PLANNING & ZONING COMMISSION
PLANO MUNICIPAL CENTER
1520 K AVENUE

May 4, 2009
ITEM ACTION
NO. EXPLANATION TAKEN
6:30 p.m. - Dinner - Planning Conference Room 2E
7:00 p.m. - Regular Meeting - Council Chambers
The Planning & Zoning Commission may convene into Executive
Session pursuant to Section 551.071 of the Texas Government Code
to Consult with its attorney regarding posted items in the regular
meeting.

1 Cali to Order/Pledge of Allegiance

2 | Approval of Agenda as Presented

3 Approval of Minutes for the April 20, 2009, Planning & Zoning Commission
meeting. ’

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 Final Plat: Fairview Premier Phase Il Addition, Block 1, Lot 1 - Kennel
TF (indoor pens)/commercial pet sitting on one lot on 2.5+ acres located on

the west side of Premier Drive, 550% feet north of Renaissance Drive.
Zoned Corridor Commercial. Neighborhood #36. Applicant: Fairview
Premier Drive, LLC

END OF CONSENT AGENDA
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PUBLIC HEARINGS

Public Hearing: Amendments to the Subdivision Ordinance Regarding
the Land Study Review Process - Request to amend Section 3 (Piatting
Procedures) and related sections of the Subdivision Ordinance to change
the development review process for single-family detached residential
development from a land study review process to a concept plan process
and delete the land study process. Applicant: City of Plano

Public Hearing: Zoning Case 2009-03 - Request to amend Section
2.800 (District Charts) of Article 2 (Zoning Districts and Uses); Section
3.100 (Supplementary Regulations for Principal Permitted Uses and
Specific Uses), Section 3.1200 (Landscaping Requirements) and Section
3.1700 (Storm Water Management) of Article 3 (Supplementary
Regulations); Section 4.100 (Planned Development District) of Article 4
(Special District Regulations) and related sections of the Zoning
Ordinance to change the development review process for single-family
detached residential development from a land study review process to a
concept plan process and delete the fand study process. Applicant: City
of Plano

Public Hearing: Amendments to the Subdivision Ordinance Regarding
Waivers from Development Exactions - Request to amend Subsection
1.12 (Waivers from Development Exactions) of Article 1 (General
Provisions) and related sections of the Subdivision Ordinance, pertaining
to procedures and requirements for waivers of exactions for dedications
and public improvements. Applicant: City of Plano

END OF PUBLIC HEARINGS

Discussion & Direction: Amendments to the Thoroughfare Standards
Rules and Regulations - This item is a request for discussion and direction
regarding potential amendments to the Thoroughfare Standards Rules
and Regulations. Applicant: City of Plano

Discussion & Direction: Amendments to the Zoning Ordinance
Regulations for Household Care and Rehabilitation Care Facilities,
Boarding Houses, and Establishing a Reasonable Accommodation
Process for Persons with Disabilities - Discussion and direction on
amending the Zoning Ordinance regulations for Household Care and
Rehabilitation Care Facilities and Institutions, Boarding Houses and
Establishing a Reasonable Accommodation Process for Housing for
Persons with Disabilities. Applicant: City of Plano

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

Plano Municipal Center is wheelchair accessible. A sloped curb entry is
available at the main entrance facing Muriicipal 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.

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

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

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

e 3 minutes each for all other speakers, up to a maximum of 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.

e 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 ITEM

May 4, 2009

Agenda Iltem No. 5a
Final Plat: Fairview Premier Phase |l Addition, Block 1, Lot 1
Applicant: Fairview Premier Drive, LLC

Kennel (indoor pens)/commercial pet sitting on one lot on 2.5t acres located on the
west side of Premier Drive, 550+ feet north of Renaissance Drive. Zoned Corridor
Commercial. Neighborhood #36.

The site is currently being developed as a kennel/commercial pet sitting with indoor
pens. The purpose of the final plat is to dedicate easements necessary for completing
the development. ‘

Recommended for approval as submitted.




L |
44444 5l A A
s . CAMBRIDGEDR
= E [CAMBRIDGE DR, | _
B ' c
,+ ..... ,mx -‘“ ! V-—‘-l.’- i
1]

~ PRIWIER DR

[ ;
s ! H
Phromesy -
y BN

™

JoNe

PROMENADE DR .

~

o

o

~PRSTEDR LN

T
PIERRELN ™

25
Yo
&
!
&%
!
3
G

N
%
5

eSele!

ol
3058
3
<
(Ol
%!
!

o
X

3

>
35
X5
.’
X2

&
<
oo

o

£
!
p%e!
oPo!
3
%
0!

>
X X0
000
XX
000
4’%’

X

L
.0
"' XX

£

CpRdUSELR. T
H |

(

S

w £
P/O("ﬁa
9|S

ltem Submitted: FINAL PLAT

Title: FAIRVIEW PREMIER PHASE || ADDITION
BLOCK 1, LOT 1 ‘

Zoning: CORRIDOR COMMERCIAL
(O 200" Notification Buffer

s




69/2L/F ‘Y0 LU

SYXIL CAINAGY MEPIOD CONKLS JO 4D 8T CON 1 IVHISEY i
CAIASOS [ 1IMOCY INYO Jhl N d YIS ONVT U0 1ovEL 240V N *
S L v ONIIE UNT SYXTL CWINOGY NITOD SOH0D I Jv (968 1ovd Loy I
WOOE ININIOA RV CAINDQD NITIGD ONYI 10 40D il GF NOHIJQY i
NV OONOIIGOY 3 FSYHL §IAISG MUANIYL ) L0741 N2OTS 40 1T¥ ONITE e i

NOIIAOV 11 ISVHY NIININS MIIANIYV S )
107 1 M08 T e
1D AV VNI A

| siee) NUSH BIST
A0 DA M RABIY L
s

CdVA LLINGIA

W e (O

T TR NN TN
) ST 4 1nA7
3NN MY MO RO i
” I .

