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Item Submitted: REVISED PRELIMINARY PLAT 

Title: TRAILS OF GLENWOOD, PHASE 2 

Zoning: SINGLE-FAMILY RESIDENCE-7 & SINGLE-FAMILY RESIDENCE-6 

o 200' Notification Buffer 
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TRAILS 	 OF GLENWOOD, PHASE 2 
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I'; 	 ...... Hu nnD suRYt'l'. ABST., U2 

,.. TH[ 

CITY or I"LAMD, COlUN COUNTY. ~ 

52.0J6 ACRrS I TOTA L 21 1 LOTS 
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Ow.ltR/O[VCLOPHI: TOG O[v[LOPW[NT '. LLC 
I S4SS O"'llAS P,tJ!IC'WA'I' 
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NOVrlABrR , 2010 I ~ 
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Item Submitted: 	FI NAL PLAT 

Title: 	 NORTHPOINTE ASSEMBLY OF GOD 
BLOCK A, LOT 1 

Zoning: SINGLE-FAMILY RESIDENCE-7 w/SPECIFIC USE PERMIT #602 

o 200' Notification Buffer 
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Item Submitted: FINAL PLAT 

Title: PIZZA HUT ADDITION 
BLOCK 1, LOT 1 

Zoning: COMMERCIAL EMPLOYMENT 
o 200' Notification Buffer 
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Item Submitted: REVISED SITE PLAN 

Title: 	 FELLOWSHIP BIBLE CHURCH - NORTH ADDITION~-: ": 
BLOCK A, LOT 1 

Zoning: 	 PLANNED DEVELOPMENT-277-RETAIUGENERAL OFFICE 
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Plano, Taxos 

LOCAllON ~AP 

Single Family 

! 
~ 

Proposed Silopping Center 

SITE DATA. SUMMARY TABLE 
WOIa." ;P Call ie' Youth Ad!r>.!tll,tradt lot\ Total 

l v&1 PO»7II7o-::i 

tl?L: ~'s.. Ii ~ ::tit. '_1.,. #. lllOJl~}r~]&o 
"T.l' 1.25 ~ 

- * 
..
'1«r,­

ANDSCAPING 

':---­

No Fet"lce, 

,d'o.t 15IIondi will ho.... 2 trees. 

;;:k~S :~~b9~~i~'7: lSdo7'°·e 

.J 

/ properly lJ1e and lIPOCcd 01 

/ ~~' l :j~!6:. _ill hO\lll gr04lnd cover. 
I v~,-r----~----~ 

I ..r.; / I 
- P , ~~~. r 

I \ .oj' 1/ 
( ! 

I I 

C;oroge and D..I'T1pster loc.odls to motel! Bl.lidinga. 
C..:mplter \0 ha.... r IUt ....a\l entla.ur....;Ih lelld 
mltal getll. 
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Item Submitted: PRELIMINARY SITE PLAN & 
REVISED CONCEPT PLAN 

Ti tle: TURNPIKE COMMONS ADDITION 
BLOCK 3, LOTS 1 & 2 

Zoning: PLANNED DEVELOPMENT-207-RETAIU 
190 TOLLWAY/PLANO PARKWAY OVERLAY DISTRICT 
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CITY OF PLANO 


PLANNING & ZONIN COMMI ION 


November 1 2010 

Agenda Item No.6 


Public Hearing: Zoning Case 0-16 


Applicant: City of Plano 


DESCRIPTION: 

Request to amend 3.1400 (Traffic Impact Analysis) of Article 3 (Supplementary 
Regulations) and related of the Zoning Ordinance pertaining to traffic impact 
analysis. Tabled 09/20/10,10/18/10 and 11/01/10. 

REMARKS: 

This agenda was tabled the Planning & Zoning Commission's meeting on 
November 1, 2010, and to removed from the table for consideration. 

Traffic Impact Analysis 

At the Planning & Commission's on July 19, 2010, staff provided the 
Commission with an overview of the city's traffic impact analysis (TIA) process, as a 
prelude to consideration of amendments to the TIA ordinance, an item on the 
Commission's work program. At the conclusion of discussion, the Commission 
directed staff to move forward with the proposed amendments to the ordinance. 

A TIA is a planning tool to effect of a particular land use on the area 
roadway system by performing of analysis on intersections under both 
existing (base) and proposed (base plus site) traffic conditions. Plano establishes Level 
of Service 0 as a desired target. 

Plano first adopted its TIA ordinance in the 1980s. It has been updated once since 
the initial adoption. ordinance was developed at a time when the city's 
system was not completed and many options for mitigation of traffic impacts were still 
available. Today, the system is almost complete and the mitigation options are 
more limited. In addition, state laws governing vesting of development projects 
have limited city's ability to the size and intensity of a proposed 
development as mitigation. The existing ordinance no longer adequately the 
city's present condition as a maturing first-tier suburb. 



Current Ordinance Requirements 

Section 1400 (Traffic Impact Analysis) of Article 3 (Supplementary Regulations) of the 
Ordinance establishes the requirements and pertaining to TIAs. The 

TIAs to be prepared both zoning and preliminary plan processes. 
of TIAs share goal of identifying relationship land use and 

transportation needs. 

A TIA submitted with a zoning request evaluates future traffic volumes based on the city 
being developed as projected in the 2020 using transportation modeling. A TIA 
submitted with a preliminary plan allows for a specific proposed development to be 
evaluated based upon the known size and use, and to determine effect of that use 
on the existing roadway It uses existing traffic volumes and assumes the 
existing roadway configuration to be in the analysis. 

If a zoning case and site plan were submitted simultaneously, the site plan TIA would be 
used it is based on actual traffic/roadway conditions; whereas, the zoning TIA 
uses travel forecasting modeling. 

ISSUES: 

Plano's street system has been planned around a grid system of six-lane major 
arterials, four-lane minor arterials, and two-lane collector streets. This system moves 
traffic effectively and efficiently, but is congested at the peak morning and evening 
hours, especially near the freeways and tollways. While the desired of Service 
intersections is Level of 0, many of Plano's intersections now function at Level 
of Service E or F during peak commute hours. Even with improvements such as 
dual left turn lanes and right turn lanes, these intersections will continue to 
congested. As traffic builds in the region, other intersections will below Level of 
Service 0 as well. Plano's location in the major growth corridor from status as 
an employment center, and accessibility four freeways/tollways, combined 
with development in the cities north and of Plano, have all contributed to the 
congestion. 

Plano's existing roadway system is nearly built out, and adding capacity to the existing 
thoroughfares through new construction is not feasible for several reasons. costs 
of acquiring right-of-way, paying damages to abutting property owners, and roadway 
construction to add new travel lanes are prohibitive. Wider roadways would make it 
much more difficult for pedestrians and bicyclists to cross. community 
determined that overpasses, except along the major freeways/tollways, are not a 
desirable option to alleviate congestion at intersections. 
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city will have to continue exploring new options for mitigating traffic instead of 
adding Some recent examples of new intersection implemented in Plano 
include the median left-turn design at intersection of Preston Road and Legacy 
Drive, and the soon-to-be-completed single point urban interchange at Parker Road and 
U.S. Highway 75. 

While most of single-family land is developed, there is still a considerable 
amount of commercial land available for development. Development of properties 
will traffic to the city's roadway system. In many undeveloped property is 
located in areas with intersections already are at or below of D. Much 

the vacant land is in the major freeway/tollway corridors, in areas where commercial 
and office development is most appropriate. Leaving undeveloped is 
not realistic particularly since these are properties that are key to the city's future 
economic development efforts. 

Additionally, longer term, Plano will experience redevelopment of properties throughout 
the city in addition to development of green fields. Whether it is new development or 
redevelopment, city's goal should be promote development to retain existing 
residents and businesses, as well as attract new residents and businesses to the city. It 
will be difficult to say no to future development and/or redevelopment based upon the 
traffic conditions. TIA at the time of site plan approval is more appropriate than at 

Zoning issues to continue to evaluated on consistence with 
the Comprehensive Plan and not based upon projected traffic levels. 

In addition to exploring implementing new intersection designs within 
rights-of-way, mitigation of the traffic generated by new development and/or 
redevelopment will continue to focused on improvements that can be in 
conjunction with the development. These improvements can include deceleration lanes 
for driveways, increased stacking length for turn lanes, with lanes for both 
left and right turn movements, and entrances designed eliminate cross traffic close to 

are improvements that developers construct and fund with the 
particular development. Any improvements that city requires must funded 
by the city. Frequently, however, a developer will construct the offsite improvements 
with reimbursement by the city. 

PROPOSED CHANGES: 

For various reasons and identified above, recommends amending the 
ordinance be more aligned with Plano's current and future roadway system, and 

taking into consideration future development and/or redevelopment within the city. 
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Process 

TIAs at time of are no longer appropriate for Plano today given that 
roadway is nearly complete. Additional capacity improvements are limited 
intersection improvements only, and zoning applications requiring a TIA 
ecrea~:;ea significantly. Therefore, staff recommends removing requirements for a 

TIA at time of zoning. A plan TIA is more appropriate given that it into 
consideration the impact of the proposed development on the existing roadway 
conditions. TIA will continue identify mitigation improvements the 
roadway system where Additionally, mitigation focused on on site 
improvements can be associated with development (i.e. deceleration 
lanes, overall circulation, ingress/egress for development, 
stacking/queuing of vehicles on will emphasized. 

Staff increasing minimum trips per threshold generated by a 
development, from 5,000 to 8,000 trips per day, and omitting the minimum threshold 
based upon floor area ratio. A plan evaluates specific development 
proposal and trips day with it, unlike it being evaluated upon 

amount of permissible building square footage to noor area at the 
time of zoning. Presently, the 5,000 trips day to an approximately 60,000 
square retail development. recommends 8,000 trips day threshold, 
which should still require a site plan TIA for big box (superstore) retail "'Tn.-ac 

developments. 

Mitigation 

Staff amendments to mitigation options that are more and 
consistent with existing roadway improvements state law irements. Phasing 
roadway construction improvements until additional capacity becomes is no 
longer appropriate the roadway is almost complete it is not to 
add roadway capacity. Also, by modifying density, intensity or use is 
not possible given existing rights. laws governing of 
development projects limited city's ability to decrease the size and intensity of 

proposed development as mitigation. If the adjacent roadways are constructed and 
the intersections are at build dual turns, right turn), it is 
likely additional mitigation cannot be 

Staff has reorganized the ordinance so that the requirements are more easily 
0'-"'01"""'1""\1"'1, including establishing applicability requirements near beginning of the 

section. Additionally, is proposing to the existing ordinance 
language including but limited to existing programs, development 
processes procedu and findings by the Commission related to mitigation. 
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RECOMMENDATION: 

Recommended for approval subject to following: (Deletions are indicated in 
strikethrough text; additions are indicated in underlined text) 

Amend 3.1400 (Traffic Impact Analysis) of Article 3 (Supplementary 
Regulations) to as follows. 

