PLANNING & ZONING COMMISSION
PLANO MUNICIPAL CENTER
1520 K AVENUE
December 6, 2010

ITEM

EXPLANATION

ACTION
TAKEN

ba
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|

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

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

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

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

Approval of Minutes for the November 15, 2010, Planning & Zoning
Commission meeting ‘

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

CONSENT AGENDA

Preliminary Plat: Legacy Town Center (North), Block A, Lot 6R - 310
multifamily residential units on one lot on 4.1+ acres located at the
northwest corner of Bozeman Drive and Parkwood Boulevard. Zoned
Planned Development-65-Central Business-1/Dallas  North Tollway
Overlay District. Neighborhood #8. Applicant: Legacy North PT MFA
V, L.P.
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Preliminary Site Plan: Park Place Center, Block A, Lot 9 - Day care
center on one lot on 1.6+ acres located on the south side of Plano
Parkway, 960+ feet east of Midway Road. Zoned Planned
Development-112-Retail.  Neighborhood #40. Applicant: Plano
Development, L.P.

Concept Plan: Park Place Center, Block ‘A, Lots 7R & 9 - Day care
center and general office on two lots on 8.4+ acres located on the south
side of Plano Parkway, 960+ feet east of Midway Road. Zoned Planned
Development-112-Retail.  Neighborhood #40. Applicant: Plano
Development, L.P. '

Revised Conveyance Plat: Park Place Center, Block A, Lots 7R & 9 -
Two conveyance lots on 8.4+ acres located on the south side of Plano
Parkway, 960+ feet east of Midway Road. Zoned Planned
Development-112-Retail.  Neighborhood #40. Applicant: Plano
Development, L.P.

Preliminary Plat: Parkwood Storage, Block A, Lot 1 - Mini-
warehouse/public storage on one lot on 1.6+ acres located on the east
side of Parkwood Boulevard, 470+ feet north of Spring Creek Parkway.
Zoned Commercial Employment. Neighborhood #16. Applicant:
Rutledge Haggard

Revised Preliminary Site Plan: Preston Villages Addition - 56 Single-
Family Residence Attached lots and two common area lots on 7.4+
acres located on the west side of Orion Drive, 600+ feet west of Ohio
Drive. Zoned Planned Development-150-Single-Family Residence
Attached. Neighborhood #43.  Applicant: Preston Villages
Developers, LP

Revised Concept Plan: The Canal on Preston Addition, Block A, Lot
10 - Medical office on one lot on 0.5+ acre located on the south side of
McDermott Road, 450+ feet east of Angels Drive. Zoned Planned
Development-20-Mixed Use. Neighborhood #1. Applicant: ANS
Ventures, LLC & KMP Interests, Inc.

Site Plan: Old Original Donation, Block 1, Lot 7 - General office on one
lot on 0.2+ acre located at the southwest corner of K Avenue and 18th
Place. Zoned Downtown Business/Government. Neighborhood #59.
Applicant: Amerappraise Valvahlon, Inc

Preliminary Site Plan: Preston Park Business Center Addition, Block
A, Lot 5 - Medical office on one lot on 0.8+ acre located at the southeast
corner of Preston Park Boulevard and Preston Park Court. Zoned
Planned Development-189-Retail/General Office. Neighborhood #55.
Applicant: Dr. Robert Torti & Dr. Santosh Patel
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Preliminary Plat: QT 910 Addition, Block A, Lot 1 - Convenience store
with gas pumps on one lot on 2.0+ acres located at the southwest
corner of State Highway 121 and Coit Road. Zoned Regional
Commercial/State Highway 121 Overlay District. Neighborhood #1.
Applicant: Ronald McCutchin

END OF CONSENT AGENDA

PUBLIC HEARINGS

Public Hearing: Zoning Case 2010-20 - Request for a Specific Use
Permit for 90-foot Commercial Antenna Support Structure on 0.1+ acre
located 250% feet east of Jupiter Road and 530+ feet south of 14th
Street. Zoned Retail. Applicant: Bluewave Deployment (T-Mobile)

Public Hearing - Replat: Plano Chinese Alliance Church Addition,
Block A, Lot 1R - Religious facility on one lot on 6.0+ acres located at
the southwest corner of Bay Hill Drive and Custer Road. Zoned
Neighborhood Office. Neighborhood #34. Applicant: Plano Chinese
Alliance Church

Public Hearing - Revised Preliminary Replat & Revised Site Plan:
Capital One Addition, Block 1, Lot 3R - General office on one lot on
24 .8+ acres located on the west side of Preston Road, 1,036z feet north
of Hedgecoxe Road. Zoned Commercial Employment/Preston Road
Overlay District. Neighborhood #8. Applicant: Capital One National
Association

Public Hearing - Replat & Revised Site Plan/Revised Preliminary
Site Plan: Village at Stonebriar Block A, Lots 1R & 3 - Retail, bank, and
restaurants on two lots on 7.3% acres located on the southeast corner of
State Highway 121 and Parkwood Boulevard. Zoned Commercial
Employment and State Highway 121 Overlay District. Neighborhood #8.
Applicant: USL Frisco, LLC

END OF PUBLIC HEARINGS

Preliminary Site Plan: Preston Meadow Substation, Block A, Lot 1 -
Electrical substation on one lot on 3.9+ acres located on the south side
of Legacy Drive, 650+ feet east of Preston Meadow Drive. Zoned
Single-Family Residence-6 with Specific Use Permit #128 for Electrical
Substation. Applicant: Oncor Electric Delivery

Discussion & Direction: Undeveloped Land Study - Discussion and
direction regarding the Housing Density, Infill Housing, and Mixed Use
policy recommendations from the Comprehensive Plan for the use of
remaining undeveloped land in Plano. Applicant: City of Plano
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Election of 1st and 2nd Vice Chair - Election of the 1st and 2nd Vice
Chair. Applicant: City of Plano

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

Council Liaisons: Council Members Harry LaRosiliere and Andre
Davidson

ACCESSIBILITY STATEMENT

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




CITY OF PLANO
PLANNING & ZONING COMMISSION
PUBLIC HEARING PROCEDURES

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

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

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

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

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

e 3 minutes each for all other speakers, up to a maximum of 30 minutes.
Individual speakers may yield their time to a homeowner association or other
group representative, up to a maximum of 15 minutes of speaking time.

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

¢ 5 minutes for applicant rebuttal.

e Other time limits may be set by the Chairman.

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

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



CITY OF PLANO
PLANNING & ZONING COMMISSION
CONSENT AGENDA ITEMS

December 6, 2010

Agenda Item No. 5a
Preliminary Plat: Legacy Town Center (North), Block A, Lot 6R
Applicant: Legacy North PT MFA 'V, L.P.