Wionae e, s

R TIRINTATEN

nlt ) e v

oo g
PR

niwa 0 awos

LTI IR R

v v LIS A3 W O LNV A N IONE A A

VI A A ded

RSN B L

A Sy s s by 04 s
PRIV

PR ot VRt P UsY

B T ST T gy gy T

INuD WIS CRY Gl A RINO 1A

fassasing

FULOINATY B ST By A) Daw$ A, PIPIEL A D4l Bus Gl DIDGN
e e s Bo i s, dn B0y i) G PR MRS B AwOu N0 wita
= pasoedte Aepwnint Ao Sl w6 0

e e I R

B s 5 undun
o dyone

st @) 9u0 w

o heat $ e BDRIL SnGg 3 A AR RSN

Cna e S e 5300 vaeouns Bu a2 ke 0y Lalany Raeade 08 Say N2 K0 41003

SYX1L 0 TS

¥ osr s
15 8277901
1 XJ0M i {0}

N3 8bs B sy IMOIEEI/I B0 Sdusne 02iAG 0w Tushs
. Uatio e #n Crsbdu puo
 p3s s

Sinta) A1 s s wiwn) Suwuny g bumuely Amorg

s Ay ypasa atas Ay

AN R ]

Noreg bunyg £ 3 Ak ) Buue) K buseusi

yo Tna Sl QWY

[

TAGBAAY 1O LIYILHNDD

T RN P P TR WY

ey e A

AN

OO B N

ERTI A
,erde ave

pavarmrs
T T PR FTSI T  D T

" " o ho Dnsha
1 KA PO
SR . 3 ey G v iy AE G Apnand corbEare 3o W 00 IR

AR Y R uKe i B KGR K10 40 41Nn0 5
YU @ A

oy

ANTNG

Wrer un s ke

wem o Ky

[ R N
BT R TR P PO
F0 b -y D keq P A N T

Sl 0 LAl )
VR T

WO K UNO)
LTSI R VR

. at, e
R R

. . - . : |
- - - e
. PN B ! ' g
P xessy Aprss , i l Pl ¥ D
e B Cr s e .
TN < en o : e [ . .
. . s . fehe T ’
ey S K W . . { ! oo S

O aNnat

Lew QN300




CITY OF PLANO
PLANNING & ZONING COMMISSION

May 4, 2009

Agenda Item No. 6

Public Hearing: Amendments to the Subdivision Ordinance Regarding the Land Study
Review Process

Applicant: City of Plano

DESCRIPTION:

Request to amend Section 3 (Platting Procedures) and related sections of the
Subdivision Ordinance to change the development review process for single-family
detached residential development from a land study review process to a concept plan
process and delete the land study process.

BACKGROUND:

The City of Plano currently utilizes two different development review processes - one for
commercial development and another for single-family residential development. The
commercial development process begins with the preparation of a concept plan. The
process for single-family residential begins with preparation of a land study.

While not vastly different from a concept plan, the land study was better suited to the
subdivision of land into large, single-family subdivisions. However, development trends
have shifted significantly and today, Plano rarely sees new, large scale, single-family
developments. In response to this shift in development activity and, as part of ongoing
efforts to maintain a streamlined development process, the land study requirement is
proposed to be replaced by the concept plan, which is currently the requirement for all
other development types. Implementation of these changes will result in a single
development review process.

To remove this requirement, amendments to the Subdivision Ordinance and Zoning
Ordinance are necessary. This agenda item addresses the requisite changes to the
Subdivision Ordinance. Changes to the Zoning Ordinance are addressed in a
subsequent agenda item.

The proposed changes to the Subdivision Ordinance are shown in the attached copy of
the Ordinance. (Additions are indicated in underlined text; deletions are indicated in
strikethrough text). The majority of the changes are found in Sections 3.1 and 3.2 of



Article Il (Platting Procedures), however references to the land study and
corresponding changes do occur throughout the document.

RECOMMENDATION:

The Subdivision Ordinance should be amended as shown on the following attachment.

Agenda Item #6 (05/04/09) Page 2 of 2



CITY OF PLANO SUBDIVISION ORDINANCE

Introduction and Procedural Overview

The Subdivision Ordinance of the City of Plano is designed to prepare land for
development. Prior to submission of applications, a pre-application meeting is required.
The purpose of the meeting is to review potential subdivision design before formal
submittal. City of Plano engineering and planning staff will discuss storm water impacts
of the proposed development and opportunities to achieve storm water quality and

quantity goals of Plano’s Texas Pollution Discharge Elimination System (TPDES)
permit.

The process for gaining subdivision approval depends on the size and complexity of the
subdivision. Minor subdivisions, which are subdivisions of four or fewer lots requiring
no public improvements, may be approved by staff in a one step process. Approval of
major plats may involve from one to three steps depending on the nature of
development. In addition, remainders of tracts being subdivided and parcels smaller
than five acres but not proposed for improvement or development may in some
instances be approved in a one step process under the conveyance plat provisions of
the ordinance. Some types of subdivisions are not regulated under this ordinance.
These exempt subdivisions include divisions of property where no part being created is
smaller than 20 acres, certain forms of lease holds, divisions created through
inheritance, and divisions created by the action of a court of law. However, no property
may be developed without an approved plat. The general process of subdivision
approval is described below. This description does not substitute for the actual
regulations contained in Articles 1-7.

1. Major Subdivision Approval Process - The approval process for a major subdivision
typically begins with the preparation of a land-studyconcept plan. This plan
establishes a general schematic for the site development, primarily focusing on
vehicular access and circulation. Concept plans may be used to separate large
properties into parts for phasing site planning and development. A {and
studyconcept plan may be as simple as a plan defining the location of arterial or
collector streets shown on the city's thoroughfare plan. However, a lard
studyconcept plan may also show the preliminary layout of local streets and lots.
Approval of a land-studyconcept plan showing the proposed street and lot layout is
required prior to the submittal of a preliminary plat for a residential subdivision.
Land studies may be used to define a phasing plan for the development of property.
In this case, areas proposed for immediate development will be more detailed than
future phases of the development. Land studies for muiti-phased projects may be
amended and refined as subsequent phases are ready to proceed through the
subdivision approval process.

The approval of a preliminary plat is the second step in processing a major
subdivision. The preliminary plat must generally conform with the approved concept

N:RPT\SUBORD 05/05 1



plan for the property. The preliminary plat is a detailed, fully dimensional plat and
engineered plan for the subdivision. Following the approval of the preliminary plat
by the Planning & Zoning Commission and the release of the engineering plans by
the City Engineer, the developer may begin construction of the subdivision
improvements. The preliminary plat may not be filed with the county clerk, nor may
lots be sold with preliminary plat approval.

The final stage of the subdivision process is approval of the final plat. Once the
improvements have been constructed, inspected and approved for acceptance by
the City Engineer, the final plat may be presented to the Planning & Zoning
Commission for approval. All corrections and alterations to the plat are made prior
to approval, thus eliminating the reasons for most replats. If improvements have not
been completed or if minor corrections are needed, the developer and the city may
enter into an improvement agreement specifying the work remaining and providing
necessary surety for future performance. This agreement can be approved
concurrent with a final plat, thereby allowing the plat to be filed and lots sold. If the
developer elects to do so, he could enter into a development agreement with the city

for all improvements. This would only be appropriate for small subdivisions,
however.

2. Minor Subdivision Approval Process - The ordinance provides a one step process
for minor plats. A minor plat is defined as a subdivision of four or fewer Iots not
requiring any public improvements. Minor plats can be processed for either
residential or nonresidential subdivisions. Minor plats can be approved by staff
without any action by the Planning & Zoning Commission.