1400 Traffic Impact Analysis 

3.1401 Introduction 

This section establishes requirements and pertaining to traffic impact 
analysis (TIA). requirements are intended to inform the applicant the city's 
expectations, expedite the city staffs of reports, provide standard 
criteria evaluating development proposals, and establish equitable mitigation and 
cost sharing policies. 

A TIA is intended to develop to coordinate land use and 
transportation facility development City of Plano and the land developer 
in the responsibility to consider solutions to identified transportation 
problems. 

ability to accommodate the proposed use. 

AGENDA ITEM NO.6 (11/15/10) PAGE 5 OF 14 



2. Site Plan TIA 
3.1402 Applicability 

This process is done simultaneous with the submittal of a preliminary site plan. 
The goal of this study is to look at a specific development of known size and use 
and to determine the effect of that use on the existing roadway system. It uses 
existing traffic volumes and assumes the existing road'oVay configuration to be 
used for analysis. This process should ensure that the road'oVay system is 
adequate to accommodate the proposed use and may recommend mitigation 
measures necessary to ensure efficient traffic flmv around the proposed site (as 
based on intersection and roadway levels of service). 

1. Purpose 

A TIA, at the time of site plan approval, is intended to define the immediate 
impacts of the proposed development and any necessary transportation 
improvements (public or private) required to ensure a satisfactory level of service 
on all affected thoroughfares. A site plan TIA is designed to mitigate traffic 
impacts by optimizing roadway capacity, access design, and traffic control. A TIA 
may not be used to deny development permitted by zoning, nor shall it be used 
to modify road design contrary to the Transportation Element of the 
Comprehensive Plan or to the Thoroughfare Standards Ordinance. The detail of 
site plan TIAs is greater than TIAs prepared for zoning cases. Specific 
improvements to the existing roadways consistent with the Thoroughfare Plan 
may be needed to gain approval of site plan proposals. Timing of and cost 
sharing agreements for the construction of offsite improvements also may be 
considered. 

2. Goal 

The goal of this study is to review a specific development of known size and use 
and to determine the effect of that use on the existing roadway system by 
analyzing existing traffic volumes and existing roadway configuraNons. This 
process ensures that the roadway system is adequate to accommodate the 
proposed use. 

3. ReqUirements 

The TIA process shall be required simultaneous with the site plan approval 
process for projects generating 8,000 trips per day or greater. A TIA is typically 
required with the submission of the preliminary site plan; however, the city may 
require the TIA to be submitted with a concept plan or site plan due to project 
phasing. It is the responsibility of the applicant to demonstrate that a TIA is not 
required. Recommendations shall be made for mitigation measures necessary to 
ensure efficient traffic flow around the proposed site (as based on intersection 
and roadway levels of service) on all preliminary site plans and/or site plans. Site 
plan applications as defined herein, not containing TIAs will be judged incomplete 
and shall not be forwarded to the Planning & Zoning Commission for action. 
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3.140~;1 nitions 

DefinitionTerm 

The city's criteria for 
of use 
latest edition of the trip generation informational report 
published by the Institute of Transportation Engineers 

i (ITE) unless the proposed use not have a 

and density shall be those 

the Trip Generation Manual. 
shall not accepted for 
plans but shall instead 

corresponding rate in 
Alternate trip generation 

adopted for citywide use on the basis a general study of 

Trip Generation 

local conditions. 

Year is the point in time upon which 
pertaining to land use, population, 

employment, and transportation facilities are based. AU 
i zoning analysis shall be based on a design year of 2020. 
I All site plan analysis shall use a design based on the 

expected date occupancy. 

date of project occupancy. When available, all base 
shaII be su ppl ied by city's tftEHHeefffiEl!--I:J8f:H:tHFAeflt 

Transportation Division. In all cases when ground counts 
I are needed and are not available, the developer or his 

Modeling 

. Plano is Level of Service D in the peak hour. LOS shall 
! be of both link and intersection operations. 

for the year 2020. 
IJCh:)\"U on current counts adjusted to the eX[)eClea 

shall be required to collect data. 

the level of congestion experienced 
desirable minimum LOS of the City of 
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five year schedule and funding program of all 
• and committed transportation improvements . 

• Program(+I-l2 

3.1403 Applicability 

3.1404 Methodology 

Pre submission consultation with the i::::It;~H::H::liHit'**--f"'<-ev;-ew 
~;;..;...;..;..;.;;.;...;..;;;'-

Transportation Divisions staff is required. 

tlHHtH:7rlI-H:-I:lt:J-4:lfeH***i+I'i:I-H+-H**-d-++f~~t3HFtH:lfHtfeu-:- Deta iI s of the a n a Iysiswill 
determined at this meeting. In certain traffic from other approved but not 

built developments may have to be accounted for in traffic assignments. Staff 
mi§hl require specific assumptions such as percent trucks be altered to 
match local conditions. Peak hour analysis d to reflect the peak 15 
minutes for certain types land use. All of these issues will addressed 
the pre-application meeting. 

The following procedures shall followed in preparing =..;;.;=-...;;;..;;..:;,;;.;...; traffic impact ';;:;;';"';"'=..1-= 

stu dies 5l::H:tffiffi8fl--'B9-H=lB-'bH'v-ef-F'-taflf6 
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a. Study Area 
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ofa TIA. 

b. Any other action deemed appropriate to mitigate negative traffic impacts. 

3-:- 1 . Site Plan TIA Content 

a. Study Area 

A map(s) shall included 
and planned streets therein. 
mile 

the TIA study area and all existing 
study area shall be a minimum of a one 

b. Existing Zoning Development 

existing zoning including land area (gross and net) by zoning 
, including density figures expressed as square footage, 

number of hotel rooms, dwelling units, describe any existing 
development onsite and how it will by development 

c. Thoroughfare Network 

phasing, and traffic existing thoroughfares, and 
volumes within study area. 
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must 
calculations must be provided. 

d. DevelopmentOJ .....~> ..... '-' 

Describe the proposed development including land area (gross and net) 
and figures expressed by FAR, square footage, number of hotel 
rooms, dwelling units, etc. Also describe roadway conditions as expected 
by date of occupancy. Improvements shown must funded within the 
Transportation Improvements Program or 
proposed for development at developer's expense to be repaid by 
city in accordance with the city's cost sharing 

available as required by the city's 
 Subdivision 

at study date .:::..:...;c=,--,~:..:...:..;::;;==-= 

e. I mpact Determination 

Determine the level of service for all thoroughfares and intersections in the 
study area. The analysis shall contain the following minimum information: 

i. Proposed Trip Generation 

Calculate total trip generation by use (assuming full development 
and occupancy) and report any reductions for passerby, mixed 
etc., as permitted by generation rates:. approved by the Planning & 
t::GRffi6--l::::rt}lrFlH'H-&.'i-IeJ=t:- Show tri p by use in ta b u I a r fo rm 
with land use trip generation rates and trips generated. 

ii. Trip Distribution and Assignment 

generated by the proposed development are added to 
volumes projected for the design year. Peak hour volumes 

Distribution assumptions and assignment 

iii. Level of Service Analysis 

Show in tabular form 24-hour and peak-hour VIC 
points of 

ratios 
intersections within the study area. Analyze 

median breaks, and turn· lanes 
proposed site. 

Conclusions 

Provide a summary points of conflict and congestion. Identify all 
thoroughfare links or intersections a Level of 

the percent increase in total traffic produced by the proposed 
site plan. Identify any operational problems (e.g., drives, median 
openings, and signalization) within 500 feet of the 
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f. Mitigation 

Level of Service 0, where the development is 
or more of total trips should be mitigated.,. if 

i. 	 Requirements in addition to those provided in the 
Standards Ordinance relating driveway and median opening 
location and distance between drives. 

w.,. ii. improvements including access controls and 
adjustments. 

circulation 

'V-:: iii. Offsite improvements including the construction of additional 
where the surrounding thoroughfares are not fully developed or 
intersection improvements where surrounding area is 
approaching full development. for improvements that 
are consistent with the Thoroughfare Plan shall repaid by the 
city in accordance with its sharing policies, as funds become 
available.,. =....:...:::.=:.:...===--=.J.-..::.:!..!..::::.~::...L-::~===..:..::~~.::::..:.:...:=.:...:.= 

meetings. 


~ 2. Planning & Zoning Commission Report 


Where identified impacts cannot adequately mitigated by the date of 
occupancy, Planning & Zoning Commission shall recommend 
bel::H** one or more of following 
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a. Amendment to expedite construction of needed 
public improvements. 

capacity.G: b. Changes in intersection design, signal 

3.1405l\dministration ~J:!!:::.~ 
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CITY PLANO 


PLANNING & ZONING COMMISSION 


November 1 2010 

Agenda Item No. 7 A 


Public Hearing: Zoning Case 10-19 


Applicant: Acres of Sunshine 


DESCRIPTION: 

Request for a Specific Use Permit Electrical Substation on 6.3± acres located on the 
of Communications Parkway, 1,1 OO± feet north of Windhaven Parkway. 

Regional Employment/Dallas North Tollway Overlay 

REMARKS: 

The zoning is a Specific Permit (SUP) for an substation. A 
preliminary site plan accompanies request (Agenda Item 78). The purpose and 
intent of an SUP is to authorize and regulate a use not normally permitted in a district 
which could of benefit in a particular case to the general provided 
development and safeguards are established. The property is currently 
zoned Regional Employment (RE). RE district is intended to provide for office and 
limited manufacturing uses that are consistent with the regional status of certain 
tollways and expressways serving Plano and surrounding communities. Electrical 
sUbstations approval of an within the Regional Employment zoning district. 

The applicant is proposing an electrical substation on the south side of the 
electrical substation. applicant plans to connect the proposed electrical substation 
to existing electrical sUbstation to the north, in order to receive power from 
the transmission power lines that are above the electrical substation. 
proposed electrical substation is needed to serve and accommodate existing 
anticipated growth in this area of the city. Attached, please find detailed information 
from the applicant about the proposed electrical substation. 

The property is 6.3± acres. applicant is proposing to locate electrical substation 
equipment on the eastern portion of the approximately 320± to the of 
Communications Parkway and 190± feet to west of Dallas North Tollway. The 
electrical substation will consist of various equipment with varying heights, the tallest of 
which is approximately 100 and is a communication tower. The purpose for the 
1~O-foot tall tower is for communicating with substations owned by the same 
electric company. Otherwise the of equipment on the is at lower 
As depicted on companion preliminary plan, applicant is proposing to screen 



the site with an tall masonry wall and landscaping. Ornamental 
shrubbery are proposed along the outside the masonry screening 

wall. Additional trees, shrubs and berms are proposed along Communications Parkway 
North Tollway. 

RECOMMENDATION: 

Recommended for approval as submitted. 
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Brazos Electric is a not-for-profit generation and transmission cooperative whose 
members' service territory extends across 68 counties from the Texas Panhandle 
to Houston comprising an area of more than 20% of Texas. Organized in 1941, 
Brazos Electric was the first cooperative formed in Texas for the purpose of 
generating and supplying electrical power. Today, it is the largest generation and 
transmission cooperative in the state and is the wholesale power supplier for its 
16 member-owner distribution cooperatives. Owned by its member cooperatives, 
Brazos Electric board of directors is comprised of one representative from each 
of these 16 members. Brazos Electric's mission is to generate, procure and 
transmit reliable power at the lowest possible cost. 