310 multifamily residential units on one lot on 4.1+ acres located at the northwest corner
of Bozeman Drive and Parkwood Boulevard. Zoned Planned Development-65-Central
Business-1/Dallas North Tollway Overlay District. Neighborhood #8.

The purpose for the preliminary plat is to propose easements necessary for the
multifamily residential development.

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

Agenda Item No. 5b
Preliminary Site Plan: Park Place Center, Block A, Lot 9
Applicant: Plano Development, L.P.

Day care center on one lot on 1.6% acres located on the south side of Plano Parkway,
960+ feet east of Midway Road. Zoned Planned Development-112-Retail.
Neighborhood #40.

The purpose for the preliminary site plan is to show the proposed day care center
development.

Recommended for approval as submitted.




Agenda Item No. 5¢
Concept Plan: Park Place Center, Block A, Lots 7R & 9
Applicant: Plano Development, L.P.

Day care center and general office on two lots on 8.4+ acres located on the south side
of Plano Parkway, 960+ feet east of Midway Road. Zoned Planned Development-112-
Retail. Neighborhood #40.

The purpose for the concept plan is to show the proposed day care center and future
general office developments. '

Recommended for approval as submitted.

Agenda Item No. 5d
Revised Conveyance Plat: Park Place Center, Block A, Lots 7R & 9
Applicant: Plano Development, L.P.

Two conveyance lots on 8.4+ acres located on the south side of Plano Parkway, 960+
feet east of Midway Road. Zoned Planned Development-112-Retail. Neighborhood
#40.

The purpose for the conveyance plat is to subdivide Lot 7R into two lots.

Recommended for approval as submitted.

' Agenda Item No. 5e
Preliminary Plat: Parkwood Storage, Block A, Lot 1
Applicant: Rutledge Haggard

Mini-warehouse/public storage on one lot on 1.6+ acres located on the east side of
Parkwood Boulevard, 470+ feet north of Spring Creek Parkway. Zoned Commercial
Employment. Neighborhood #16.

The purpose for the preliminary plat is to propose easements necessary for the mini-
warehouse/public storage development.

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

CONSENT AGENDA (12/06/10) PAGE 2 OF 4



Agenda ltem No. 5f
Revised Preliminary Site Plan: Preston Villages Addition
Applicant: Preston Villages Developers, LP

56 Single-Family Residence Attached lots and two common area lots on 7.4% acres
located on the west side of Orion Drive, 600+ feet west of Ohio Drive. Zoned Planned
Development-150-Single-Family Residence Attached. Neighborhood #43.

The purpose for the revised preliminary site plan is to replace the expired preliminary
site plan, and to show the proposed single-family residence attached development and
related site improvements.

Recommended for approval as submitted.

Agenda ltem No. 5g
Revised Concept Plan: The Canal on Preston Addition, Block A, Lot 10
Applicant: ANS Ventures, LLC & KMP Interests, Inc.

Medical office on one lot on 0.5+ acre located on the south side of McDermott Road,
450+ feet east of Angels Drive. Zoned Planned Development-20-Mixed Use.
Neighborhood #1.

The purpose for the concept plan is to show a future office and restaurant development.

Recommended for approval as submitted.

Agenda ltem No. 5h
Site Plan: Old Original Donation, Block 1, Lot 7
Applicant: Amerappraise Valvahlon, Inc.

General office on one lot on 0.2+ acre located at the southwest corner of K Avenue and
18th Place. Zoned Downtown Business/Government. Neighborhood #59.

The purpose for the site plan is to show the proposed general office development and
related site improvements.

Recommended for approval as submitted.

CONSENT AGENDA (12/06/10) PAGE 30F 4



Agenda Item No. 5i
Preliminary Site Plan: Preston Park Business Center Addition, Block A, Lot 5
Applicant: Dr. Robert Torti & Dr. Santosh Patel

Medical office on one lot on 0.8+ acre located at the southeast corner of Preston Park
Boulevard and Preston Park Court. Zoned Planned Development-189-Retail/General
Office. Neighborhood #55.

The purpose for the preliminary site plan is to show the proposed medical office
development and related site improvements.

Recommended for approval as submitted.

Agenda Item No. 5j
Preliminary Plat: QT 910 Addition, Block A, Lot 1
Applicant: Ronald McCutchin

Convenience store with gas pumps on one lot on 2.0+ acres located at the southwest
corner of State Highway 121 and Coit Road. Zoned Regional Commercial/State
Highway 121 Overlay District. Neighborhood #1.

The purpose for the preliminary plat is to propose easements necessary for the
development of the property as a convenience store with gas pumps.

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

CONSENT AGENDA (12/06/10) PAGE 4 OF 4
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CITY OF PLANO

PLANNING & ZONING COMMISSION

December 6, 2010

Agenda ltem No. 6
Public Hearing: Zoning Case 2010-20

Applicant: Bluewave Deployment (T-Mobile)

DESCRIPTION:

Request for a Specific Use Permit for 90-foot Commercial Antenna Support
Structure on 0.1+ acre located 250+ feet east of Jupiter Road and 530+ feet
south of 14th Street. Zoned Retail.

REMARKS:

Per the attached letter, the applicant is requesting that this ifem be tabled to the
Planning & Zoning Commission's December 20, 2010, meeting in order to allow
them additional time to work through outstanding issues pertaining to the
application.

RECOMMENDATION:

Recommended that the Planning & Zoning Commission accept the applicant’s
request to table Zoning Case 2010-20 to the December 20, 2010, meeting.



December 1, 2010

RE: Proposed Zoning Change: Zoning Case 2010-20

This letter is to inform the City of Plano Planning and Zoning Department that T-Mobile would like to
request to table the above referenced zoning case. Please let me know if you have any questions.

Regards,

Alec Broadus
Agent — T-Mobile West Corporation
817.946.6197 PHONE

800.401.4234 FAX
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RECEIVED
REPLY FORM NOV 17 e
Planning & Zoning Commission PLANNING DEr

P.O. Box 860358
Plano, TX 75086-0358

Dear Commissioners:

This letter is regarding Zoning Case 2010-20. This is a request for a Specific Use Permit
for a 80-foot Commercial Antenna Support Structure on 0.1+ acre located 250+ feet east of
Jupiter Road, 530+ feet south of 14th Street. The property is currently zoned Retail (R).
The R district is primarily intended to provide areas for neighborhood, local, and regional
shopping facilities for the retail sales of goods and services including convenience stores,
shopping centers, and regional malls but not including wholesaling and warehousing. The
requested zoning is a Specific Use Fermit for a 20-foot Commercial Antenna Support
Structure. The purpose and intent of a Specific Use Permit is to authorize and regulate a
use not normally permitted in a district which could be of benefit in a particular case to the
general welfare, provided adequate development standards and safeguards are
established. A commercial antenna is defined as any antenna system that provides, directly
or indirectly for a fee, telecommunications services to the public or to such classes of users
as to be effectively available directly to the public, regardless of the facilities used.