3. Conveyance Plats - The Subdivision Ordinance recognizes the need to subdivide
and sell property without plans for its immediate development. In addition, a lot from
a tract may be sold for development, leaving an unimproved remainder. A
conveyance plat allows the recording of a subdivision without requiring the
construction of public improvements. This alternative is an interim step in the
subdivision process and may generally be used only where the parcels or lots being
created are larger than five acres.

A conveyance plat is a boundary survey drawn as a plat. Easements, dedications
and reservations may be recorded on a conveyance plat. Engineering plans are not
required to process a conveyance plat, unless the developer plans to construct
limited improvements on the property. Development fees are not collected at the
time of conveyance plat approval.

N RPT\SUBORD 05/05 2



4. Review Time - Landstudies, preliminary—Preliminary plats, final plats and
conveyance plats will be acted on within 30 days of filing. All land-studies and-plats
not acted upon within this time frame will be considered approved. Minor plats may
be processed in a shorter period, since they only require staff approval. All other
approvals require the action of the Planning & Zoning Commission.

5. Appeals - The action of staff concerning a minor plat may be appealed to the
Planning & Zoning Commission. The action of the Planning & Zoning Commission
regarding subdivision approval may be appealed to the Plano City Council.

N.RPT\SUBORD 05/05 3
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ARTICLE |. GENERAL PROVISIONS

1.1 Title

These regulations shall be officially known, cited and referred to as the Subdivision
Regulations of the City of Plano (hereinafter "these regulations").

1.2 Policy

a. The subdivision or platting of land and the subsequent development of the land

is subject to the control of the city pursuant to the Comprehensive Plan for the
orderly, planned, efficient, and economical development of the city.

Land to be subdivided or platted shall be of a character that can be used safely
for building purposes without danger to health or peril from fire, flood, or other
menace, and land shall not be developed until adequate public facilities and

improvements exist and proper provision has been made for drainage, water,
sewerage, and streets.

Proposed public improvements shall conform to and be properly related to the
proposals shown in the Comprehensive Plan and the capital improvements
program of the city. These regulations shall supplement and facilitate the
enforcement of the provisions and standards contained in building and housing
codes, zoning ordinances, the Comprehensive Plan and the capital
improvements program of the city.

Land that has been platted prior to the effective date of this ordinance shall,
whenever possible, be brought within the scope of these regulations to further
the purposes identified in Section 1.3.

1.3 Purposes

These regulations are adopted for the following purposes:

a.

To protect and provide for the public health, safety, and general welfare of the
city.

To guide the future growth and development of the city in accordance with the
Comprehensive Plan.

To ensure safety from fire, flood, and other danger, and to prevent
overcrowding of the land and undue congestion of population.

To guide public and private development in order to provide adequate and
efficient transportation, water, sewerage, drainage, and other public
requirements and facilities.

N:RPT\SUBORD 05/05 1



e. To provide for the circulation of traffic and pedestrians required for the
beneficial use of land and buildings and to avoid congestion throughout the
city.

f. To establish reasonable standards of design and procedures for platting and
replatting to further the orderly layout and use of land, and to ensure proper
legal descriptions and monumenting of platted land.

g. To ensure that adequate public facilities and services are available and will
have sufficient capacity to serve the proposed subdivision or addition and that
the community will be required to bear no more than its fair share of the cost of
providing the facilities and services.

h. To prevent the pollution of streams and ponds; to ensure the adequacy of
drainage facilities; to safeguard the water table, and to encourage the wise use
and management of natural resources, and enhance the stability and beauty of
the community and the value of the land.

I. To provide for open spaces through the most efficient design and layout of the
land.

j. To remedy the problems associated with inappropriately platted lands,

including premature subdivision, incomplete subdivision and scattered
subdivision.

1.4 Authority

a. These regulations are formulated under the powers granted by Chapter 212,
Subchapters A and B of the Texas Local Government Code. The term "plat"
as used in Subchapter A and this ordinance shall also include within its

definition the term "development plat" specified in Subchapter B, except where
noted.

b. In addition to its other responsibilities, the Planning & Zoning Commission of
the City of Plano (hereinafter "Commission") is vested with the authority to
review, approve, conditionally approve and disapprove applications for the
platting or subdivision of land, including land studies, conveyance plats,
preliminary plats, final plats, amended plats, replats, and vacations of plats,
subject to review by the Council. The Commission may grant variances from
these regulations pursuant to the provisions of Section 1.11.

c. The Director of Planning is vested with the authority to approve minor plats.

The Director of Planning may, for any reason, elect to present a minor plat to
the Planning & Zoning Commission for approval. The Director of Planning may

N.RPT\SUBORD 05/05 2



not disapprove a minor plat and shall refer any minor plat refused for approval
to the Planning & Zoning Commission within 30 days of the official date of
application.

1.5 Jurisdiction

a. These regulations apply to all subdivisions of land, located within the corporate
limits of the city and within the city's extraterritorial jurisdiction, as provided by
law and to all additions of land within the corporate limits of the city, except as
expressly stated herein.

b. The following types of subdivision do not require approval by the City of Plano;
however, the city shall not extend utilities, provide access to public roads or
issue building permits for the development of any property which has not
received final plat approval, except as otherwise provided by this ordinance.

1. The division of land into two or more parts where all parts are larger than 5
acres and where no new building or improvement is proposed and no
required public improvement is to be dedicated.

2. The creation of a remainder of a tract caused by the platting of a portion of
the tract provided the remainder is larger than 20 acres.

3. The division of a tract or parcel for purposes of creating a dedication plat,

4. The creation of a leasehold for a space within a multi-occupant building or a
commercial building site which does not abut a public street, or the division
of property into such leaseholds, provided that the property is a part of an
approved subdivision or addition and regulated in accordance with the site
plan requirements of the city, and such plat has been amended as may be
required to add easements or otherwise serve the leasehold. For purposes
of this section, a leasehold abuts a public street if it is immediately adjacent
to a public street or if it is so close to a public street that no usable property
lies between the leasehold and the public street.

5. The creation of a leasehold for agricultural use of the subject property,
provided that the use does not involve the construction of a building(s) to be
used as a residence or for any purpose not directly related to agricultural
use of the land or crops or livestock raised thereon.

6. The division of property through inheritance, the probate of an estate, or by
a court of law.

c. A written request may be directed to the Commission for information

concerning whether a plat is required under these regulations, in accordance
with Section 212.0115, as amended, of the Texas Local Government Code.