CoServ Electric is one of the member-owner distribution cooperatives that own 
Brazos Electric. CoServ Electric is a not-for-profit cooperative headquartered in 
Corinth, Texas. CoServ provides electric service to more than 130,000 member­
owners across six counties in the Dallas':'Fort Worth Metroplex. CoServ 
introduced power to these formerly rural areas in 1938 and is now the second­
largest electric cooperative in Texas. Unlike investor-owned utilities, CoServ 
Electric is owned by the people it serves. Members, as they are called, enjoy 
electricity priced as closely to cost as possible. They also receive money back in 
the form of Capital Credits (CoServ Electric's version of dividends) and may vote 
for the board of directors and attend the annual meeting. 

Many service areas in the state are singly certified allowing only one electric 
distribution company to have facilities available to distribute electric power. 
However, the area around the Dallas North Tollway and Spring Creek Parkway is 
a dually certified service area meaning that two different electric distribution 
companies are allowed by the Public Utility Commission of Texas to serve 
customers. This allows current and future customers to have a choice. In this 
particular area, the two companies are CoServ Electric and Oncor. 

At the present time, the closest CoServ sources serving the Spring Creek 
Parkway area come from Brazos Electric sUbstations several miles away. 
Projections of growth in this section of Plano show that CoServ will need more 
circuits in order to meet the increased demand for power. It's neither physically 
nor economically feasible to try to build new circuits from the distant substations 
in order to resolve the issue. Therefore, a new source of additional power is 
needed so that an adequate number of circuits can be made available . The new 
substation will enable CoServ to fulfill its obligation to serve the growing electrical 
load in the area and continue to provide reliable electric service at the lowest 
possible cost. 

The location of the substation was chosen for reasons including (1) the location 
of an electric transmission line; (2) the location of the existing Oncor substation, 
which meets the desire of the landowner to contain substations to one area of 
their land and; (3) the proximity to the anticipated future load to be served by 



thereby reducing the cost of installing the new circuits. Being next to the 
existing Oncor substation presents the opportunity to 
Electric substation by a costly and visually intrusive method of 
extending a connection across from the Oncor station. only other option is 
to build an array of very large and very tall structures connecting to 

double-circuit Oncor electric transmission line and bringing a new 
transmission line into the Brazos sub. This option would require more right-of­
way from the landowner along the Dallas Parkway frontage. 

provides you with the information you need. You can find more at 
:..:....:..:....:...:...:..=...:::===~=...:...: and I and CoServ would be happy to 
discuss any of this in more detail with you if you would like. 

Thank you for your help. 

Don McKelvain 
Senior Right-of-Way Agent 
Brazos Electric Power Cooperative, Inc. 
2404 LaSalle Avenue 
Waco, TX 76706 
Office: 254.750.6339 
Cell: 254.715.9734 
Fax: 254.750.6340 
email: ~=,,~~~"'-.,..-"'''''-=='''!.:.=.:.:=.:..:..:. 



CITY OF PLANO 


PLANNING & ZONING COMMISSION 


November 15, 2010 

Agenda Item No. 

Preliminary Site Plan & Concept Plan: 

Acres of Sunshine, Block A, 2 & 3 


Applicant: Acres of Sunshine 


DESCRIPTION: 

Electrical sUbstation general on 1 acres located on the east 
Communications Parkway, feet north Windhaven Parkway. 

Regional EmploymenUDalias North Tollway Overlay District. Neighborhood #26. 

REMARKS: 

preliminary plan for Lot 2 is associated with Zoning 0-19 (Agenda 
Item 7 A). The plan proposes an electrical substation sited on portion of the 

acres subject site with masonry walls and landscaping around the 
of substation. The proposed plan complies with the Regional 

Employment (RE) zoning district development standards and the Dallas North Tollway 
Overlay District A landscape plan is included for informational purposes only. 

The applicant is also requesting a waiver from the two points access requirement. 
Article of Subdivision Ordinance all nonresidential to have two 
points of access to a public Due low traffic volume (approximately one vehicle 
trip week) that is anticipated to serve this property, the applicant is proposing one 
point of access from the Dallas North Tollway. Given the proposed land use and the 
low traffic volume anticipated, supports the applicant's request for a waiver from 
the two points of access requirement. 

The purpose for the concept plan is to show future general office development. 

RECOMMENDATION: 

Recommended for approval to: 

1. 	 The Planning & Zoning Commission granting a variance to the Subdivision 
Ordinance for two points of access; and 

City Council approval Zoning 10-1 
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DALLAS NORTH TOLLWAY OVERLAY DISTRICT 

o 200' Notification Buffer 

RE 

/ 

MF-3 
I 

/
. -­

~ ~. 1-' PLANO 

_ LIBRARY 
. a: 

· · 0 I U5
T -,.-. a: I 
1 ; 8-­ ~ 

I r -,-~ 1 
- /!~ 

( 
f_._ 

S-236 RE I 

~~ 
-·-~ro 

j r~. __ In 
--,. ~=.J 

I / -., 

R I 

\ 

\ 
I ~ 

Item Submitted: PRELIMINARY SITE PLAN & CONCEPT PLAN 



, /' :::. :~t~~t:.~~~:~ 
, I eo"S1"*"",,",~"',,,"~U<iIILII._u 

· 

,l . ... i nn~ ---. 001'~ _ 
""~ \Hi _, ... ~'..u.- ..", ~--. 
1,1. IIlll w•.:J. «M_ ... OOVi. ...... uo,...." _ 
.;:cal~ Yo!" . 0\"1.1.__ ....."'.... ..... n_

:Ilc_ )-1)WfT"< Il_ ~ -. 
1\)1, _n 

/ 
~0CI't~~ru- . I,, 

I ;j '~~I~' 'I.ir, ~'~~~ 
"'--'-.. J_cro:>vo~ T" ..o......r :::1:c."~~'"I' I: ,~, \ . P ...... """" ""~ ... ru.. ..... . . i , ,, ~ ,~ I "II t. ," 'i ' ! 

-' 

/ '.~ 'j ',:'" i 3~ ,t/:~.. ~'I" "~ 'V; _... _~:.~:,,:c...t,:~~~ f.II '{'.'" - -- -'~---- - --':- ---- -- - . - . I n~t-H-~ - -- '" I
i f1~·F·u", ~ .or_, _.. 

~ ",+ 
~-tti?r.'y 
. ~t:-? ,3 --- ft 

VICINlIT MAP 

J ,: \i l .- ,~j,-=" . ; / 
1'1 ' II I I : '. .'...s- ~--, '. -~~~ .~ "~I ~ ! ~ 'J--~- '_' - ' >. \ "r...";':'"II'tI.~-' CRAPH!C SC ALE
;ti,' : , I~ lX ~i-:-- ~- ~ . . 

\ 

\ \ ~ -- - ---.,.. _lO".,qtr ..~\~':;;:'r.~~: ..-:. I.
" 1'1'" c.~ , , '';_ ~ , ' ' I '.' ~ 

(UI' fUl l:1' \ I :: ' ~'_-------~- J 'I" 

1-,". toto I\. , . '" , __ '-, 1- . ' " .....,,'''''''' _~_,,_ . 1" , J:, 'I '1 ':: __"---- I' / i· ·- """ .~~""'_, i /.-. ,'," I
', . \. p.I_____ --- ,1, ' I' ~ ~ ,~, ""'" .! ! I : " -- . ­
:"'1 . I ,: , " Ii: / I! K~~':;''' ' . (f ',. >() I ," ,--' ..,.~. --,<..... -~,~- / ':"'- ' ' 

0:" ,: : • 7 :..... ' . ,, " .! '''''I,} . II' I' 'I /, ' ) :,,-:: . ." - -,--- J ; ' .... . ~ hn.w,g~======~;:;:;::;:;~
U\ $} '" ::; l~a / ;( ' r""~~ __ ---.:"--- --- =- /" :'"":: C:il ~ ---.- .........,.c..-...-_
~ ' $: [ ,::lj I~' ~ ___ :~ . __ -L----- . .1'. '" , Ji;. / ~~ I-_-) ::7::_'=-~ 

C ': '!i :} __-- J '. r--- , ~,~:.:e.,., ~.;-~. ~~ If "!,I ' 

,: zfl -'::---.-l : 11: ,;" !;:;" ~!E?-) ~: 
1'1 11\ \ 1 -<--- - -- , ir=:;) "', :'- '. 0) /1/ -"'-,-~) ;--' ,
"'~"' ='lll. l l :::'-:;~ ' :" :::: 't,, - ,' ,----- ". 

I :P; 1\ I~ ' =--1:iF.a • I IT,"," ', Ii Ol/ J IIi' " :=:=.~~=:t(,_ !" ±:l I "". "I . , --,.;;, / (! ,: _.__"_1_,,, I 
:~ rr. ,' ii . ! :~.i-;.~'f -v, l ' , ". _"' __ . "w .. -;: • 

'-"' I ~I I ; . ~"" -::-I, ," . ~u..._"- (JFl 11.QIIIIJ ' /1 '/ _ .._____ (Wl - I '~fIi,"Z ! " """, I . .----....... -""."
. ,,,i.-pi ./ 
" Lf) '\ ' t ""'~ :, . i 'r'. , ',', --.-- •. ---.-- I , " I :. •... _ . '"/,-")"-'1 , , " ,1' .' -::-I; i' '- ' R~~~~~~:ii~~~~~~~'~"""~'~== 

I \J , II LOT 2 ..00 11'.,........._.... / 1' J 11 .: ;J·! ~·i:· f O· : ~ ..01 
~ !' \ I -,-~- ,.:;:;;=' 'I 1" ,;; "f f"'j" '. ' . ~'~b_~___ ,~ l' II' / I ... "" ~_""'I_"""'r I ,-. / I' f"'.. ' " ;. .. ...,..-CWl ­1" ~ I ' ~ ..r~S« I\:u._' ''''''''''' / 1 / jl' ',',::.J ~ " ', ' -., ; ', ' ~ ",I -< I -- -///#1 I I,I/.J " ~,j I. , / ~~'.j ~I-'~_ J,...' 'II !" """'1/ I': 1 " ::;:.•..:::.-._. __._,.' c';; I , 1~ 
Ii ; 

' ·· _. 2li;iJ~j, ~I ...~/-:-; I ih!'Ii ;. t' " l .f: ., '<\ ' :' -~.t N"--.-."""""., "" ­
II ' I 1.l'O<.~ - -=---- 7$' - ! ,r-;-i~/r.' I I! ·:'idl j I....:;-""-~~- II ____ _

\' ,I ~t~· ~ _..---==-::.==-==-..__-.--¢V-- ~- VI I i,·, :·',.' _,. un'fl,' /' i 

\J k ,-~~==-~ : I!-nn--;~J. I!II II 'llJ~ /~'/ 'f-l/:/. /;' :/: ," :';' . n~uot(~-. '1f ·
 