**PLEASE TYPE OR USE BLACK INK***

I am FOR the requested zoning as explained on the attached cover sheet for Zoning
Case 2010-20.

><_ I am AGAINST the requested zoning as explained on the attached cover sheet for
Zoning Case 2010-20.

This item will be heard on December 6, 2010, 7:00 p.m. at the Plano Municipal Center,
1520 K Avenue. Please provide your written comments below regarding the proposed
zoning change. If additional space is required, you may continue writing on a separate
sheet, one-sided for printing purposes.

By signing this letter, | declare I am the owner or authorized agent of the prope
address written below.

. ; ‘ '/
Adoows Olustd lreidl A M

Name (Please Print) C/xa Vpak T Signature
L0 Bex /2958 / ///;5 e

Address S(Z\ () ’f A f; ’—//’//X ZBVEC:-) ?/ Date
7 /
BM

Z:PHIZC 2010-20



RECEIVED
REPLY FORM M 1R 2016

Planning & Zoning Commission ~LANNING DEPT,
P.0C. Box 860358
Plano, TX 75086-0358

Dear Commissioners:

This letter is regarding Zoning Case 2010-20. This is a request for a Specific Use Permit
for a 90-foot Commercial Antenna Support Structure on 0.1+ acre located 250+ feet east of
Jupiter Road, 530+ feet south of 14th Street. The property is currently zoned Retail (R).
The R district is primarily intended {o provide areas for neighborhood, local, and regional
shopping facilities for the retail sales of goods and services including convenience stores,
stiopping centers, and regional malls but not including wholesaling and warehousing. The
requested zoning is a Specific Use Permit for a 90-foot Commercial Antenna Support
Structure. The purpose and intent of a Specific Use Permit is to authorize and regulate a
use not normally permitted in a district which could be of benefit in a particular case to the
general welfare, provided adeqguate development standards and safeguards are
- established. A commercial antenna is defined as any antenna system that provides, directly
or indirectly for a fee, telecommunications services to the public or to such classes of users
as to be effectively available directly to the public, regardless of the facilities used.

**PLEASE TYPE OR USE BLACK INK***

. | am FOR the requested zoning as explained on the attached cover sheet for Zoning
Case 2010-20.

I am AGAINST the requested zoning as explained on the attached cover sheet for
Zoning Case 2010-20.

This item will be heard on December 6, 2010, 7:00 p.m. at the Plano Municipal Center,
1520 K Avenue. Please provide your written comments below regarding the proposed
zoning change. If additional space is required, you may continue writing on a separate
sheet, one-sided for printing purposes.

By signing this letter, | declare | am the owner or authonzed agent of the property at the
address written below.

L AoRENCE F otk

Name {Please Print)

192 N ST #2210
Addresi—/j/ /,/é? [/\/ iRy Date
BM Wf/wj

Z:PHIZC 2010-20



PLANNING DEp'
REPLY FORM G DEPi

Planning & Zoning Commission
P.O. Box 860358
Plano, TX 75086-0358

Dear Commissioners:

This letter is regarding Zoning Case 2010-20. This is a request for a Specific Use Permit
for a 90-foot Commercial Antenna Support Structure on 0.1+ acre located 250+ feet east of
Jupiter Road, 530+ feet south of 14th Street. The property is currently zoned Retail (R).
The R district is primarily intended to provide areas for neighborhood, local, and regional
shopping facilities for the retail sales of goods and services including convenience stores,
shopping centers, and regional malls but not including wholesaling and warehousing. The
requested zoning is a Specific Use Permit for a 90-foot Commercial Antenna Support
Structure. The purpose and intent of a Specific Use Permit is to authorize and regulate a
use not normally permitted in a district which could be of benefit in a particular case to the
general welfare, provided adequate development standards and safeguards are
established. A commercial antenna is defined as any antenna system that provides, directly
or indirectly for a fee, telecommunications services to the public or to such classes of users
as to be effectively available directly to the public, regardless of the facilities used.

**PLEASE TYPE OR USE BLACK INK***

| am FOR the requested zoning as explained on the attached cover sheet for Zoning
Case 2010-20.

__ | am AGAINST the requested zoning as explained on the attached cover sheet for
Zoning Case 2010-20.

This item will be heard on December 6, 2010, 7:00 p.m. at the Plano Municipal Center,
1520 K Avenue. Please provide your written comments below regarding the proposed
zoning change. If additional space is required, you may continue writing on a separate
sheet, one-sided for printing purposes.

>ee @dbumched

By signing this letter, | declare | am the owner or authoyjzed af the property at the
address written below.

Gary Magzm/ : / ,{

Name (Please Print) /é{Mre 4
ATpo Thmes 51— //=17~0
Address Date

DENToN TK Y208

BM

Z:PH/ZC 2010-20



Public health and safety is my main concern for being against the requested zoning.
Anyone that is unfamiliar to these structures may be hesitant to come near it for fear of
any kind of negative exposure. A 90-foot Commercial Antenna Support Structure in an
area intended for the retail sales of goods and services would be an eyesore for the
consumer. As a property owner in the area, [ am also concerned that this would not

benefit the property value.



CITY OF PLANO
PLANNING & ZONING COMMISSION

December 6, 2010

Agenda ltem No. 7
Public Hearing - Replat: Plano Chinese Alliance Church Addition, Block A, Lot 1R

Applicant: Plano Chinese Alliance Church

DESCRIPTION:

Religious facility on one lot on 6.0+ acres located at the southwest corner of Bay Hill
Drive and Custer Road. Zoned Neighborhood Office. Neighborhood #34.

REMARKS:

The purpose for the replat is to dedicate easements necessary for the expansion of the
existing religious facility.

RECOMMENDATION:

Recommended for approval as submitted.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

December 6, 2010

Agenda No. 8

Public Hearing - Revised Preliminary Replat & Revised Site Plan:
Capital One Addition, Block 1, Lot 3R

Applicant: Capital One National Association

DESCRIPTION:

General office on one lot on 24.8+ acres located on the west side of Preston Road,
1,036+ feet north of Hedgecoxe Road. Zoned Commercial Employment/Preston Road
Overlay District. Neighborhood #8.