N-RPT\SUBORD 05/05 3




d. The exclusion of such activities from these regulations does not waive any
jurisdiction the city now exercises or may exercise over such matters.

e. Except as provided above, no land may be subdivided or platted through the
use of any legal description other than with reference to a plat approved by the
Commission in accordance with these regulations.

f. Except as provided above and lots of record established prior to the effective
date of this ordinance, no land shall be sold, leased, or transferred until the
property owner has obtained approval of a final plat, or conveyance plat from
the Director of Planning, the Commission or the Council as required by these
regulations.

g. The city shall withhold all public improvements and utilities, including the
maintenance of streets and the provision of sewage facilities and water service,
from all tracts, lots or additions, the platting of which has not been officially
approved by the Director of Planning, the Commission, or City Council and for
which a certificate of compliance has not been issued pursuant to Section
3.6(9).

h. Except as provided in Sections 3.7 (c)(5) and 4.5, no building permit or
certificate of occupancy shall be issued for any parcel or tract of land inside the
city limits until such property has received final plat approval and is in
substantial conformity with the provisions of these subdivision regulations, and

no private improvements shall take place or be commenced except in
conformity with these regulations.

1.6 Applicable Law

All applications for plat approval, including final plats, pending on the effective date of
these regulations and which have not lapsed shall be reviewed under regulations in
effect immediately preceding the date of adoption of these regulations.

1.7 Interpretation, Conflict and Severability

a. Interpretation - In their interpretation and application, the provisions of these
regulations shall be held to be the minimum requirements for the promotion of
the public health, safety and general welfare. These regulations shall be
construed broadly to promote the purposes for which they are adopted.

b. Conflict with Other Laws - These regulations are not intended to interfere with,
abrogate, or annul any other ordinance, rule or regulation, statute or other
provision of law except as provided in these regulations. Where any provision

N:RPT\SUBORD 05/05 4



of these regulations imposes restrictions different from those imposed by any
other provision of these regulations, or other provision of law, the provision
which is more restrictive or imposes higher standards shall control.

c. Severability - If any part or provision of these regulations or the application of
these regulations to any person or circumstances is adjudged invalid by any
court of competent jurisdiction, the judgment shall be confined in its operation -
to the part, provision, or application directly involved in the controversy in which
the judgment shall be rendered and it shall not affect or impair the validity of
the remainder of these regulations or the application of them to other persons
or circumstances. The City Council hereby declares that it would have enacted
the remainder of these regulations even without any such part, provision, or
application which is judged to be invalid.

1.8 Saving Provision

These regulations shall not be construed as abating any action now pending under, or
by virtue of, prior existing subdivision regulations, or as discontinuing, abating,
modifying, or altering any penalty accruing or about to accrue, or as affecting the liability
of any person, firm, or corporation, or as waiving any right of the city under any section
or provision existing at the time of adoption of these regulations, or as vacating or
annulling any rights obtained by any person, firm, or corporation, by lawful action of the
city except as shall be expressly provided for in these regulations.

1.9 Superseding Regulations

Upon the adoption of these regulations according to law, all Subdivision Regulations of

the City of Plano previously in effect are hereby superseded, except as provided in
Section 1.6.

1.10 Amendments

For the purpose of protecting the public health, safety and general welfare, the
Commission or Council may from time to time propose amendments to these

regulations which shall then be approved or disapproved by the Council at a public
meeting.

1.11 Variances

a. General - Where the Commission finds that unreasonable hardships or
difficulties may result from strict compliance with these regulations and/or the
purposes of these regulations may be served to a greater extent by an
alternative proposal, it may approve variances to these subdivision regulations
so that substantial justice may be done and the public interest secured;
provided that the variance shall not have the effect of nullifying the intent and
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purpose of these regulations; and further provided the Commission shall not
approve variances unless it shall make findings based upon the evidence
presented to it in each specific case that:

. 1. The granting of the variance will not be detrimental to the public safety,
health, or welfare or injurious to other property:;

2. The conditions upon which the request for a variance is based are unique to
the property for which the variance is sought and are not applicable
generally to other property.

3. Because of the particular physical surroundings, shape or topographical
conditions of the specific property involved, a particular hardship to the
owner would result, as distinguished from a mere inconvenience, if the strict
letter of these regulations is carried out;

4. The variance will not in any manner vary the provisions of the Zoning
Ordinance or Comprehensive Plan, except that those documents may be
amended in the manner prescribed by law.

b. Conditions - In approving variances, the Commission may require such

conditions as will, in its judgment, secure substantially the purposes described
in Section 1.3.

c. Procedures - A petition for a variance shall be submitted in writing by the
property owner at the time when the conveyance plat, preliminary plat or final
plat is filed for the consideration of the Commission. The petition shall state

fully the grounds for the application and all of the facts relied upon by the
petitioner.

1.12 Waivers from Development Exactions

The property owner or applicant for preliminary plat approval may file a petition for
relief from a dedication or construction requirement that is applied or imposed as a
condition of approval of a PhaselHand-study.-conveyance plat, preliminary plat or final
plat. Waiver requests shall be considered in accordance with the following
procedures:
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a. Petition for Relief - The property owner or applicant must submit a written petition
for relief to the Planning Department at least 10 days prior to the Planning &
Zoning Commission’s consideration of a Phase-H-land-study.—conveyance plat,
preliminary plat, or final plat. The petition shall set forth the reasons for the waiver
request and must indicate the dedication and/or construction requirements for
which relief is being requested. An applicant may also submit a petition for relief
from conditions of plat approval added by the Commission in its consideration of a
Phase-H-land-study—conveyance plat, preliminary plat or final plat. This petition
must be submitted no later than 10 days following the Commission’s action.

b. Consideration of Plat - After receipt of a petition for relief, the Planning Department
shall schedule consideration of the plat only, within the 30 day time frame required
by state law. The Planning & Zoning Commission shall approve the plat subject to
future consideration of the applicant’'s petition for relief from a dedication or
construction requirement, or disapprove the plat.

c. Study Required - The petitioner shall provide a study in support of the petition for
relief within 14 days of filing the petition for relief. The Director of Planning may
extend the time for submitting the study for an additional 14 days upon the request
of the applicant. The study shall include the following information:

1. Total capacity of the city’s public infrastructure system or improvements to be
dedicated to the city to be utilized by the proposed subdivision, employing
standard measures of capacity and equivalency tables that relate the type of
development proposed to the quantity of system capacity. In no case shall the
calculation of the capacity used by a proposed commercial or multifamily
development be based on development intensities less than the mid-point of
intensity allowed by the particular zoning for the property. If the proposed
subdivision is to be developed in phases, such information shall be provided for
the entire development, including any phases already developed.

2. Total capacity to be supplied to the city's public infrastructure system by the
proposed dedication of an interest in land or construction of capital
improvements. If the development application is part of a phased
development, the information shall include any capacity supplied by prior
dedications or construction of capital improvements.

3. Comparison of the capacity of the city's public facilities system to be consumed
by the proposed subdivision with the capacity to be supplied by the proposed
dedication of an interest in land or construction of capital improvements. In
making this comparison, the impacts on the city’s public facilities system from
the entire development shall be considered.