{f~li:---- ~III r' , ' I ' ." ' I " J 0'\ ·!i! , "- 7t~~~~ ' .: i/ 

1_-­

· · I 'G ' \ 1 r1 (£ I I " #. ,,', '1 'lJ~ II I I I ~' L\' , ::." rl l ' i1' r1 ' II U'- \lR'l! j 1-4 I / ,'t.:...." " /' ; . I .~ ':I 1 _ S_. j r "lf I I • \L I · I ~ 1-! . I " ' I : -, ,.- - ---- 'I I I I I I f: 'II I !' --ij""-..m , "-- ..... ,,1~ --, , - ,-,-;.-. - 1- t .4-' - r:- - - ,,'- - - - ,--'~r.---i ' f " 11 ! 'I : I, , ";--.....­I ( 

"1 ;j 1·, fJ! ' ..-v-- ....;IT" Y.. ~ ' -' !1,"-l-· ,_'!L'~~ - -- . ;--4:7 "-~~ .' I " .---,/n~,- ~~~ ~ lJ _ -r-,.f, " ,, - , L-- j tL.J.....,...L- ~ JI,D " r"J,,";" +--....r:;,.... ., .,TE PlAN CENERALNOTES 

Jk 1.11 ' .i.. : : ~- I ,."., .a.," - - . I~ ,': / I I I :~-:='G~.wrtnlll ....... 1IIt ~tr:
~ ~ . =.' t .' __ ! '_ .~~, - , I . I . 'i ' V, ..:;::; ,~;';': " ~:i.,"::l:... ~n - ~'_D , \ " f"' ,r . - , ..~~-,~, - , I 1- ',' /,1/1 "'"" ' "_ .._K"",._ ."-"_
\' /' ';"":--r:i' I ce;;-;;;::::z , GE=;:;''''' I I / i i I~ ' .:-;::,wEi~~.:i=,~~;::'·~·:::'I ."I 

II 
'\r-: +k'I~1;1 

I 
i ,."TORY ! ! I \CE ' -STOR'( i 1;>"'1 " I / I 'i ,' j ' ~::-=;'::"'-:"'-'~'J:':::':-:;-> LI

I, ' ,'! LOT 3 1~ II : I I-.' !: ~. . -
{ 1. 1 " I I .~ L!- J1lol l: /1 I /:Ir/ : PRELIMINARY SITE PLAN AND CONCEPT PLAN 

! " ..,: :,,,1 \... J rr-"" l r;-C7 . , =i i , 'T---' fl I, ~J, !/ / / : , 1, I,ii' ACRES OF SUNSHINE ADDITION .1 II I' ,'4::i!!J/ "_"-'-'--J '_.c_ L,l_"",,.-~- .-..,..f.-/ ---n- ..... - \;'m - ..,..,"\-'-" )' i ' /, : . ··', ' , ,' ' ~ ~li'l7'I';:"" I I. I L • II, I , -' //,: '- .f!., I'!.i LOTS 2 &3, BLOCK A 

: 
I ,I ' ! ' 

~L /'~\'\;-'-rr;- - - Il-- - - n- '-'~ n.~I"-1 Hr.·-- - - - ~" \- ~ r ..... , " l / ',,: .,: :I BEING Il.Bft2 ACHES '\ I "'" '- '-w_ "'-..... L.!............ ~ i LJ l:-- .. .~ t I /' I . , ;. 

SfTUATEO IN THE~ ;~C~~== ---- - ~-' 'i: ~ .11 

j 

HENRY B. MILLER. SURVEY, ABSTRACT NO. 614 

CITY OF PlANO, COLLIN COUNTY. TEXAS
li~ ' / \_ ~~~..;-;-;...--- -----tIIIJIHI.-----_•._. 

o....:re . t«;I\IFMIIEft I . :!O101 (~ .. / / ' - I "77 .. - - • " : : : 

t. . \ , / ,. J. I -~ r .,.. 1 111 

~ 
....I ......,... . . I.':t",,.,.. t I" , . , I, , I I w:."( ~ ..«,iQ,.·... , t "" "' flVl. ._ 

.... I .....OII·~ _,......... ,_ ' .~ ...,.....,~ ... .....
. ;_ _ ""'_~ ... '-"I~ :;: ~oe::.~ .~,,'Mr I · . l " 1' ' 

I 
• . 

: 

I, _ .. ......... _I'tIO..... H~ JI_ 1 
 [~~;:;:c~""'-a:UI l :t l.c;.u.,.. " ' . j I ' I I t~~;-~
_ ~~t 'o"\1Il 1OClo'.. ",, ;" .~ b'­

,gil 
- t ~ 

c: ! ~ 
l5' 

i­ I 
~~ 

~H 
111¥i 

hll 
~IH 

z o 
E ,.
Q < 

~~; 5 
~ ;J~~~.
Z g>:\~ 
~ i=~e:§
i3i ~!i 08 
z ~~i:l:: 
~ :s~D::l 
'" <!o 8
t.L, c~ 
o ~ 
tIl '" o « 
z 
«z 
0::5
Wo... 
Cf-­
(1)0...
>-W 
a: U 
«z
zO 
~U 
-0
-lZ 
~« 
0... 

!1:1!1!li 
Ii II! 

!-IIerT 

1, 
: 

~

1 

, 
: 

I

" 
,II 

'

'

I 
,. 

I ,
!/ I (1/1 

"' '" 



,
-
'

. 
, 

-
-
"
'
_
~
-
"

I 
IIl<

.o
P

n
L

rv
n

w
lI 

.
.

! .....
'
l
.
V
l
I
Q
~
-
"
*
"
'
4
_
'
 

_
~

.. 
II 

" 
\

'-'c.. 
\ \ 

\ ~
 \ 

; --
-:.­

\ 
\ , , 

, 
_
 ~\_\/

J
 

\ 
\ 

) 
~ \,, \ \ 

~ ~ 

svx::u. '.liN
llC

O
 N

m
O

:> 
O

N
V

Id
 d

O
 ,u

t;) 
A

V
M

)fI:.V
d

 I'G
.\V

H
C

l:IIIM
. ,:IO

 H
U

fO
N

 
A

V
M

.1'1O
J. H

IJiO
N

 S
V

T
1\'Q

 

N
O

llIa
a
Y

 aN
IH

S
N

I1S
 .:10 'irn

JV
 

~ ~ 

I H
· 

V
 

~
n
 ~ ~ 

! 
. 

~ i " I
~ 

~ 
~ 

to 
3 

.,; 
~ 

~ 
~
 

O
®

 0
o

e
 ·O

 

1181H
X

3 3
d

V
JS

O
I'JV

l 



CITY OF PLANO 


PLANNING &ZONING COMMISSION 


November 1 2010 


Agenda Item No.8 

Discussion & Direction: Undeveloped Land Study 

Applicant: City of 

DESCRIPTION: 

Discussion and direction regarding Land Use element, Economic Development 
element, and Rezoning to Meet Demand policy recommendations from the 
Comprehensive Plan for the use of remaining undeveloped land in Plano. 

REMARKS: 

Analysis of Policy Recommendations and Policy Statements 
Planning & Zoning Commission began discussion of policies concerning 

undeveloped land the October 2010, work session. Staff presented a summary of 
each policy, date of adoption, intent, along with the relevance for current issues and 
future development. 

discussion for the November 15 meeting will focus on the Rezoning Land to Meet 
Demand policy statement, and policy recommendations regarding undeveloped land 
found in Land Use and Economic Development element of 
Comprehensive Plan. Analysis of the policy and recommendations, the 
application of the policies, and the of policy recommendation is 
included within this staff report. Additionally, Sally Bane, Director of the Plano 
Economic Development Board, will provide commentary on the importance 
undeveloped land within the city. 

Staff is seeking direction from the Commission ing the appropriateness of 
policies for present and future land use decisions, and areas city where the 
policies should apply. The feedback received from the Commission will be shared with 
the City Council in early 2011 to determine how of the policies should revised 
(if to guide the redevelopment and development of undeveloped land in 
Plano as part of the Comprehensive Plan update process. 



Analysis 
The Economic Development element and the Land Use element policy 
recommendations are intertwined. Decisions made regarding allowing certain type of 
land uses within certain areas of the city affect where future economic development 
opportunities can happen. Both elements were in early 2008, and include 
policy recommendations that the city should an adequate supply undeveloped 
non-residential land for future economic development opportunities. policy 
discourages rezoning properties for uses in prime economic development 
areas of the city and accommodating development opportunities. The intent 
of both policies is to ensure land expressway corridors and in the 
major employment centers is developed accordance with the Future Land Use Plan 
recommendations and supporting and to take advantage of future 
nonresidential development opportunities which would increase the tax base and 
provide employment opportunities for Plano residents. 

Geography impacted by policy recommendation 
policy recommendations refer to land located within the expressway corridors 

defined as: 

II Dallas North Tollway; 
II President George Bush Turnpike; 
II Sam Rayburn Tollway; and 
II U Highway 

The policy recommendations are also applicable to Plano's major employment centers 
such as the Legacy Business Park and the Research Technology Crossroads. 

Appropriateness of Policy 
Staff believes the policy recommendations are still appropriate in 2010 since a 
significant portion Plano's undeveloped land is primarily located within the 
expressway corridors and the major employment Interest to rezone land to 
allow for residential uses within the expressway corridors and major employment areas 
began to surface in and continues today. The first area was the land at 
the northwest corner Spring Parkway and Tennyson Parkway within the 
Legacy Park. Plans were approved for the development of 139 single-family 
homes. Almost 70 acres of land in the Technology was rezoned 
during the summer of 2010 for residential development. demand to rezone land for 
more housing within prime economic development areas could pick up again when the 
economy improves. Many members of the development community think the next wave 
of new development will be in the form of multifamily projects. 

It is important for the city to retain an adequate supply of undeveloped nonresidential 
land for future economic development opportunities. Therefore, rezoning properties 
within the economic development areas is generally not recommended and 
should not be rezoned to accommodate immediate development opportunities. Having 
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undeveloped land within the city is an asset for Plano as it allows the city to attract 
businesses which can bring additional residents as well as property values 
and revenues for the city. 

However, given extensive amount of retail commercial zoning within 
corridors, there may unique opportunities in the future to rezone some of these 

to allow for residential uses. Scrutiny should be given towards how the 
area will integrated with surrounding community. Comrnission 

needs determine if there are areas within expressway corridors where it would be 
appropriate to allow residential uses in certain areas, and if yes, in what form of 
residential development (Le. mixed-use, multifamily, single-family neighborhoods, ). 
The Commission may determine that given the undeveloped land's proximity to the 
expressways, combined with the need and importance of having land available for 
future economic opportunities, that residential uses are not appropriate within the 
expressway corridors and major employment centers 

Analysis 
Rezoning to Meet Demand Policy Statement was approved in 

a time when the city began the process changing the direction of the 
Plan. For many years, the plan provided guidance on how to build a city. By 2004, 
undeveloped land comprised only 25% of Plano's land area and the focus of the plan 
shifted to impact of a city transitioning from high growth to full development. 
were concerns there may be too much land for retail, and industrial uses. 
However, the policy stated that changing the zoning to allow residential while 
that may reflect the immediate market, may not always appropriate and presented 
criteria to making and taking action. The included 
consideration of the connection of the rezoned land to other residential creation 
of residential projects separated from existing neighborhoods, schools, provision of 
municipal protection from environmental nuisances such as noise, fumes, and 
glare, as well as preservation of land within the expressway corridors and major 
employment for future economic development. 