REMARKS:

The purpose for this revised preliminary replat is to abandon and dedicate additional
easements necessary to accommodate modifications to the site.

The purpose of the revised site plan is to show an expansion to the existing parking
garage on Block 1, Lot 3R.

RECOMMENDATIONS:

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

Revised Site Plan: Recommended for avpproval as submitted.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

December 6, 2010

Agenda Item No. 9

Public Hearing - Replat & Revised Site Plan/Revised Preliminary Site Plan:
Village at Stonebriar Block A, Lots 1R & 3

Applicant: USL Frisco, LLC

DESCRIPTION:

Retail, bank, and restaurants on two lots on 7.3 acres located on the southeast corner
of State Highway 121 and Parkwood Boulevard. Zoned Commercial Employment and
State Highway 121 Overlay District. Neighborhood #8.

REMARKS:

The purpose for this replat is to subdivide the property into two lots and to dedicate
easements necessary for future development.

The purpose of the revised site plan is to show the existing building, parking areas, and
new property lines for Lot 1R.

The purpose of the revised preliminary site plan is to show a proposed bank and two
restaurants on Block 1, Lot 3.

RECOMMENDATIONS:

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

Revised Site Plan/Revised Preliminary Site Plan: Recommended for approval as
submitted.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

December 6, 2010

Agenda Item No. 10
Preliminary Site Plan: Preston Meadow Substation, Block A, Lot 1

Applicant: Oncor Electric Delivery

DESCRIPTION:

Electrical substation on one lot on 3.9+ acres located on the south side of Legacy Drive,
650+ feet east of Preston Meadow Drive. Zoned Single-Family Residence-6 with
Specific Use Permit #128 for Electrical Substation.

REMARKS:

This preliminary site plan proposes an electrical substation sited on the western portion
of the site with eight-foot masonry screening walls and landscaping around the
perimeter of the substation. The proposed plan complies with the Single-Family
Residence-6 (SF-6) zoning district development standards. The specific use permit for
this site as electrical substation was approved in April, 1992.

The applicant is also requesting a variance from the two points of access requirement.
Article 5.3.a. of the Subdivision Ordinance requires all nonresidential lots to have two
points of access to a public street. Due to low traffic volume (approximately one vehicle
trip per week) that is anticipated to serve this property, the applicant is proposing one
shared point of access with the adjacent property to the west. It is staff’s understanding
that the adjacent property owner is in agreement with the modifications to the drive.
Given the proposed land use and the low traffic volume anticipated, staff supports the
applicant’'s request for a variance from the two points of access requirement.

'‘RECOMMENDATION:

Recommended for approval subject to the Planning & Zoning Commission granting a
variance to the Subdivision Ordinance for two points of access.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

December 6, 2010

Agenda Item No. 11
Discussion & Direction: Undeveloped Land Study

Applicant: City of Plano

DESCRIPTION:

Discussion and direction regarding the Housing Density, Infill Housing, and Mixed Use
policy recommendations from the Comprehensive Plan for the use of remaining
undeveloped land in Plano.

REMARKS:

Analysis of Policy Statements

The Planning & Zoning Commission began discussion of policies concerning
undeveloped land at the October 4, 2010, work session. Staff presented a summary of
each policy, date of adoption, intent, along with the relevance for current issues and
future development. The Commission provided staff direction on the policy
recommendations from the Economic Development element and Land Use element of
the Comprehensive Plan, and the Rezoning to Meet Demand policy statement at the
November 15, 2010, regular meeting.

The discussion for the December 6, 2010, meeting will focus on the Housing Density,
Infill Housing, and Mixed Use policy statements as they pertain to undeveloped land
within the city. Analysis of the policy statements, the application of the policies, and the
appropriateness of each policy recommendation is included within this staff report.

Staff is seeking direction from the Commission regarding the appropriateness of the
policies for present and future land use decisions and areas of the 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 each of the policies should be revised
(if necessary) to guide the redevelopment and development of undeveloped land in
Plano as part of the Comprehensive Plan update process.

Housing Density Policy Statement

Analysis
The Housing Density Policy Statement was approved by City Council in March 2005,
and is the result of policy recommendations from the Multifamily Task Force. Over



5,500 units were permitted during 1997 and 1998 during a time of rapid residential
development in Plano. The task force was appointed by City Council in 1998 to address
the perception of too many apartments and the appropriate location and concentration
for the development of garden apartments.

The policy statement changed policy recommendations in the Housing Element of the
Comprehensive Plan in 2005 by reducing the maximum number of multifamily units
within proximity to each other from 750 to 500 and increasing the minimum distance
between 500 unit concentrations from 1,000 to 1,500 feet. In addition, multifamily
communities with building heights of three stories would be separated from single-family
residential neighborhoods by a Type D (four lanes divided) thoroughfare or other
significant feature. Additionally, no residential development should occur within 1,200
feet of the centerline of State Highway 121 (now called the Sam Rayburn Tollway).

Multifamily developments in mixed use and urban center settings along with residential
development projects for seniors are exempt from the policy recommendations. These
development projects need density in order to support businesses within the mixed use
and urban center environments and to sustain amenities. Apartments for seniors do not
generate as much vehicular traffic as garden apartments and it is important these
facilities are located within walking distance of medical, grocery, and personal services
businesses.

The purpose of this policy statement is to encourage dispersal of multifamily
development around Plano so people have a variety of housing options throughout the
city.

Geography impacted by policy recommendation
The policy recommendation refers to all areas of Plano.

Appropriateness of Policy

Staff believes the policy recommendations are still appropriate in 2010. Multifamily
development is likely to recover first out of the recession and several developers have
already approached the city to consider multifamily projects in the expressway corridors
and major employment areas. Several Commissioners stated at the November 15,
2010, meeting that additional garden apartment developments in Plano were not
appropriate. Future multifamily development proposals should be in a denser setting
within mixed use development projects and urban centers within the expressway
corridors, major employment areas of the city, or at locations designated for potential
urban center development as recommended in the Urban Centers Study. A few
members of the Commission suggested more garden apartments may be needed to
provide affordable housing options for Plano residents.

Providing additional affordable housing within Plano has been a goal of both the city's
Comprehensive Plan and Consolidated Plan. Multifamily housing helps achieve that
goal as it may be more affordable for some persons to rent who otherwise may not be
able to afford home ownership. Regardless of the form of the development, if the city is
to consider allowing additional multifamily housing, future requests should be evaluated
based on considering the following criteria:
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¢ |s the proposed development project integrated with nearby existing and future
land uses?

e Are there existing residential services within the area (i.e. parks, trails, schools,
libraries)?

e Are there nearby retail and service uses to support the additional residential
development?