4. The effect of any city participation in the costs of oversizing the capital
improvements to be constructed in accordance with the city’s requirements.
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d. Processing of Petition - The City Engineer shall evaluate the petition and supporting
study and make a recommendation to the Planning & Zoning Commission based
upon the petitioner’'s study and his own analysis. The City Engineer may utilize any
reasonable methodology and information in evaluating the petitioner’s study.

e. Consideration of Petition for Relief - The petition for relief will be considered by the
Planning & Zoning Commission no later than 30 days after receipt of a complete
supporting study. Based upon the application, supporting study and the City
Engineer's report, the Commission shall determine whether the application of the
regulations for dedication or public improvements is roughly proportional to the
nature and impact created by the development. The Planning & Zoning Commission
shall take one of the following actions in considering the petition for relief:

1. Deny the petition for relief, and impose the standard or condition requiring
dedication or construction of capital improvements in accordance with the
regulations contained within this ordinance.

2. Grant the petition for relief, and waive in whole or in part any dedication or
construction requirement necessary to meet the criteria for approval.

3. Accept alternative designs for the public infrastructure system or improvements
to be dedicated to the city.

4. Delay the imposition of the requirement until a future phase of development. If a
delay is granted, the future phase of development must be clearly defined.

5. Reduce the applicant’s cost of the dedication or construction requirement.

f. Criteria for Approval - The Planning & Zoning Commission shall determine whether
the application of the regulations requiring dedication of an interest in land for
public improvements or construction of capital improvements is roughly
proportional to the nature and extent of the impacts created by the proposed
development on such water, wastewater, roadway, or drainage system, and
reasonably benefits the development. The Commission shall take into account the

evidence submitted by the petitioner and the City Engineer's report and
recommendation.

g. Appeals - The decision of the Planning & Zoning Commission on a petition for
relief may be appealed in accordance with Article Ill, Section 3.9 of this ordinance.
An appeal constitutes authorization for the plat to also be placed on the City
Council’'s agenda for consideration and action.

h. Lapse of Plat Approval - If relief is granted to the petitioner, it shall remain in effect
for the time period specified in Article lll for each type of plat, and shall end upon
expiration of the plat. Plat approvals may be extended as provided in Article Il
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i. Plat Modification - If a plat for which relief was granted is modified to increase the
number of residential units or the intensity of nonresidential uses, the City Engineer
may require a new study to validate the relief. The petition for relief and new study

shall be submitted and processed according to the procedures outlined in Sections
1-5 above.”

1.13 Enforcement, Violations and Penalties

a. Violations

1. It shall be unlawful for any owner or agent of any owner to subdivide or plat
any land into lots, blocks, and streets or to sell property therein and thereby
which has not been platted or subdivided in accordance with the
Subdivision Ordinance.

2. It shall be unlawful for any person to violate any term or provision of the
Subdivision Ordinance.

b. Penalties - Any person, firm, or corporation violating any of the provisions or
terms of the Subdivision Ordinance shall be deemed guilty of a misdemeanor
and, upon conviction thereof, be subject to a fine not to exceed $2000 for each

offense. Each and every day such violation shall continue shall be deemed to
constitute a separate offense.

c. Civil Enforcement - Appropriate civil actions and proceedings may be
maintained in law or in equity to prevent unlawful construction, to recover
damages, to impose additional penalties, to restrain, correct, or abate a
violation of these regulations, whether such violation occurs with respect to
lands within the corporate boundaries of the city or within the city's
extraterritorial jurisdiction. These remedies shall be in addition to the penalties
described above.
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ARTICLE li. DEFINITIONS

2.1 Usage

a.

b.

For the purpose of these regulations, certain numbers, abbreviations, terms,
and words shall be used, interpreted and defined as set forth in this Article.

Unless the context clearly indicates to the contrary, words used in the present
tense include the future tense and words used in the plural include the singular.

2.2 Words and Terms Defined

a.

Addition - One lot, tract or parcel of land lying within the corporate boundaries
of the city which is intended for the purpose of development.

Amended Plat - A revised plat correcting errors or making minor changes to the
original recorded final plat.

Amenity - An improvement to be dedicated to the public or the common
ownership of the lot owners of the subdivision and providing an aesthetic,
recreational or other benefit, other than those prescribed by this ordinance.

. Base Flood - The flood having a one percent chance of being equaled or

exceeded in any given year. The base flood shall be determined by using a
fully developed watershed and the city's Drainage Design Manual criteria for a
100 year storm.

Block - A tract of land bounded by streets, or by a combination of streets and

public parks, cemeteries, railroad right-of-way, shorelines of waterways, or
boundary lines of municipalities.

v

Bond - Any form of a surety bond in an amount and form satisfactory to the
city.

Capital Improvements Program - The official proposed schedule of all future
public projects listed in order of construction priority together with cost
estimates and the anticipated means of financing each project, as adopted by
City Council.

City - The City of Plano, Texas.

City Engineer - The official with responsibility to review and release plans for
construction projects, or his designee.

Commission - The Planning & Zoning Commission for the City of Plano.
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k. Comprehensive Plan - A plan for development of the city prepared and
adopted by the Council, and including any part of such plan separately adopted
and any amendment to such plan, or parts thereof.

| Construction Plan - The maps or drawings accompanying a plat and showing
the specific location and design of public improvements to be installed in the
subdivision or addition in accordance with the requirements of the Commission
as a condition of the approval of the plat.

m. Contiguous - Lots are contiguous when at least one boundary line of one lot
touches a boundary line or lines of another lot.

n. Conveyance Plat - An interim plat recording the subdivision of property or
defining a remainder of property created by the approval of a final plat for a
portion of property, where approval of final development plans is not sought.

0. Council - The City Council of the City of Plano, Texas.

p. County - Either Denton County, Texas, or Collin County, Texas, depending on |
whether a proposed subdivision or addition, or part thereof is located in such
County.

q. Dedication_Plat - A plat prepared for the purpose of dedicating land or
easements for rights-of-way to the city.

r. Developer - The person, business, corporation or association responsible for
the development of the subdivision or addition. In most contexts the terms
Developer and Property Owner are used interchangeably in these regulations.

s. Development - Any man-made change to improved or unimproved real estate,
including but not limited to, buildings or other structures, paving, drainage or
utilities, but not agricultural activities.

t. Development Exaction - Any dedication of land or easements for, construction
of, or contribution toward construction of a public improvement required as a
condition of plat approval by the city under these regulations.

u. Director - The Director of the Planning Department of the City of Plano, or
his/her designee.

v. Drainage Way - All land areas needed to allow passage of the Base Flood,
including sufficient access above the Base Flood elevation along each side of
and parallel to the natural or excavated channel.
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w. Easement - An interest in the real property of another which is the dominant

estate and is a right to use such real property for the purposes specified
therein.

x. Escrow - A deposit of cash with the city in accordance with city policies.