Geography impacted by policy statement 
The policy statement applies to all areas of Plano. 

Appropriateness of Policy 
This still a major consideration today; however, much changed the 
policy was written in 2004. Only 8.4% of city remains as usable undeveloped land, 

86% of undeveloped land is zoned for nonresidential uses. Given the limited 
land zoned for residential use, anticipates that the city will continue to see requests 
from developers to rezone land for residential uses given quality of infrastructu 
municipal services, schools, and employment opportunities that the city as a whole 
provides. 
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analysis provided within this report ing the Land Use element 
Development element policy recommendations and the issues associated with them are 
significantly to this policy statement. The land will receive the 
most pressure to be rezoned for other uses exists within the corridors and 
major employment centers due to greenfield nature location within the Dallas­
Fort Worth region. Additionally, other available land elsewhere in Plano may have 
difficult development due to limited visibility, lack of utility infrastructure, 
difficult access, drainage implications, parcel size, fragmented ownership, or 
incompatible neighboring land uses. 

With the recovering economy the decreased development activity over the past 
years, this policy will become more significant as developers and property owners look 
for development opportunities within The will need to carefully 
consider the development requests that deviate from the Future Land Use Plan 
recommendations. Plano has benefitted from having a healthy economic base due 
to non-residential development, and this has allowed to provide quality 
infrastructure facilities 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 corridors be retained for future non-residential development. This will 
help maintain or increase Plano's property tax and lessen financial burden on 
the city's residents for maintaining quality infrastructure, municipal facilities and 

the Commission evaluates this policy, as well as the policy recommendations from 
the Land Use the Economic Development elements, consideration needs to 
given to the following: 

1. 	 Should the city allow additional multifamily development? If 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 
settings? 

Where should the city reserve land for regional retail development, corporate 
headquarters and employment-generating uses? 

Should some areas, such as Legacy or in the major corridors, be off-limits for 
additional residential development? 

4. Should the city 
schools, parks 
development? 

and 
to promote 

amenities for a
neighborhoods with access to 

dditional traditional single-family 

from the policy recommendations from the Development and Land Use 
elements of the Comprehensive are attached to this report along with 
Rezoning to meet Demand Policy Statement. If the Commission desires to the full 
text of element, you can access the information 

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

Recommended that Planning & Zoning Commission provide with 
appropriateness of each policy recommendation, any amendments to the 

recommendations, and areas of the city these policies should apply. 
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disadvantage when competing with cities 
that are not members of transit 
organizations. 

However, another Texas local government 
statute, Chapter 380 from the Texas Local 
Government Code, allows for cities to use 
money for economic development from 
other funding sources. The City passed a 
small property tax increase in 2006 that 
provides an incentive fund for economic 
development. The fund has greatly 
increased the PEDB's competitiveness for 
recruitment and retention projects. 

Although Chapter 380 provides cities an 
alternative incentive option, sales taxes 
would be a more effective funding source 
as property taxes are an additional business 
cost. So far, efforts to amend state law to 
give member cities of regional transit 
authorities the opportunity to apply sales 
taxes to economic development activities 
have been unsuccessful. Plano and other 
cities belonging to transit authorities should 
continue pursuing legislative changes in 
this regard. 

As Plano matures, Business Retention and 
Expansion (BRE) will become increasingly 
important. Building relationships with 
executives and brokers helps PEDB identify 
companies that are expanding in Plano or 
are likely to relocate. PEDB also operates 
programs that facilitate interaction between 
business leaders and public officials. 

PEDB devotes considerable attention to 
recruiting businesses to Plano's Research/ 
Technology Center district (RT) and 
surrounding industrial areas, stimulating 
redevelopment of aging retail centers and 
marketing to technology companies. PEDB 
networks with the broker community to 
communicate the assets of the area and to 

recruit prospective companies. It is also 
active in trade shows targeting existing 
technologies such as electronics and 
semiconductor as well as emerging 
technologies such as nanotechnology. The 
PEDB also works closely with SMU's 
Guildhall to build a digital media industry 
cluster in Plano. 

As neighboring cities grow and develop new 
shopping centers, retail has become a 
focus. The PEDB is active in the 
International Council of Shopping Centers 
(ICSC), attends retail trade shows and 
works with property owners to protect 
Plano's retail base. ThePEDB continues 
to support retailers and local businesses to 
help find suitable redevelopment 
opportunities for under performing and 
vacant retail centers. Plano also has a retail 
incentive program which uses Tax 
Increment Financing (TIF) zones for 
downtown and the Shops at Willow 
Bend. City Council also can approve the 
use of Chapter 380 funds to provide 
infrastructure for major projects . 

Land Use and Economic 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 
subcllapter, 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 

, I nl Ele I n Undat.;d February 20 
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nonresidential uses may be appropriate for 
housing and should be considered for 
residential development. 

.. ~ 

Figure 5 - Vacant land along George Bush Turnpike 
corridor 

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. 

Figure 6 - Fillmore Pub in Downtown Plano 

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 the 
other uses in the development. In some 

_ I Ie • E 
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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 area, 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 Infi" 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 requests 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 under performing 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. 

Objectives for Theme 1/ - City of 
Organized Development 

Objective B.1 Ensure remaining 
undeveloped land is used to support 
the long-term economic viability of the 
community, including the preservation 
of major corridors and business parks 
for economic development. 

• 	 Objective B.2 Retain and support 
Piano's businesses. 

Objective B.3 Attract new businesses 
that promote job growth and contribute 
to the city's tax base. 

• c: 
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Plano's population is also aging; the 
population over age 65 was approximately 
16,000 at the time of the 2005 American 
Community Survey (ACS) census and is 
expected to more than double by 2020 (to 
a projected 40,000 residents) . This will 
have a impact on Plano's housing 
requirements and land use demands. 
Currently Plano's Zoning Ordinance 
provides for a range of senior housing 
options in several district categories. It also 
includes reduced requirements for parking, 
dwelling size, and similar accommodations 
based on the actual needs of senior 
residents. The City should also encourage 
the development of senior housing in urban 
centers which can provide a variety of 
services within walking distance. 

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 
ResearchlTechnology Crossroads area). 
There are about 125,000 jobs in Plano and 
recent employment data indicates that 
nu mber 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 (S.H. 121. U.S. 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. 

Figure 5 - Undeveloped land along Dallas North 
Tollway 

Two other major areas (Legacy and 
ResearchlTechnology Crossroads) in 
northwest in southeast Plano combine with 
the four regional development corridors to 

( 12 I Land Use Element (Updated January 2008) 
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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. 

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 

Land Use Element (Updated January 2008) 11 3 
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Figure 6 - Legacy Town Center North 

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 success of urban centers in 
Downtown Plano and the Legacy Town 
Center has 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 

o I Land Use Element (Updated January 2008) 

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. 

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. 
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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 

Figure 7 - Presbyterian Hospital of Plano 

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. 

Changing Technologv 

Technological advances have greatly 
impacted the design and development of 
cities over the decades. The most obvious 
example is the automobile, which has 
affected both the overall development of 
cities and the design of individual site plans 
and subdivision plats. Other technological 
advances have been more subtle. 

Today, advances in telecommunications 
and information technology are reinventing 
the way we live, work, and play, making it 
possible for more Americans to work, shop, 
and even socialize at home. This in turn 
impacts the form of our cities and service 
needs. For example, the ability to 
telecommute allows residents to reduce 
trips to and from work and in turn, helps 
reduce traffic congestion and air pollution. 
These technological advances have 
facilitated an increased number of 
home-based businesses. 

Home-based businesses could greatly 
benefit the viability of Plano's 
neighborhoods by increasing the "daytime 
population" and, in effect, helping deter 
crime. Plano should work to ensure that its 
codes and ordinances accommodate 
home-based businesses, without 
compromising the character and integrity 
of its neighborhoods. (The Technology 
Element of the Comprehensive Plan 
contains a more detailed description of this 
issue). 

Objectjves for Theme /1/ - Citv in 
Transition 

• 	 Objective C.1 Ensure continued vitality 
of eXisting residential neighborhoods 
throughout the City. 
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Description 

This policy paper provides guidance when consid­
ering requests to rezone properties. It addresses the 
following objectives as stated in the Land Use 
Element ofthe Comprehensive Plan: 

• 	 Objective AA Provide for an economic 
base that generates jobs for current and 
future residents and revenue sources for 
public facilities, infrastructure, and ser­
vices. 

• 	 Objective B.3 Provide for a balanced and 
efficient arrangement of Plano's land 
resources that accommodates residency, 
employment, shopping, entertainment, and 
recreation. 

.~ 	 Objective B.4 Ensure land use compatibil­
ity by grouping complimentary land use 
activities and creating transitions between 
conflicting activities. 

This topic is particularly significant because of the 
ongoing imbalance between residential- and non­
residential-zoned land in Plano. More land is zoned 
for retail, office, and industrial uses than is likely to 
develop. When zoned land exceeds demand, zoning 
imbalances occur and ' some owners of non­
residential property may seek rezoning for residen­
tial uses. As Plano matures and property owners 
recognize this imbalance, the likelihood ofrezoning 
requests increases. "Down-zoning" property from 
non-residential categories to residential categories 
is not always appropriate and criteria are needed to 
guide this process. 

Background 

Major factors leading to this zomng imbalance 
include: 
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Major Corridors 

Major expressways and other heavily traveled 

regional thoroughfares often present opportunities 
for a variety of non-residential uses due to their 
regional accessibility and prominence. Plano 
currently has four such corridors Central 
Expressway (U.S. 75), Preston Road (S.H. 289), the 

Dallas North Tollway, and President George Bush 
TW11pike (S.H. 190). S.H. 121 is also planned to 
become a regional expressway and its zoning 

reflects that condition. These major cOITidors are 

typically zoned for retail, restaurant, entertainment, 

and office uses. Office developments can often 

achieve major heights depending on height/setback 

ratios as measured from nearby residential districts. 
These major corridors contribute significantly to 
Plano's economy. They also buffer residential areas 
from noisy traffic. On the other hand, the existence 

of these cOITidors can saturate the market with non­

residential properties. This reduces the likelihood 
of development for many of the non-residential 

properties away from major corridors. 

Major Intersections 

Plano's grid system of major thoroughfares pro­

vides for effective and efficient traffic circulation. It 

creates more than 50 major intersections at approxi­
mately one-mile intervals. Up until the mid-1980's, 
it was common to zone as many as four comers at 
each intersection for future shopping centers. 
Although these intersections seem to provide 
"perfect" locations for retail uses, market saturation 
has led to undeveloped sites, partially developed 

sites, and vacant or underused retail buildings. It is 
often difficult to develop traditional single-family 

subdivisions on these sites because of their size and 
shape limitations and the inability to incorporate 

these developments into established residential 

neighborhoods. 