Additionally, the number of multifamily units being requested will need to be evaluated
to determine if it is appropriate for a given area. Mixed use and urban center
developments, such as Legacy Town Center and Downtown Plano, require higher
densities to support pedestrian oriented and transit-oriented developments. Other lower
density developments, such as Haggar Square located east of Preston Road and south
of McDermott Drive, has an average of 28 units per acre and have been successful
given the careful attention to the urban building form, open spaces, and integration of
residential and nonresidential uses.

Multifamily proposed for undeveloped properties located near existing multifamily
residential developments may be challenged by the city's existing policies pertaining to
a maximum of 500 multifamily dwelling units concentrated within an area and the
minimum 1,500 feet separation between 500-unit and greater muitifamily developments.
As the Commission and staff continue to review the city’s land use policies, additional
consideration of these policy recommendations may need to be further evaluated to
determine if the recommendations are still appropriate for future development
opportunities of undeveloped land.

Lastly, the policy recommends residential development within the Sam Rayburn Tollway
corridor be avoided. When the policy was adopted, the expressway had not been
constructed as it exists today; therefore, the city wanted time to observe its potential to
develop given the existing zoning in place. Now that the Sam Rayburn Tollway has
been built, this policy may no longer be appropriate.

Infill Housing Policy Statement

Analysis

The Infill Housing Policy Statement was created to consider housing as a possible
option for small tracts of land, which for various reasons have never been developed
and was approved by the City Council in February 2006. The policy recommendations
also serve to increase the variety of housing options in Plano and provide consideration
of alternative uses for underperforming retail and office centers.

The policy statement is divided into two sections. The first section addresses the need
for more housing options to meet the demands of Plano’s changing demographics and
accommodate projected population growth for the Dallas-Fort Worth region. The policy
encourages residential development on infill sites, which are adjacent or in close
proximity to existing residential neighborhoods and service business locations. It
establishes a minimum size of three acres for a redevelopment site with relatively flat
topography, not within a floodplain, and with connections to existing utilities. The
proposed residential development should have a positive economic impact on Plano
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through population growth from new housing, providing new customers for existing
businesses, and eliminating retail areas no longer viable.

The second section of the policy statement focuses on the creation of alternative
neighborhoods. Most of Plano’s residential development falls within the one mile grid
system of thoroughfares crossing the city. Denser housing and neighborhood retail
centers are located at the intersection of the thoroughfares, while lower density housing,
parks, and schools are situated in the interior of the grid. While there is land remaining
for residential development, there are no large parcels with hundreds of acres to
develop a traditional Plano residential neighborhood. Alternative neighborhoods allow
for much smaller, denser developments that may not have enough land for a school or
park site, and provide the opportunity for infill housing to occur. The policy sets
minimum standards for the number of dwelling units by type allowed in this setting.
These areas may be suitable for senior housing developments in a variety of formats,
homes for people with disabilities, and housing for people who do not want a large
dwelling unit with landscape maintenance.

Geography impact of Policy Recommendation

The policy statement applies to all areas of Plano and the policy recommendations
discourage development of infill housing within the Dallas North Tollway, President
George Bush Turnpike, Sam Rayburn Tollway, and U.S. Highway 75 corridors unless it
occurs within a mixed use setting. The same is true for the major employment areas
such as the Legacy Business Park and the Research Technology Crossroads.

Appropriateness of Policy

The policy is well suited for future development in Plano. The Housing Element of the
Comprehensive Plan states infill housing and redevelopment are the future residential
development opportunities for the city. There are a number of small, undeveloped
tracts of land which are good candidates for infill housing located throughout Plano.
Possible infill housing sites should be adjacent to existing residential neighborhoods
with schools and parks as well as close to existing business services. The new housing
could provide additional customers for nearby struggling retail businesses.

The Retail zoning district allows for single-family development with an approved specific
use permit as recommended by the Tri-City Retail study completed in conjunction with
the cities of Carrollton, Plano, and Richardson. Dependent on location and surrounding
uses, multifamily infill residential projects may be challenged by the city’s existing
Housing Density policy recommendations pertaining to concentrations of units within an
area and the minimum separation distance requirements for larger mult|fam|Iy
developments.

The policy recommendation allows possible consideration of residential uses integrated
with nonresidential uses in a mixed use pedestrian oriented development within the
expressway corridors. This is consistent with the Planning & Zoning Commission’s
direction provided at the November 15, 2010, meeting.
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Mixed Use Policy Statement

Analysis

The Mixed Use policy statement was approved by the City Council in February 2009
and provides guidance to developers and decision makers regarding mixed use
development. The recommendations stem from the Urban Centers Study completed by
the Transition and Revitalization Commission in 2006. The policy statement includes a
definition of mixed use, describes characteristics of appropriate locations, benefits
derived from the development, and the key components required to receive the benefits
of mixed use development.

The policy statement contains a checklist of guidelines which provides questions to
consider when reviewing plans for a mixed use development project in terms of location
and context, multiple uses and integration of uses, density, pedestrian orientation,
connectivity, vehicle parking, public spaces, and human scale. Recommendations for
land areas include 10 to 15 acres for neighborhood centers and a minimum of 50 acres
for urban centers.

Geography impacted by policy statement

The policy statement refers to all areas of Plano with special emphasis given to the
expressway corridors (Dallas North Tollway, President George Bush Turnpike, Sam
Rayburn Tollway, and U.S. Highway 75) and the neighborhood retail centers located at
the major thoroughfare intersections. The neighborhood retail locations may better
serve as a mixed use development at a smaller scale.

The Urban Centers Study recommended three locations around Plano for potential
urban center sites. They are Collin Creek Mall, the Parker Road DART light rail station,
and the intersection of Park Boulevard and Preston Road. The guidelines in the policy
statement should be reviewed when considering additional urban center sites in the city.

Appropriateness of Policy

Infill and redevelopment are Plano’s future development opportunities. The expansion
of the DART commuter rail system north and east of Plano could spur development of
an urban center at the Parker Road Station and the creation of mixed use developments
around potential station sites along the Cottonbelt route.

Mixed use development is also a possibility for potential projects for undeveloped land
in Plano. The Planning & Zoning Commission stated at the November 15, 2010,
meeting that mixed use development would be appropriate along the expressway
corridors and within the major employment centers of the Legacy Business Park and
Research Technology Crossroads.

Summary

As the Commission evaluates the policy recommendations from the Housing Density,
Infill Housing, and Mixed Use policy statements, consideration needs to be given to the
following:
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1. Does the city want to allow lower density multifamily development? Does the
Commission believe that the current multifamily unit concentration and minimum
separation distance requirements are still appropriate? Do these
recommendations warrant further evaluation?