y. Final Plat - The map of a subdivision or addition to be recorded after approval
by the Commission and any accompanying material and additional
requirements as described in these regulations.

z. Floodplain - Any land area susceptible to being inundated by water from the
base flood.

aa.Improvement Agreement - A contract entered into by the developer and the city
by which the developer promises to complete the required public improvements
within the subdivision or addition within a specified time period following final
plat approval.

ecbb. Lot - A tract, plot or portion of a subdivision, addition or other parcel of
land intended as a unit for the purpose, whether immediate or future, of
transfer of ownership, or possession or for building development.

ddcc. Lot of Record - A lot created prior to February 1, 1961, which is the date
of first enactment of subdivision regulations for the City of Plano.

eedd. Major Plat - All plats not classified as minor plats, including but not limited
to subdivisions of more than four (4) lots, or any plat requiring creation of any
new street or extension of the city's facilities.

fee. Minor Plat - A subdivision resulting in four or fewer lots and not requiring
the creation of any new street or the extension of municipal facilities.

geff. Municipal Facility - An improvement owned and maintained by the city.

hhgg. Offsite Improvement - Any public improvement located outside the
physical boundaries of the subdivision or addition to be platted.

Hhh. Perimeter Street - Any existing or planned street which abuts the
subdivision or addition to be platted.
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jiii. Plat - The plan or map for the subdivision or addition to be filed for record in
the County where such subdivision or addition is located.

kekil. Platting - The act of preparing for approval and processing, pursuant to
these regulations, the plan or map for the subdivision or addition to be filed for
record in the County where such subdivision or addition is located.

HKK. Preliminary Plat - The preliminary drawing or drawings, described in these
regulations, indicating the proposed manner or layout of the subdivision or
addition to be submitted to the Commission for approval.

mmll.  Private Streets & Alleys - A private vehicular access way shared by and
serving two or more lots, which is not dedicated to the public and is not
publicly maintained. Private streets and alleys may be established only under
the terms of this article. The term private street shall be inclusive of alleys.

armm. Property Owner - Any person, group of persons, firm or firms, corporation
or corporations, or any other legal entity having legal title to or sufficient
proprietary interest in the land comprising the subdivision or addition, or any
representative or agent thereto, who has express written authority to act on
behalf of such owner.

oeonn. Public Improvement - Any drainage way, roadway, parkway, sidewalk,
utility, pedestrian way, off-street parking area, lot improvement, open space, or
other facility for which the city or other governmental entity will ultimately
assume the responsibility for maintenance and operation, or which may affect
an improvement for which local government responsibility is established.

ppoo. Public Way - An officially approved, privately maintained drive,
constructed to city street standards, open to unrestricted and irrevocable public
access, serving two or more lots with a minimum of 100 feet of frontage as
their primary means of access.

gqpp. Remainder - The residual land left after platting of a portion of a tract.

Platting of a residual may in some instances be required under the provisions
of this ordinance.

FFQQ. Replatting - Any change in a map of an approved or recorded plat, except
as permitted as an amended plat, that affects any street layout on the map or
area reserved or dedicated thereon for public use or any lot line, or that affects
any map or plan legally recorded prior to the adoption of any regulations
controlling subdivisions or additions. Replatting includes the combination of
lots into a single lot for purposes of development.

SSIT. Resubdivision - The replatting of a subdivision plat.
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ttss. Right-of-Way - A parcel of land occupied or intended to be occupied by a
street or alley. Where appropriate right-of-way may include other facilities and
utilities, such as sidewalks, railroad crossings, electrical, communication, oil or
gas, water or sanitary or storm sewer facilities, or for any other special use.
The use of right-of-way shall also include parkways and medians outside of
pavement. The usage of the term "right-of-way" for land platting purposes shall
mean that every right-of-way hereafter established and shown on a final plat is
to be separate and distinct from the lots or parcels adjoining such right-of-way
and not included within the dimensions or areas of such lots or parcels.

uutt. Storm Water Controls - Storm water control is a storm water conservation
area or other nonstructural or structural control per Section 3.1700 (Storm
Water Management) of the Zoning Ordinance.

wvuu.  Security - The letter of credit or cash escrow provided by the applicant to
secure its promises in the improvement agreement.

wwvv. Subdivider - Any person who (1) having an interest in land causes i,
directly or indirectly, to be divided into a subdivision or platted as an addition
or who (2) directly or indirectly, sells, leases, or develops, or offers to sell,
lease, or develop, or advertises to sell, lease, or develop, any interest, lot,
parcel site, unit, or plat in a subdivision or addition, or, who (3) engages
directly or through an agent in the business of selling, leasing, developing, or
offering for sale, lease, or development a subdivision or addition or any
interest, lot, parcel site, unit or plat in a subdivision or addition, and who (4) is
directly or indirectly controlled by, or under direct or indirect common control
with any of the foregoing.

»ww. Subdivision - The division of any tract or parcel of land into two or more
lots for the purpose, whether immediate or future, of offer, sale, or lease or for
the purpose of development. Subdivision includes the division or development
of residentially and nonresidentially zoned land, whether by deed, metes and
bounds description, devise, intestacy, lease, map, plat or other recorded
instrument. Subdivision also includes resubdivision. Subdivision also refers to
the land to be so divided, as the context may indicate. Certain types of
subdivision do not require approval by the City of Plano under the terms of
Section 1.5 (b) of these regulations.

yyxx.  Substandard Street - An existing street, or highway that does not meet the
minimum specifications in the Thoroughfare Standards Ordinance and city
Construction Standards and Specifications, or if a State Highway or FM
Highway does not meet the minimum Standard Specifications of the State
Department of Highways and Public Transportation and is not constructed to -
the ultimate extent for the type of roadway it is designated for in the major
thoroughfare plan. A standard street is a street or highway that meets or
exceeds said standard specifications and major thoroughfare plan.
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zzyy. Temporary Improvement - Improvements built and maintained by an
owner during construction of the development of the subdivision or addition
and prior to release of the performance bond or improvements required for the
short term use of the property.
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ARTICLE Ill. PLATTING PROCEDURES

3.1 General

a. Classification of Subdivisions and Additions - Before any land is platted, the
property owner shall apply for and secure approval of the proposed subdivision
plat or addition plat in accordance with the following procedures, unless
otherwise provided by these reguiations. Subdivisions are classified as major

or minor depending on the number of lots proposed and the extent of public
improvements required.

1. Minor subdivisions shall create no more than four lots and do not require
the creation of a new street or the extension of municipal facilities. Minor
subdivisions may be approved for residential and nonresidential properties.
Conveyance plats may be approved under the procedure for minor
subdivisions provided that they establish no more than four lots and do not
create a new street or extend municipal facilities. Minor plat approval
requires the submission of a final plat as described under Section 3.6, or
the submission of a conveyance plat as described under Section 3.7. The
Director of Planning may approve minor plats or refer them to the Planning
& Zoning Commission for their action.