Disjointed Development Patterns 

Disjointed development patterns often result when 

retail or office tracts are partially developed and the 
market will not support completion of original 
plans. This process often leaves pockets ofland that 
are inappropriate for typical residential develop­
ment. 

6""'"
The above noted issues must be given serious 

consideration, but they should not preclude efforts 
to place residential development in areas previoLlsly 
reserved for non-residential uses. Plano's reputation 

as an economic center and its accessibility will 
continue to make the city a desirable place to live. 

As a result, there may be a greater demand for 
residential development, while the supply of 

residentially-zoned property decreases. It is also 
likely that greater densities will need to be achieved 

to make the conversion of properties from residen­

tial to non-residential zoning categories economi­

cally feasible. Otherwise, property owners will 

continue to hold these properties until a non­

residential opportunity occurs. Often , this will 

mean the newer development will attract tenants 

away from an existing development and tbreaten its 

viability. This process, known as "cannibalization," 
simply moves businesses around without improv­
ing the local economy. 

As land supply diminishes, properties once consid­
ered undesirable will be gi ven greater consideration 
for new development. TIlese properties may require 

rezoning or amendments to existing zoning catego­
ries to acconunodate changing market conditions. 

The City of Plano will need to make difficult 

decisions regarding the long term use of these "left­

over" tracts. Without careful consideration mal1Y of 
these properties may remain undeveloped and will 
be a constant source of apprehension for nearby 
homeowners, developers, and the city. 
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Policy Statements 

Below is a policy statement with a series of criteria 
to guide consideration of requests to rezone proper­
ties or amend the use charts of the Zoning 
Ordinance in regard to underperforming retail 
properties. 

Evaluate requests for text amendments or for 
rezoning non-residential properties for residential 
uses based on the following: 

1. 	 A property must be physically appropri­
ate (in terms of size, dimensions and 
shape) for residential use; 

2. 	 The area to be rezoned is an extension of 
a residential neighborhood and is not 
separated from the neighborhood by a 
thoroughfare ofType "C" or larger; 

3. 	 The area is not affected by adverse 

environmental conditions such as noise, 

light fumes, or related nuisances; 

4. 	 The proposed rezoning or text amend­
ment conforms to the objectives and 
strategies ofthe Land Use and Housing 
Elements ofthe Comprehensive Plan; 

5. 	 The rezoning would not result in a 
shortage ofland required for neighbor­
hood retail or service uses; 

6. 	 The rezoning or text amendments would 
not jeopardize the land areas consid­
ered prime for future economic expan­
sion; 

7. 	 The rezoning or text amendments would 
not result in residual tracts that are 
inconsistent with the Comprehensive 
Plan; 

8. 	 The resulting conversion to residential 
use would provide for an appropriate 
transition between residential and nO/1­
residential uses; and 

9. 	 The rezoning or text amendment is 
clearly consistent with the intent of 
reducing the overall impact of zoning 
imbalance on the city's Land Use 
System. 

10. 	Consider the impact that the proposed 
rezoning would have on existing public 
service facilities (.<;chools, paries, streets, 
etc.). 
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ITY PLANO 

PLANNING & ZONING COMMISSION 

November 1 2010 

Agenda Item No.9 

Discussion & Direction: ResearchfTechnology 

Applicant: City of Plano 

DESCRIPTION: 

Request for discussion and direction regarding proposed changes to the 
ResearchfTechnology Center zoning district including: appropriate boundaries for the 
district, consideration of uses and zoning regulations for properties remaining within the 
district, and consideration of uses and zoning regulations for any properties being 
considered removal from the district. Tabled 11/01/10. 

REMARKS: 

was tabled by the Planning & Commission its meeting on November 
0, and to be removed from the table. 

A work session was held on November 1, 2010, to allow for input from property owners 
in the ResearchfTechnology (RT) district the Commission's 
preliminary recommendation designate a portion of the district Bradshaw 
Road as appropriate for residential development. At that meeting, the Commission 
determined that the area of Plano Parkway and south of 14th Street should remain 
part of the district and retain the existing zoning. 

The Commission also area south of 14th Street, west of Plano Parkway, 
of Bradshaw Drive. The main considerations discussed were allowing residential 

uses in addition to the existing zoning, or removing area from the 
district and rezoning to allow residential IJses, recognizing that some of the smaller 
properties may need to retain nonresidential zoning. These potential changes are 
reflected on the attached map. The Commission wanted to receive additional 
comments from property those in affected areas, prior to 
making a recommendation to City Council. Accordingly, this item has scheduled 
for additional discussion the Commission's November 1 2010, meeting and staff 

again invited property owners to the meeting. 



In addition to the areas mentioned above, staff has received emails (attached) from 
property owners and their representatives regarding properties in the area north of the 
railroad tracks, of Shiloh Road and of Los Rios Boulevard. This area 

identified by Economic Development as distinct from the rest of the district. 
Staff is therefore seeking additional direction from the Commission regarding this area 
in accordance with the City Council's request the development of a new plan for the 
RT district. 

Finally, and Commission members noted in the course of prior discussions, 
that properties developed under the Light Industrial-1 zoning regulations can 
be hard to redevelop under RT standards. Section 7(c) of the RT district regulations 
provides an exemption from the RT standards for some uses developed prior to the 
initial zoning of RT: 

"Existing office-showroom/warehouse and/or storage or wholesale warehouse 
developments and properties with a valid preliminary site plan or site plan for 
said approved prior to the initial zoning of property as RT, are exempt from 
the requirements for maximum building percentage of space 
devoted to warehousing." 

If the Commission determines this is a concern, properties could be 
considered for removal from district as well. Alternately, Commission could 
consider retaining the in the district amending the regulations to 
address any concerns related to redevelopment of these properties. 

of the packet materials provided for the November 1, 2010, meeting are 
attached for your as are some additional maps of the areas under discussion. 

Once the recommendation regarding boundaries been formulated, staff is 
requesting additional guidance on the method of implementation. 

methods implementation include: 

1. 	 The Commission and City Council could consider an interim amendment to 
Comprehensive Plan designating the area as appropriate for residential 
development and allow property owners to zoning. However, Future 
Land Use Map does not differentiate between types of residential development; it 
just an area is generally residential. The main downside to this 
approach is that it could result in scattered residential development under the 
existing RT approach may make it harder to a land 
use pattern that supports the livable neighborhood concept. 

Another option is a city-initiated zoning case to work with property owners 
determine appropriate residential for the area. would 

more specific zoning recommendations and would allow the 
Commission to consider the zoning of the entire area at one time. would 
support efforts to a cohesive neighborhood. downside is 
depending on developer interest, it may future adjustments to the zoning. 
This is method staff recommends. 
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Public Response 
Staff mailed a letter all RT property owners inviting them to attend the Commission's 
meetings on November 1 st and 15th to provide them an opportunity to comment on 
proposed changes being considered to 
interested in receiving public comment. 

the district should the Commission 

Future Discussion 
During the course discussion 
related to the existing zoning 
Upon conclusion of evaluation of 
districts and staff will then begin 
potential to the RT district regulations. 

' ...."'-" ....{l zoning 
regarding 

RECOMMENDATION: 

Recommended that the Planning & Zoning Commission provide direction regarding the 
boundaries for the ResearchlTechnology area, the appropriate uses and zoning 
districts for the properties for removal or retention within the 
ResearchlTechnology Center district, and how recommended should 
implemented the area. The Commission's recommendation will the 
City Council for review before and actions are initiated. 
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Thank you for the letter of 1 

From: Reed Van Valin [ 1] 
Sent: Monday, November 08, 2010 10:40 AM 

Perry 
Subject: : RT Zoning Considerations 

Kate, 

detailing the upcoming meeting discussion of the 'East of Bradshaw' but also 
the upcoming analysis of the 'core' RT boundaries and policies and regulations to both 'core' 

RT and non-core land use in SE Plano, I wanted to reiterate our concerns as outlined below, that in any subsequent 
discussions of 'Core' RT boundaries, that the area west of Los Rios Boulevard and north of the RR tracks to 544 remains 
within the 'core' area of the RT district. It does not appear that this will be a part of the November 15 discussion, 
but would very much notification for any upcoming during which the of the 'core' RT 
boundaries may become a topic for discussion, 

Thank you, 
Reed 

Kate Perry 

From: 

Sent: 

Van Valin [, 
October 20103::>1 1"'1', 


To: Kate Perry 

Subject: RT Zoning Considerations 


Ms. Perry, 

On behalf of Geomap Company, I wish to thank you for the notice of the upcoming Commission 
November 1. While the of the zoning east of Bradshaw Road from RT to residential is of which 
we feel the need to be aware, our primary concern at this stalil,e is that in all considerations of what area constitutes the 
'core' of the the area the RR tracks and 544 (14 St), situated west of Los Rios Boulevard, continues to 
remain within the 'core'. We would appreciate additional updates on anything that relates to any potential changes to the 
RT district, both with to this specific item and to anything relating to any other future proposals, Thank you. 

Reed Van Valin 
VP 
Geomap Company 

Phone: 972-57t1-u::1I I 

Fax: 972-424-5533 



Kate Perry 

From: James Hankins L­ -­
Sent: Thursday, November 11,2010 8:24 AM 
To: Kate Perry 
Subject: RT zoning district 

Kate thank you for your letter dated 11/05/2010. As owners of the 23+ acres at the SWC of FM 544 and Los Rios please 
allow me to offer comments. 
Since such time that the city changed the zoning from Retail to RT, with the exception of selling a pad site to the bank 
we have had very little opportunity to sell or develop the remaining land . Interested users once they find out the zon ing, 
don' t want to go to the trouble, expense or the time to change the zoning. They are aware of the hard line stance the 
city has taken in the past to protect the RT zoning in place. We have had interest from retail users, auto repair, MF 
residential, and health care/senior living type users. In looking at the zoning map I believe the city would be better 
served if they change the RT zoning on all the land North of the rail road tracks. 

ASG Real Estate Company 
James E. Hankins,CCIM 
Senior Vice President,Development 
2408 E Trinity Mills Rd ,Suite 100 
Carrollton, Texas,75006 
o.214-390-1900x123 
f.214-390-1919 
c.214-549-1122 

1 
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CITY OF PLANO 


PLANNING ZONING COMMI ON 


November 1, 2010 


Agenda Item No.1 0 

Discussion & Direction: Researchffechnology District 

Applicant: City of Plano 

DESCRIPTION: 

Request for and direction regarding the appropriate boundaries of the 
Researchffechnology Center zoning district. 

REMARKS: 

on changing conditions in southeastern region of the city, the City Council 
has requested a of the existing Researchffechnology Center district (RT) and 
directed staff to develop a new plan for this area. 