2. Where should infill housing occur in Plano? Should housing continue to be
discouraged within the expressway corridors and employment areas unless it is
an urban center or mixed use development? Does the city want to continue to
discourage all residential development within 1,200 feet of the Sam Rayburn
Tollway and preserve land for future economic development opportunities?

3. Should the location of potential urban centers, as identified in the Urban Center
study, be identified on the Future Land Use Plan? Are there other locations
which should be noted as well? Does the city want to continue to allow mixed
use urban centers within the expressway corridors similar to Legacy Town
Center and Granite Properties?

Text from the Housing Density, Infill Housing, and Mixed Use policy statements from the
Comprehensive Plan are attached to this report.

RECOMMENDATION:
Recommended that the Planning & Zoning Commission provide staff with direction

regarding the appropriateness of each policy recommendation, any amendments to the
recommendations, and areas of the city where these policies should apply.
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City of Plano

Comprehensive Plan

Description

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

» Objective B.3 - Disperse high-density
housing across the city in small
concentrations except for retirement
housing and urban centers.

» Strategy B.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-
lioods while encouraging a mixture of housing

types. Cwrrent 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 City of Plano has had policies regulating the
distribution of high-density housing for many years.
The goal is to distribute multifamily developments
throughout the city to provide housing options in all
residential neighborhoods.  The first policy
developed in 1981 allowed for ratios of different
types of residential development within
neighborhoods and along major development
corridors. The ratio policy was ineffective because

Policy Statement 3.0 - Housing Density (Updated March 2005)
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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 Task Force 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 given the
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 of a diverse population.

Study Findings and Recommendations

The results of the task force study did reveal some
interesting facts about multifamily developments.
The number of school children generated per acre of
multifamily 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. Apartmentdevelopments
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 policy
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
of land 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.

The late 1990s was a time of tremendous growth of
all 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 signiticant
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 high-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)
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City of Plano

Comprehensive Plan

Different options of housing choices will be
important to accommodate the needs of the
changing demographics of Plano'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
population of Plano. This type of housing canrange
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
developments.

Urban centers are defined as a variety of land 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 places and activity centers for the
community. The household size and pedestrian
orientation of urban centers tend to reduce the per-
unit vehicular trips. This should in turn 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 infill and redevelopment opportunities.
However, it is important that service businesses for
the residents be provided within these communities
or within walking distance to the development.

Policy Statement

Below i1s a policy statement with a series of criteria
to guide the development of high-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:

[. Maintain low-density housing as the
predominantland 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
periphery of a neighborhood so that no more
than 500 units are located in any one complex or
group of complexes with a recommended
minimum 1,500 foot separation between
developments. High-density housing policies
that
separations are maintained between
multifamily developments.
policies should be considered, along with

are intended to ensure ninimum

The dispersion

location policies and specific site conditions, in
evaluating 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
singleuse forthesite. Insuch 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;

3. Separate multifamily developments of three
or more stories from single-family areas by «
Tvpe D thoroughfare (four lanes, divided) or
greater orother significant physical feature,

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

Policy Statement 3.0 - Housing Density (Updated March 2005 )
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City of Plano

Comprehensive Plan

Background:
Definition of Infill Housing

Infill is defined as development that occurs on a
vacant tract or redevelopment of an existing site sur-
rounded by other improved properties. The develop-
ment can be for non-residential or residential land
uses. Infill housing is an example of a residential
use that could be developed on an infill tract of land
and the subject of this policy statement.

Historical Perspective

There are a variety of housing options available in
Plano, ranging from traditional single-family
detached homes to townhouses to garden apart-
ments to denser townhouses and apartments found
in the city’s two urban centers: Eastside Village in
downtown Plano and the Legacy Town Center.
Despite the choices available to residents of the
city, single-family detached units and garden
apartments far outnumber other options. They have
been the primary components of residential devel-
opment and residential neighborhoods in Plano
over the years.

Changing Demographics

Plano’s population is changing. The median age of
Plano residents increased from 31 to over 34 years
between the 1990 and 2000 Censuses. The percent-
age of people age 45 years and over increased from
20 percent to 28 percent during that same time peri-
od. It is expected that some long time residents of
Plano are or will be seeking smaller homes that
require less maintenance. Yet, they do not want to
leave their social network and places of familiarity.

Plano’s population is also becoming more diverse.
The percentage of people who identified them-
selves as a minority race or ethnicity increased
from almost 15 percent to over 27 percent between
1990 and 2000. The minority population itself is
much more diverse with strong representation of
people who are African American or Black, Asian
and Hispanic.

The Dallas Fort Worth Metroplex region is expect-
ed to add another 4.1 million people in the next 25
years. Plano’s proximity to the new growth areas
along with educational and employment opportu-
nities and cultural amenities make the city an
attractive place to live in the Metroplex.

More varieties of housing options in Plano’s typi-
cal residential neighborhoods are needed to meet
the housing demands of an aging and more diverse
population along with the region’s increased
growth. Infill housing could help meet these hous-
ing needs.

Analysis:
Lack of Guidance for Infill Housing

Some zoning requests for infill housing projects
have met with success while others have failed. The
city does not have any guidelines or policies to assist
with the review of infill housing zoning requests.
This policy statement attempts to address that.

Land Available for Residential Development

The amount of land available in Plano for new res-
idential development is decreasing. The Land Use
Absorption Table on page 2-7 in the Land Use
Element of the Comprehensive Plan notes that less
than five percent of vacant land zoned for residen-
tial development remains. Most of the vacant tracts
of land that remain tend to be small (under 20
acres) and that for one reason or another have not
been developed. Some tracts are zoned for non-res-
idential uses while others have zoning that allows
for residential development. This is the reason that
infill housing is the primary component of future
residential development in Plano.

Tri-City Retail Study Recommendations
and Infill Housing

. The Tri-City Retail Study completed by the cities

of Carrollton, Plano and Richardson in 2002 noted
that excessive retail zoning was a contributing fac-
tor to vacant and underproductive retail centers
and the lack of development of many retail zoned
properties. Some tracts zoned for non-residential

Policy Statement 4.0 — Infill Housing (Updated February 2006)
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City of Plano

Comprehensive Plan

Highway 121 are the city’s last prime locations for
economic development and should be reserved for
non-residential uses. Major employment centers
such as Legacy in northwest Plano and the
Research/Technology Crossroads in southeast
Plano are also considered to be prime components
of the city’s economic development program.

5. Proximity to Parks.

Additional preference should be given to those
locations that have a neighborhood park within a
‘half mile of the proposed development.