2. Major subdivisions involve the creation of new streets, the extension of
municipal facilities or the creation of more than four lots. Major subdivisions
may be approved for residential and nonresidential properties. Conveyance
plats are considered major subdivisions if they create more than four lots or
involve the creation of new streets or the extension of municipal facilities.
The procedure for approving a major plat typically requires three-two steps:

land—s!&udé,t prellmlnary plat- and flna| plat l:andstwﬁs—requeapppeva#by

ppepamtafﬂen—ef—a—ppehmmapj—p\lai—A concept plan or prellmlnary S|te p|an
that contains sufficient information to provide for the proper coordination of
the development may be required for nonresidential property.

Except as otherwise permitted, the Planning & Zoning Commission's approval
of a preliminary plat is required prior to the construction of public improvements
to the property. The preliminary plat and the associated engineering plans for
the property may be amended during construction, with only major changes
requiring reapproval by the Planning & Zoning Commission.

Upon completion of the required public improvements, or the provision of a
subdivision improvement agreement described under Article IV, the owner may
submit a corrected final plat for the subdivision. Lots may be sold and building
permits obtained after approval of the plat by the Planning & Zoning
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Commission, and filing of the signed plat. The preliminary plat process may be
omitted if the owner enters into a subdivision improvement agreement with the
city and provides sufficient surety for all proposed public improvements. If the
preliminary plat process is omitted, engineering plans must be submitted in
conjunction with the final plat. :

b. Official Submission Date for Items Requiring Planning & Zoning Commission
and Staff Approval - For the purpose of these regulations, the date on which
the application is first filed shall constitute the official submission date for the
plat, after which the statutory period required for approval or disapproval of the
plat shall commence to run. The Planning Department shall publish at least 30
days prior to the beginning of each year a calendar of official submittal dates.
This calendar shall specify two submittal dates for each month. All applications
delivered to the city on a date other than a scheduled date shall be dated
received on the next official submittal date.

c. Approval Criteria - Applications for the approval of studies and plats as defined
by this ordinance shall be evaluated for compliance with these regulations and
the requirements contained in the city's standard specifications manual and
other such design manuals that are incorporated herein by reference. The
determination of infrastructure needs and capacity and the delineation of
floodplain or other limitations on development will be done only during the
review and approval of either a preliminary or final plat complete with required
engineering plans and studies. The approval of any study or plat other than a
preliminary plat does not certify the availability or capacity of infrastructure or
that the property is suitable for development.

d. Statutory Compliance Procedure - The Director shall place the application on a
scheduled meeting of the Commission prior to the expiration of thirty (30) days
following the official submission date. The Commission shall approve or
disapprove the application, or identify requirements which must be satisfied
prior to approval of the application, at the meeting. If the Commission fails to
approve or disapprove (disapproval includes the identification of requirements
to be satisfied prior to approval) an application within 30 days of the official
submission date, the application shall be deemed approved. However, the
identification of requirements by the Commission, (at a scheduled meeting of
the Commission prior to thirty (30) days following the official submission date)
which remain to be satisfied prior to plat approval, shall constitute disapproval
of the application for purposes of statutory compliance only. Unless the
Commission unconditionally disapproves the plat application within such
period, the city shall continue to process the application for compliance with
these regulations. The Commission may not table a land-study—preliminary
plat, final plat, and conveyance plat, but may request the applicant to withdraw.
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These items must be withdrawn by the applicant if the applicant is not ready to
proceed. The applicant may resubmit the project with no additional fees if it is
rescheduled_within 60 days of the date of withdrawal. The Commission shall
consider the application within 30 days.

e. Fees, Application Forms, and Procedures - City Council shall establish a
schedule of fees as required to recoup costs related to the administration of
this ordinance. The Director may establish procedures, forms and standards
with regard to the content, format and number of copies of information

constituting an application for a lard-study—preliminary plat, conveyance plat,
replat, vacation of plat or final plat.

f. Extraterritorial Jurisdiction - Land in the city’s extraterritorial jurisdiction is

subject to platting, as provided by law, except that the Planning & Zoning
Commission may rule that platting is not required in some instances. The
approval of a land-study—or plat for land within the extraterritorial jurisdiction
does not constitute approval of land use. Properties incorporated subsequent
to platting are subject to the city’s zoning authority.
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3.32 Preliminary Plat

a.

C.

Purpose - The purpose of the preliminary plat is to allow the Commission
and/or the City Council to evaluate the proposed plat for conformity with
requirements and conditions identified at the time of land-studyconcept plan,
preliminary site plan, or conveyance plat approval and to evaluate construction

plans for public improvements or to provide adequate security for construction
of the same.

Applicability - A preliminary plat is required for all major subdivisions pridr to the
construction of public improvements, except as permitted under Section 3.2(b).

If a preliminary plat is omitted, a final plat shall be required in conformance to
Section 3.6. :

Application Procedure and Requirements - On forms approved by the city, the
applicant shall file for approval of a preliminary plat, which conforms
substantially with the land-study-or-alternate-plan-as-permitied-underSection
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3-2{bjconcept plan, preliminary site plan, or conveyance plat submitted by the
applicant. The plat shall be prepared by or under the supervision of a
registered public surveyor in the State of Texas and shall bear his seal,
signature and date on each sheet. The payment of all applicable fees shall be
required at the time of submission.

1. Pre-Application Conference - Before preparing the land-studypreliminary
plat, the applicant shall schedule an appointment and meet with the staff of
the Planning and Engineering Departments. The purposes of the pre-
application conference are to review the proposed development with regard
to storm water quality and quantity goals of Plano’s TPDES permit; to
discuss the procedures for approval of the plat and the requirements as to
general layout of streets and/or reservations of land, street improvements,
drainage, sewerage, fire protection, and similar matters, as well as the
availability of existing services; and to discuss application procedures and
submittal requirements.

2. General Application Requirement - Copies of the proposed preliminary plat
shall be at a scale of 1" = 100' or larger and in a form substantially as
follows:

(a) The boundary lines with accurate distances and bearings and the exact
location and width of all existing or recorded streets intersecting the
boundary of the tract.

(b) True bearings and distances to the nearest established street lines,
which shall be accurately described on the plat.

(c) Specific tree survey and tree preservation information.

(d) The exact layout including:

i. Proposed street names - Street names must be submitted to the
Planning Department for approval in accordance with the city's
guidelines for the naming of streets. Surnames or names of
corporations may not be used as street names. The Planning
Department will maintain an index of street names which will contain
these guidelines. Street names and subdivision names are fixed at
the time of approval of the preliminary plat. A fee, in accordance
with the Code of Ordinance, will be charged to change street names
and subdivision names after approval of the preliminary plat.

ii. The length of all arcs, radii, internal angles, points of curvature,
length, and bearings of the tangents.
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iii. All easements for rights-of-way provided for public services or utilities
and any limitations of the easements.

iv. All lot humbers and lines with accurate dimensions in feet and

hundredths of feet and with bearings and angles to street and alley
lines.

v. The location of the centerline of creeks or drainage ways should be
tied with accurate dimensions in feet and hundredths of feet with
bearings and angles. No unplatted remainder will be allowed
between property boundaries and centerlines of creeks.