Preliminary discussions on this topic were held at the October 2010, Planning & 
Zoning Commission meeting. At that time, the Commission was asked to the 
RT district boundaries and to determine what the limits of the "core" RT area should 
At that meeting, the Commission preliminarily identified the area Bradshaw Road 
be removed from the RT potentially for residential development. 

area is currently Planned Development-202-Researchffechnology 
(PD-202-RT); it RT as a base zoning but the also allows a variety 
commercial uses including mini-warehouse/public storage, dance/gymnastics studio, 
kennel (indoor pens)/commercial pet sitting, and clinic. A copy of the 

is this area is being considered for removal from the 
wholly or mostly in residential use, it is important to create an area that 

and livable neighborhoods for future residents. 

Staff is requesting that provide additional guidance on the types 
residential uses that the Commission deems appropriate for this area. Both recent 
zoning cases in this area have been a change to single-family development. Staff is 
requesting guidance regarding additional types of single-family development the 
Commission deems appropriate. We are interested in learning whether the 



Commission would like to explore multifamily development and retirement housing uses 
as an option for area of the City. Some additional items consideration are 
provided below. 

Residential Land Use Classification on the Future Land Use Plan 
The "residential" land use a broad range of housing 

and includes both single-family attached and detached, as well as 
multifamily. For reference, the Zoning Ordinance includes following 
residential districts: 

Attached 

Retirement housing options living facility, household care institution, 
independent living facility, and long-term care facility) are classified 

are allowed by right or SUP in of the commercial districts. 

Housing Density Policy Statement 
Several of the policies in the Housing Policy 
(attached) impact the addition of multifamily development in this area. The policy 
recommends a minimum separation distance of 1,500 multifamily 
developments and a maximum of 500 units within proximity of 

other. Applying rule, the of a multifamily development on the 
north side of 14th Street at , precludes garden-style multifamily 

policyfrom all but the portion of the RT property 
multifamily developments of three or more 

stories from areas by a Type 0 thoroughfare (four lanes, divided) or 
or other significant physical " 14th and the railroad may 

provide separation. Together, irements largely eliminate the 
possibility of garden-style apartments. they do not apply u 
centers and multifamily housing developments for the elderly. 

Site Constraints 
of the properties in subject area are too small to developed as 

residential neighborhoods unless were to consolidated into tracts. 
It may be to retain commercial zoning for some of the so as 
to allow owners of these small reasonable use of their land. 

AGENDA ITEM NO. 10 (11101110) PAGE 2 OF 3 



Commission now consider the preferred method of 
main options are: 

1. 	 The Commission and City Council could consider an interim amendment to the 
Comprehensive Plan designating the area as for residential 
development and allow property owners to request zoning. However, the Future 
Land Use Map does not differentiate between types of residential development; it 
just an area is generally residential. main downside to 
approach is that it could result in scattered residential development under the 
existing zoning. approach may it harder to a cohesive land 
IJse supports the livable neighborhood concept. 

2. 	 Another option is a city-initiated zoning case to work with property owners to 
determine appropriate residential classifications the area. This would 
facilitate more specific would allow the 
Commission to consider the zoning area at one time. would 
support to a cohesive neighborhood. The downside to this is that 
depending on developer interest it may require future adjustments to 

Public Response 

Staff mailed a letter all RT property owners inviting them to attend the Commission's 
on November 1. and to provide them an opportunity to comment on the 

proposed changes being considered to district should Commission be 
interested in public comment 

RECOMMENDATION: 

Recommended that the ning & Zoning Commission provide direction regarding the 
boundaries appropriate uses for the areas of shaw Road within the 
ResearchfT echnology Center zoning district how they recommend implementing 
changes. 
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Disclaimer - Uses listed by zoning dish-ict are provided as a convenience but should not be relied 
upon as the most Cltl"Tent and accurate source o.f information. Please contact the City o.f Plano 
Planning DepartTllcnt to verify a specific usc. 

RT - Research Technology Center Permitted Uses 

Accessory Building or Use 

Construction Yard (Temporary) 

Field Office 

Automobile Leasing/Renting 

Automobile Parking Lot/Garage 

Concrete/Asphalt Batching Plant (Temporary) 

Manufacturing - Heavy-intensity 

Manufacturing - Light-intensity P 

Manufacturing - Moderate-intensity P I 
~---------------------------------------------------~-------

. .. . . 

Cemetery/Mausoleum I 
Chric Center I P I 
College/University 

I 
P Ir-­

JCommunity Center P 

Farm, Ranch, Garden, or Orchard P 
I 

I--
Fire Station/Public Safety Building j P J 
Fraternal Organization, Lodge, or Civic Club I 30~I 

IGolf Course/Country Club (Private) P I 

City of Plano, Texas Page 1 of 4 

P = Permitted Use; S =Specific Use Permit Required; R = Refer to Residential Adjacency Standards of the Zoning 
Ordinance; 30 = Pennitted as an accessory use; 31 = Permitted as an accessory use to motel/hotel or residence hotel; 
33 = Fuel dispensing and/or car washing facilities associated with this use may be prohibited when in proximity to 
residential districts. See Residential Adjacency Standards of the Zoning Ordinance; 35 =Subject to temporary permit 
and removal at completion of project; 36 = Concrete Plant: Issuance of temporary permit by City Engineer and 
removal as directed; Asphalt Plant: Issuance of temporary permit by resolution of City Council 

Z:DEE\NonresidentiaIPermittedUses 08/10 



RT - Research Technology Center Permitted Uses 

Helistop S 

Hospital P 

Park/Playground P 

Post Office P 

Private Recreation Facility P 

Recreation Center P 

Religious Facility P 

I School- Primary or Secondary (Private) P 

School- Primary or Secondary (Public or Parochial) P 

Trade/Commercial School P 

Medical Office P 

Office Center P 

Office - ProfessionaljGeneral Administrative P 

Research and Development Center P 

Florist Shop 

R, *, 33 

* 

Retail/Service (Incidental) P 

City of Plano, Texas Page 2 Of4 

P = Permitted Use; S = Specific Use Permit Required; R::: Refer to Residential Adjacency Standards of the Zoning 
Ordinance; • == Uses allowed when their combined area does not exceed ten percent of the gross floor area of a 
development; see Subsection 2.825. Regional Employment district or Subsection 2.826, Researchrrechnology Center 
district of the Zoning Ordinance; ; 33 ::: Fuel dispensing and/or car washing facilities associated with this use may be 
prohibited when in proximity to residential districts. See Residential Adjacency Standards of the Zoning Ordinance 

Z:DEE\Nonresiden tialPerm ittedUses 08/10 



RT - Research Technology Center Permitted Uses 

Bank, Savings and Loan, or Credit Union 

Body Piercing 

Business Service 

Cleaning - Small Plant/Shop .. 
Day Care Center P 

Day Care Center (Accessory) P 

Health/Fitness Center P 

Licensed Massage Therapy P 

Motel/Hotel 20 

Personal Service Shop * 

Print Shop (Major) S 

Print Shop (Minor) * 
Private Club S 

Residence Hotel 20 

Restaurant/Cafeteria 

Tattooing and Permanent Cosmetics 37 

I Theater - Drive-in R 

Antenna Support Structure (Commercial and Amateur) 34 

Electrical Substation s 
Private Utility (other than listed) S 

P. Railroad Spur Track 
--------------------------------------------------~~------~ 

City of Plano, Texas Page 3 of 4 

P ::: Permitted Use; S ::: Specific Use Permit Required; R = Refer to Residential Adjacency Standards of the Zoning 
Ordinance; • ::: Uses allowed when their combined area does not exceed ten percent of the gross t100r area of a 
development; see Subsection 2.825, Regional Employment district or Subsection 2.826, Research/Technology Center 
district of the Zoning Ordinance; ; 20 = Permitted when the building is a minimum of 200 feet from the nearest 
residential district boundary; 34::: See Subsection 3.107 ofthe Zoning Ordinance; 37::: Permitted as an accessory lise 
to a personal service shop and allowed in districts where that use is permitted; allowed by specifIC use permit as a 
primary use in the Retail, Corridor Commercial, Light Commercial, Light Industrial-1, and Light Industrial-2 
districts. See Subsection 3.116 and Schedule of Permitted Uses of the Zoning Ordinance 

Z:DEE\Non residentialPerrnittedUses 08/10 



RT - Research Technology Center Permitted Uses 

Transportation, Utility, and Communications Uses 
: Service Yard of Governmental Agency S 

Sewage Treatment Plant s 
Transit Center P 

ITransportation and Utility Structures/Facility P 
,
IUtility Distribution/Transmission Line P 

IWater T~eatment Plant s 

City of Plano. Texas Page ~ of ~ 

P = Pennitted Use; S = Specific Use Permit Required; 32 = Maximum gross floor area for first floor - 100,000 square 
feet and maximum percentage gross floor area devoted to warehouse - 70%. See Subsection 2.826 of the Zoning 
Ordinance 

Z:DEE\Nonre.sidentiaIPennittedUses 08/10 



2008 Zoning Ordinance 	 Special Districts - Specific Use Permits 

PD-200-RE Regiona~ Employment 
4. 	 A 30-foot wide landscape edge shall be provided along Parkwood Blvd. The landscape edge 

standards and improvements shall be those specified for the Dallas North Tollway Overlay District. 

5. 	 The maximum floor area for retail uses is 90,000 square feet. The maximum floor area for all other 
uses is 850,000 square feet. 

PD-20 I-LC Light Commercial 

ZC 79-13/79-11-18 Location: 	 SW corner of Plano Pkwy. and Preston Rd. 

Acreage: 16.1± 

Restriction: 

Maximum Building Height: Eight story 

PD-202-RT Research/Technology Center 

ZC 2008-62/2008-8-5 Location: 	 West side of Rowlett Creek, south side of 14th St., 990± feet east of 
Los Rios Blvd., north side of the Cotton Belt Railroad and east side 
of Bradshaw Dr., and extending 920± feet south of Plano Pkwy. to 
Plano's city limit line 

Acreage: 189.6± 

Restrictions: 

In addition to those uses allowed by right or by specific use permit (SUP) in the Research/Technology 
Center district, the following uses are allowed by right: 

• 	 mini-warehouse/public storage 

• 	 service contractor (no storage yard) 

• 	 dance/gymnastics studio 

• 	 commercial amusement (indoor) 

• 	 commercial amusement (outdoor) (by SUP) 

• 	 kennel (indoor pens)/commercial pet sitting 

• 	 veterinary clinic 

• 	 cabinet/upholstery shop 

• 	 tool rental shop 

• 	 print shop (minor) 

• 	 household appliance seIYice and repair 

• 	 repair/storage of furniture and appliances (inside) 

• 	 hardware 

• 	 artisan's workshop 

• 	 fraternal organization, lodge, or civic club (by SUP) 

• 	 assisted living facility (by SUP) 

City of Plano, Texas 	 Page 607 
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City of Plano 	 Comprehensive Plan 

Policy Statement 3.0 

Description 

This policy statement provides guidance regarding 
the density of housing in Plano. It addresses the 
follo\ving objective and strategy statements as 
found in the Housing Element of the 
Comprehensive Plan: 

• 	 Objective 8.3 - Disperse high-density 
housing across the city in small 
concentrations except for retirement 
housing and urban centers . 