»Part B Guldelmes for Rev1ewmg
Alternatlve Nelohborhood Propos als

Description:

Part B of the policy statement provides additional
considerations for requests for rezoning or specif-
ic use permits (SUP’s) for infill housing in loca-
tions that would not be part of Plano’s typical
neighborhood format. It addresses the following
objective and strategy statements:

» Objective B.2' Ensure that alternative neigh-
borhood formats provide functional and
appropriate environments for residential
uses and activities.

» Strategy B.2 Establish criteria for housing
developed in alternative neighborhood for-
mats. Use these criteria when evaluating
rezoning requests.

Background:
Typical Neighborhood Formut

The Housing Element of the Comprehensive Plan
addresses the fact that not all of Plano’s residential
development can occur in a typical neighborhood
setting. This neighborhood setting is characterized
by a land area of approximately one square mile
bounded by six-lane divided thoroughfares with
school and parks site near the center, low-density
housing on the interior, medium- and high-density

housing along the edges, and office and retail
operations at the intersections of the major thor-
oughfares where they serve other neighborhoods,
as well. (Table 1 of the Housing Element details
the typical neighborhood concept.) So far, most of
Plano’s infill housing has occurred within its exist-
ing neighborhoods. For example, a 15 acre retail
tract at the northeast corner of Custer Road and
Legacy Drive was recently rezoned for patio
homes. Since this development is occurring within
a defined neighborhood bounded by four major
thoroughfares, it will become part of a typical
neighborhood environment.

Alternative Neighborhood Format

When residential development occurs in a location
outside of a typical Plano neighborhood, the
Housing Element indicates that it becomes part of

n “alternative neighborhood format.” As noted on
Page 5-5 of the Housing Element of the
Comprehensive Plan, much of the land needed for
future residential development is unlikely to be
found within Plano’s typical neighborhoods. Sites
outside of these settings should not be automatical-
ly accepted or excluded. An analysis follows which
reviews issues and concerns relating to the creation
of alternative neighborhoods, along with a set of
guidelines to employ when evaluating requests for
residential uses in locations outside of typical
neighborhood settings. The guidelines are intended
to ensure that residential developments occurring
outside of the typical neighborhood format can
still provide high quality living environments.

Analysis:

The following factors were used to develop guide-
lines evaluating rezoning or specific use permit
requests for residential uses in alternative neigh-
borhood formats:

Unit Count

Alternative neighborhood projects should have
enough units to create a viable living environment.
A small tsolated group of homes or apartment
units does not create a sense of belonging for its

Policy Statement 4.0 - Infill Housing (Updated February 2006)
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Comprehensive Plan

needs are becoming more limited. A well designed
retirement housing complex with special facilities
and services can create a very suitable environ-
ment for its residents. The Housing Element of the
Comprehensive Plan highlights the importance of
continuing to find ways to increase the supply of
housing for those with special needs and the use of
alternative neighborhood formats is consistent
with that intent. It also notes that special needs
housing can benefit from having medical offices,
pharmacies, shopping centers, and other service
providers within walking distance. Therefore,
certain non-residential districts may be well suited
for special needs housing.

Policy Statements

The guidelines offered below should not be used as
exact determinants of the appropriateness for cre-
ating alternative neighborhood settings in specific
locations. Instead, they should be used as a starting
point for considering individual requests.

Specific locations may sometimes present a unique
set of issues and opportunities for residential
development that cannot be fully addressed by
these guidelines. In such cases, those special con-
ditions should be clearly identified and evaluated.

The individual guidelines are as follows:

I. Townhouse (SF-A) and Patio Home (PH)
projects or combination of projects should
be able to provide a minimum of 25 units to
create a substantial development as
opposed to an isolated project with a few
homes surrounded by non-residential uses.
Housing for retirees or other persons with
special needs should include a minimum of
50 units which could be built in phases to
provide necessary services to accommodate
the need of elderly tenants.

2. Alternative neighborhood development
should not be within or immediately adjacent
to a Light Industrial district (LI-1 or LI-2)

4.

unless separated by a Type “E” or larger thor-
oughfare (as defined in the Transportation
Element of the Comprehensive Plan).

Alternative neighborhood development
should be adjacent to a Type “E” or larger
thoroughfare (as defined in the Transportation
Element of the Comprehensive Plan.)

There should be evidence of market satura-
tion in the area that a non-residential
property is located. This does not necessar-
ily require an actual market analysis.
Instead, evidence can include review of
recent permit and occupancy data along
with existing vacant or under utilized com-
mercial buildings and/or an ample supply of
undeveloped properties with similar zoning
in the area. The area of consideration may
vary depending on whether the property is
part of a neighborhood-, community-, or
region-serving development.

Alternative neighborhood development is
generally inappropriate along expressways
and in the major development corridors
(US. 75, the Dallas North Tollway, the
President George Bush Turnpike, and State
Highway 121). Consideration may be given
to mixed use proposals that will integrate
residential and non-residential uses into a
pedestrian oriented environment. Additional
consideration may be giveri to sites that can-
not be accessed from frontage roads.
Residential development within 500 feet of
the main lanes of an expressway should be
arranged as carefully as possible to reduce
the effects of traffic noise. Until State
Highway 121 has been constructed as an
expressway and there has been an opportu-
nity to observe its potential to develop as
currently zoned, zoning changes for residen-
tial development should be avoided.

Policy Statement 4.0 — Infill Housing (Updated February 2006)
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- Mixed Used Policy Statement

War 11, towns were, out of necessity, designed
on a pedestrian scale. In many ways, the
combination of uses all within walking distance
of each other provided natural synergies that
enhanced daily life. In fact, it wasn’t until the
“‘modern” zoning code, also referred to as
Euclidian zoning, came into common use that
land uses were so strictly separated. |n doing
so, many of the great synergies that come from
mixing uses were lost. Mixed-use development
can contribute to a variety of objectives,
including housing provision, revitalized town
centers and more sustainable urban
environments. The benefits of mixed-use
include:

e Creating a local sense of place.
Although difficult to quantify, mixed-use
areas can create a vibrant sense of place
and community. This can be not just on
a city-wide scale, but it can also be a tool
that helps to differentiate neighborhoods.
And, as mentioned above, by supporting
pedestrian movement, these areas provide
increased opportunities for neighbors to
meet and interact. They also provide a
wider variety in the types of environments
to be found in the city, adding interest and
diversity.

e Creating areas that are active
throughout the day. A mix of uses
eliminates the problems of residential
areas that are largely unpopulated during
the day, and commercial areas that are
desolate after business hours. Mixed-use
areas have populations and activities that
take place throughout the day, making
them more vibrant and safe.