• 	 Strategy 8.4 - Continue to apply the housing 
density policies in Policy Statement 3.0 ­

Housing Density when considering the 
appropriate concentrations of high-density 
housing. 

Plano has developed housing policies that promote 
predominantly low-density residential neighbor­
hoods wh iIe encouraging a mixture of housing 

types. Current policies focus on limiting the 
concentration and proximity of apartment 
complexes to each other within neighborhoods and 
between contiguous neighborhoods, as found in the 
Multi-Family Task Force Study recommendations. 
These policies do not apply to denser pedestrian­
oriented settings such as retirement housing, mixed 
use developments, and urban centers . 

Background 

Historical Perspective 

The Ci[y of Plano has had policies regulating the 
distri bution ofh igh-density housing for many years. 
The goal is to distribute multifami ly developments 
throughout the city to provide housing options in all 
residential neighborhoods. The first policy 
developed in 1981 alJowed for ratios of different 
types of residential development within 
neighborhoods and along major development 
corridors. The ratio policy was ineffecti ve because 

Policy Statement 3.0 - Housing Density (Updated March 2005) 	 PSJ-l 



City of Plano Comprehensive Plan 

developers inflated the density of single-family 

residential projects so that they could qualify for 

more apartments. The ratio policy regarding the 
distribution of high density housing was abandoned 

in 1986 for a new policy based on distance and 

numerical concentration and was included in the 

Comprehensive Plan. 

Multi-Family TaskForce Study 

The Multi-Family Task Force was appointed by the 

City Council in February 1998. The mission of the 

task force was to study existing and projected 

multifamily housing in the city and the Metroplex 

region. The task force members were oiven the o 

charge to evaluate the city's development policies as 

they affect the citywide balance of housing types, 

including the location and amount of multifamily 

housing in specific areas. This evaluation was to 

further the city's goals of developing sound 

neighborhoods and ensuring variety and 
affordability of housing types consistent with the 

needs ofa diverse popu lation. 

Study Findings andRecommendations 

The results of the task force study did reveal some 

interesting facts about mulrifamily developments. 

The number ofschool children generated per acre of 

multifamjly development was about the same as 

that of single-family residential neighborhoods. 
Apartments tended to compare favorably with 
single-family development in terms of tax revenues 
and cost recovery fees during the first 10 to 15 years 
of the life of the complex. Apartment developments 
require fewer infrastructure improvements because 

the city is only responsible for maintaining water 

lines that connect to fire hydrants as opposed to the 

provision of miles of water and sewer lines along 

with street pavement to serve single-family 

neighborhoods. Since apartment complexes 

contain more units per acre, there is a likely increase 

in the demand of emergency services at one 

location. Apartment complexes also generate more 

vehicular trips per acre than single-family 

developments. Therefore, major concentrations of 

multifamily units should be avoided by dispersing 
apartment complexes throughout the city. 

The Multi-Family Task Force Study recommended 

that the distance and numerical concentration in the 

Comprehensive Plan be revised. The revised po licy 

increased the distance requirements from 1,000 to 

1,500 feet and reduced the number of apartment 

units from 750 to 500 that could be located within 

proximity of each other. A 1,200 foot setback was 

established for all residential development along 

the State Highway 121 corridor. The task force 

recommended that the city not increase the amount 

ofland zoned for multifamily USeS. The city should 

consider initiatives to increase the potential for less 

expensive owner-occupied housing such as patio 

homes and townhouses. 

Analysis 

The late 1990s was a time of tremendous growth of 

aU types of residential development in Plano. The 

high demand for housing was a result of a strong 

economy adding many jobs to the Metroplex 

region. Since that time, there has been a significant 

drop in the construction of new homes and apart­

ments within Plano. The decrease is due to chang­

ing economic conditions and the limited amount of 

land available for residential development. The 

Multi-Family Task Force Study has remained the 
primary driver ofhousing density policies. 

The purpose of the hlgh-density housing policy is to 
avoid large concentrations of garden apartments in 

one location. Garden apartments should be 
included within residential neighborhoods along 
with low-density single-family and medium­

density housing such as townhouses and patio 

homes. This provides a variety of housing 

opportunities available in the residential 

neighborhoods throughout the city. The apartment 

residents would have access to needed goods and 

services found at the neighborhood centers located 

at the intersections of major thoroughfares. 

Policy Statement 3.0 - Housing Density (Updated March 2005) PS3-2 



City ofPJano Comprenensive Plan 

Different options of housing choices will be 

important to accommodate the needs of the 
changing demographics ofPlano's population . 

Multifamily housing for the elderly and urban 

centers should be excluded from the high-density 

housing policy. Multifamily housing for the elderly 

is necessary to meet the needs of the aging 

popu lation ofPlano . This type of housing can range 

from independent living facilities to household care 

institutions. These facilities usually have less 

impact on surrounding residential development. 

They have reduced parking standards and generate 

less traffic as compared with traditional multifamily 
deve lopments. 

Urban centers are defined as a variety ofland uses in 

a compact location that encourage pedestrian 

activity. Urban centers can be developed around 

transit stations and/or near major employment 

centers. Urban centers have high-density housing 

to allow for a large number of people to live within 

the development. This is important as a large 

population is required to support the businesses 

located within the development. Urban centers 

serve as gathering p laces and acti vity centers for the 

community. The household size and pedestrian 

orientation of urban centers tend to reduce the per­

unit vehicular trips . This should in tum reduce the 

impact on local streets. Urban centers and 

multifamily housing for the elderly do not require 

much land. They are also good projects to consider 
for infil! and redevelopment opportunities. 
However, it is important that service businesses for 
the residents be provided within these communities 
orwithin walking distance to the development. 

Policy Statement 

Below is a policy statement with a series of criteria 

to guide the development ofhigh-density housing. 

Develop new neighborhoods which are 

predominantly low- to medium-density housing, yet 

allow for a mixture of housing types and densities 

based on the following policies: 

1. Maintain low-density housing as the 
predominant land use in most neighborhoods; 

2 Locate medium- and high-density housing 
throughout the community based on access to 
major thoroughfares and mass transit 

opportunities; 

3. Distribute high-density housing on the 

periphelY of a neighborhood so that no more 
than 500 units are located in anyone complex or 
group of complexes with a recommended 

minimum J,500 foot separation between 

developments. High-density housing poliCies 
are intended to ensure that minimum 
separations are maintained between 

mUltifamily developments. The dispersion 
poliCies should be COl7.S idered, along with 
location poliCies and specific site conditions, in 

ev:aluating zoning and development requests; 

4. Consider concentrations in excess of 500 

high-density units in the periphery of a single 

neighborhood. when a site's configuration and 

size limits its use. If a site's boundaries are 
established by floodplain. thoroughfare 

alignment. utility lines, or other barriers to 

development, it may be appropriate to identify a 
single usefor the site. In such cases, it should be 

demonstrated that adherence to the maximum 
concentration size would create a residual tract 
that would be inappropriate for medium- or 
low-density residential development; 

5. Separate multifamily developments of three 
or more stories from single-jamily areas by a 

Type D thoroughfare (four lanes, divided) or 
greater or other significant physicalfeature; 

6. Policy Statements No. 3 and No. 5 do not 
apply to urban centers and multifamily housing 

developmentsfor the elderly. 

Policy Statement 3.0 - Housing Density (Updated March 2005 ) PS3-3 



CITY OF PLANO 


PLANNING &ZONING COMMISSION 


November 1 2010 

Agenda Item No.1 0 


Request to Call Public Hearing 


Applicant: Baldwin and Associates 


DESCRIPTION: 

Request to cal! a public hearing to amend the medical office parking requirements within 
the Zoning Ordinance. 

REMARKS: 

Staff has received a request to consider amending the parking requirements for medical 
office uses. The Zoning Ordinance medical office uses from general office 
uses because of higher parking demand with office uses. 

There are office developments throughout Plano, particularly office buildings that have 
many general office and medical office that have to closely monitor their 
available onsite parking because if they too much building area for medical office 
uses, then it is that they may not have sufficient onsite parking available from a 
zoning parking compliance perspective, to lease remaining building area. This situation 
likely results from when the buildings were initially constructed, they were planned for all 
general office uses at a lower parking requirement. As a result, the property owners are 
usually interested in a parking requirement for medical office in to able 

additional building area. The applicant's request to one specific 
development, but this is a common problem across the city. 

Currently, is working with Duncan regarding various updates to the 
Zoning Ordinance. Evaluation of parking requirements is included in the list of 
ordinance updates, consistent with the zoning ordinance assessment completed by 
Duncan Associates in 2008. However, before the parking requirements are updated, 
the schedule of land uses needs to be updated first 

While that the medical office parking requirements could benefit from 
additional review to determine if Plano's requirements are appropriate and consistent 
with other area we believe it is premature to evaluate parking requirements for 
medical office uses only_ Staff recommends that the medical office parking 



requirements evaluated with other land use parking requirements at a future 
Therefore, staff does not support the request to call a public hearing to amend 
Zoning Ordinance at this time. 

RECOMMENDATION: 

Recommended that the Planning & Commission call a public hearing this 
time. 

AGENDA ITEM NO. 10 (11/15/10) PAGE 2 OF 2 



Baldwin 
Associates 

November 2010 

Ms. Tina 

City of Plano Department of Planning 

1520 K Avenue #/250 

Plano, TX 75074 

Re: Request to be placed on a Planning and Zoning Commission Agenda 

Dear Tina, 

Please accept this letter as my official request to be placed on an upcoming Planning 

and Commission to have them discuss my to reconsider the 

standards for Medical Office uses in the City of Plano. As you are aware, I represent Behringer 

Harvard, a property owner in the City of Plano. My client has an office building on Plano 

Parkway that is leasing space for traditional office uses as well as uses that are considered 

Medical Office. This is resulting in a requirement that overstates the actual parking 

demand for this building. I understand that other property owners in the City are facing this 

issue as well. 

We would like the Planning and Zoning Commission to instruct the Planning Department 

to undertake a review of the current for Medical Office throughout 

the City. We have commissioned the DeShazo Group to undertake a parking study that 

addresses this issue. We understand that your staff has other priorities at this time and we are 

ready and willing to assist the Planning Department in any way to facilitate this review. We 

believe this request is reasonable and with the current trend in defining and regulating 

the parking of medical office buildings across the Metroplex and the United States. 

Thank you for your assistance with this matter. Please do not hesitate to contact me if I 

can be of any assistance. 

37;g"""dS......,___ "-__--__ 
Robert Baldwin, AICP 

•• Dallas. Texas 75226 •• Phone 214·824-7949 •• Fax 214-821 7980401 



CITY OF PLANO 


PLANNING & ZONING COMMISSION 


November 15, 2010 

Agenda Item No. 11 


Nomination of 1st and 2nd Vice Chairs 


Applicant: City of Plano 


DESCRIPTION: 


Nomination of the 1 st and 2nd Vice Chairs. 


REMARKS: 


Commissioners nominate any Commissioner for and 2nd 

positions. The election for position will be held at 6,2010, Planning 
& Zoning Commission meeting. 