¢ Increasing housing options for diverse
household types. Mixed-use areas often
have higher density housing types, such
as apartments and townhouses, close to
amenities and add to the variety of housing
options available within the city which is
especially important to meet the needs of
an increasingly diverse population.

» Reducing auto dependence. Mixed-use
areas provide a variety of services and
activities within a walkable distance of

housing, allowing residents to conduct
more of their daily activities without
depending on automobiles. Reduced auto
dependence especially provides greater
independence for seniors and children who
can often be marginalized simply because
they cannot drive.

¢ Increasing travel options. Mixed-use
areas, if well designed, can comfortably
support pedestrian, bicycle, transit, and
automobile traffic.

Analysis

As Plano begins to incorporate mixed-use into
what historically has been a suburban land use
pattern, itis important to define how and where
this type of development fits within the city.
Successful mixed-use projects can be created
on many scales and in many locations - in an
individual building, a series of buildings grouped
together, or as a predominant characteristic
across an urban area (urban center). Whatever
the scale, there must be a readily identifiable
mix of functions which jointly activate the urban
form. The effect must be more than just an
aesthetic one.

Policy Statements

The following guidelines are intended to assist
with the evaluation of proposals for mixed-use
projects. These guidelines cannot address all
of the issues relating to a particular site and
therefore are not the sole determinants of
zoning decisions. However, they do provide a
framework for evaluating mixed-use proposals.
Also, within the City, there are a variety of
environments where mixed-use projects can
be successful from a neighborhood from a
corner store serving a neighborhood to a large
urban center. This checklist addresses
characteristics that generally are achievable in
both small - and large-scale mixed-use projects
and some specific considerations based on
location. It may be possible to fulfill the intent
of this policy statement without meeting every
guideline.



Mixed Used Policy Statement

discussed with neighborhood groups and other
stakeholders. Where appropriate, the Planning
Department can facilitate these efforts.

Multiple Uses/Integration of Uses
uses are mixed on-site or are mixed in
combination with adjacent uses (existing or
planned).  The combining of land uses
promotes easy access among services, stores
and other amenities especially by pedestrians.

General Guidelines:

o Is there a variety of uses? Are the uses
complementary/synergistic? For example,
do the non-residential activities in the
development enhance the livability of the
residential parts?

¢  Aretheusesin afine grain either vertically
and/or horizontally so that the complement
of buildings and uses is well integrated?

* Are buildings
grouped?

tightly connected or

e If the development is phased, is the first
phase sufficient to stand on its own as a
mixed-use development?

*  Are residential uses integrated within the
development and not isolated, so that the
range of amenities such as shops,

restaurants and public spaces are
available and easily accessible to
residents?

Density - Mixed-use development generally
requires increased density, which allows for
more compact development. Higher densities
increase land-use efficiency and housing variety
while reducing energy consumption and
transportation costs. The mixed-use buildings
that result can help strengthen or establish
neighborhood character and encourage walking
and bicycling.

General Guidelines:

e s the site developed at an urban density
rather than suburban?

- Land

s Are the majority of buildings two to three
stories or higher?

e Do the second story and higher floors
contain useable space, instead of being
included just for aesthetic effect?

« Does the site layout create clusters of
buildings to promote a variety of
transportation options (pedestrian, bike,
automobile, mass transit etc)?

e |sthe majority of the land area within each
block used for buildings and not for surface
parking, open space or landscaping?

Pedestrian Orientation - All portions of the
development are accessible by a direct,
convenient, attractive, safe, and comfortable
system of pedestrian facilies, and the
development provides appropriate pedestrian
amenities. The design of buildings supports a

_safe and attractive pedestrian environment.

General Guidelines:

o |s the development sufficiently compact?
Can people comfortably walk between
major uses without being tempted to move
their car?

e Do the physical arrangement and design
of the buildings support the pedestrian
environment?

¢ Are there pedestrian walkways through
sites, connecting entrances, buildings, and
the public sidewalk? Do they form a
comprehensive network?

e Are the street crossings, drives, and
parking areas clearly marked?

e Are the sidewalks wide enough to
accommodate pedestrians as well as
street life (for example a sidewalk café)?

e [slandscaping or other buffering provided
between parking lots and adjacent
sidewalks or streets?
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e  Does the project provide public space that
will realistically be used? For example,
the “function” of a public space may
include transportation, in the case of the
sidewalk; or recreation and socialization,
in the case of a plaza or park.

v Does the site design enhance and support
the public space?

* Do the public spaces provide social and
leisure activities similar to those provided
by parks, schools and libraries in a
traditional, suburban Plano neighborhood?

Human Scale - Although the world is large,
we perceive it piece by piece. In urban design,
details count. Things look different close up
walking at 2 mph than they do from behind a
windshield at 30 mph. Everything seen and
experienced from the sidewalk - building fronts,
signs, lighting, open space should be designed
for human interaction at a pedestrian’s
perspective.

Note: While much of this information is not .

typically required for a zoning petition to be
filed, these items are especially important to
the success of mixed-use projects, and
. additional information and details should be
provided for the evaluation of mixed-use
projects.

General Guidelines:

. Do the buildings contain windows and
doors on all or most sides?

e Does the design of the street space
include trees, light standards, benches and
other amenities to give the development
a human scale?

« Are the building fagades designed to a
human-scale, for aesthetic appeal,
pedestrian comfort, and compatibility with
the design character of the district or
neighborhood?

° Does the design reflect the context of its
surroundings or create its own distinct look
and identity? This does not mean that it

needs to copy or mirror the architectural
style of the surrounding buildings (unless
that is critical to the historic character of
an area).

Elements to look at:

e  Existing architectural character of the
neighborhood/district

e  Continuity of the building sizes

¢ How the street-level and upper-level
architectural detailing is treated

e  Roof forms

e  Rhythm of windows and doors

e General relationship of buildings to public
spaces such as streets, plazas, other open

space, and public parking

® Signage



CITY OF PLANO
PLANNING & ZONING COMMISSION

December 6, 2010

Agenda Item No. 12
Election of 1st and 2nd Vice Chair

Applicant: City of Plano

DESCRIPTION:
Election of the 1st and 2nd Vice Chair.
REMARKS:

At the November 15, 2010, Planning & Zoning Commission meeting, nominations were
made for the positions of 1st and 2nd Vice Chair. Commissioner Downs was nominated
for the 1st Vice Chair position and Commissioner Coleman was nominated for the 2nd
Vice Chair position.

At this meeting, the Commission must vote to elect a commissioner to each of these
positions. Each respective position must be voted on individually. The election may be
by “a show of hands” or by paper ballot.