(e) The accurate location, material, and size of all monuments approved by
the City Engineer. Horizontal and vertical control data shall be
established for a minimum of two (2) corners of the subdivision or
addition. One inch iron rods shall be set at all block corners, angle
points, points of corners, and points of tangents. One-half inch iron rods
shall be set at all other lot corners.

(f) The accurate outline of all property which is offered for dedication for
public use with the purpose indicted thereon, and of all property that
may be reserved by deed covenant for the common use of the property
owners in the subdivision or addition.

(g) Building setback lines for residential properties.

(h) Special restrictions including, but not limited to, drainage and floodway,
fire lanes, and screening.

(i) Proposed name of the subdivision or addition.

() Name and address of the property owner.

(k) North point, scale, and date.

(I) Boundary survey closure and area calculations.

(m) Additional documents necessary for dedication or conveyance of
easements or rights-of-way, as required by the city. The city may, in
some instances, require the conveyance of fee simple title for certain
rights-of-way.

(n) Entry easements to allow city inspectors to enter the property being

platted for the purpose of inspecting the construction of the public
improvements.
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3. Standards for Approval - No preliminary plat shall be approved by the
Commission or by the Council unless the following standards have been
met:

(@) The plat substantially conforms with the approved land-studyconcept
plan, preliminary site plan, conveyance plat or other study as provided in
Section 3.2(b).

(b) The construction plans have been reviewed by the City Engineer.

(c) Provision for installation and dedication of public improvements has
been made.

(d) The plat conforms to applicable zoning and other regulations.
(e) The plat meets all other requirements of these regulations.

4. Timing of Public Improvements -

(a) The Commission may require that all public improvements be installed,
offered for dedication, and ready for acceptance by the city prior to the
signing of the final plat by the Chairman of the Commission.

The Commission may permit or require the deferral of the construction
of public improvements if in its judgment, deferring the construction
would not result in any harm to the public, or offer significant advantage
in coordinating the site's development with adjacent properties and
offsite public improvements.  Any required public improvement(s)
approved for deferred construction must be provided for as required in
Article 1V prior to the approval of the final plat. (See Section 4.4)

(b) If the Commission does not require that all public improvements be
installed, offered for dedication and accepted by the city prior to signing
of the final plat by the Chairman, it shall require that the applicant
execute an improvement agreement and provide security for the
agreement as provided in Section 4.1(b).

(c) This procedure shall also apply to the approval of a final plat if the
preliminary plat is omitted.

5. Approval Procedure - After review of the preliminary plat, the report and
recommendations of the Director concerning the land-studypreliminary plat
and the application, the report and recommendation of the City Engineer on
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the construction plans, and any exhibits submitted at a public meeting, the
applicant shall be advised of any required changes and/or additions. The
Commission shall approve or disapprove the preliminary plat. One (1) copy
of the proposed preliminary plat shall be returned to the owner with the date
of approval, conditional approval or disapproval and the reasons therefore
accompanying the plat. If the Commission disapproves the proposed

preliminary plat, the applicant may execute an appeal in the manner
prescribed in Section 3.9

6. Effect of Approval - Approval of a preliminary plat by the Commission
constitutes authorization for the City Engineer to release construction plans
subject to his final approval and for the City Engineer to authorize for the
property owner to commence grading of the site and construction of such
public improvements as are required by the Commission. Approval of a
preliminary plat also authorizes the property owner, upon fulfilment of all
requirements and conditions of approval, to submit for approval an
application for final plat approval. Upon release of the construction plans,
the City Engineer may, upon request of the applicant, issue a certificate
indicating the construction plans have been released and construction of
the improvement is thereafter authorized. Additional certificates may be
issued by the City Engineer authorizing the construction of private utilities
on a phased schedule. The certificate shall read as follows:

"The preliminary plat for (insert name of the subdivision or addition) as
approved by the City of Plano Planning & Zoning Commission on (insert
date of approval) is authorized for use with engineering plans for the
construction of public improvements as approved by the City Engineer. A
final plat shall be approved by the Planning & Zoning Commission upon the
completion of all public improvements or the provision of a subdivision
improvement agreement under the terms of the Subdivision Ordinance and
submission of a final plat in compliance with Section 3.6 of the Subdivision
Ordinance of the City of Plano.

Zoning regulations that affect exterior appearance of a single-family house
or the landscaping of a single-family lot and that are adopted after approval
of a preliminary plat for a single-family residential development, shall not
apply for a period of two years from the latter of the date of plat approval or
the date of the acceptance of public improvements related to the plat.”

7. Lapse of Preliminary Plat Approval - The approval of a preliminary plat shall
be effective for a period of two (2) years from the date that the preliminary
plat is approved by the Commission or the Council, at the end of which time
the applicant must have submitted and received approval for a final plat. If
a final plat is not submitted and approved within two (2) years, the
preliminary plat approval shall be null and void, and the applicant shall be
required to submit a new plat for lanrd-study-review subject to the then
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existing zoning restrictions and subdivision regulations. (See Section 3.5
concerning extensions and reinstatement of approval.)

d. Construction Plan Procedure and Reguirements -

1. General Application Requirement - Construction plans shall be prepared by
or under the supervision of a professional engineer or architect registered in
the State of Texas as required by state law governing such professions.
Plans submitted for review by the city shall be dated and bear the
responsible engineer's or architects name, serial number and the
designation of "engineer,” "professional engineer,” or "P.E." or "architect"
and an appropriate stamp or statement near the engineer's or architect's
identification, stating that the documents are for preliminary review and are
not intended for construction. Final plans acceptable to the city shall bear
the seal and signature of the engineer or architect and the date signed on
all sheets of the plans. Public works construction in streets, alleys or
easements which will be maintained by the city shall be designed by a
professional engineer registered in the State of Texas.

2. Construction Plan Review Procedure - Copies of the construction plans,
and the required number of copies of the plat shall be submitted to the City
Engineer for final approval. The plans shall contain all necessary
information for construction of the project, including screening walls and
other special features. All materials specified shall conform to the Standard
Specifications and Standard Details of the city. Each sheet of the plans
shall contain a title block including space for the notation of revisions. This
space is to be completed with each revision to the plan sheet and shall
clearly note the nature of the revision and the date the revision was made.
The City Engineer will release the plans for construction, after approval of
the preliminary plat by the Commission and payment of all inspection fees.
Upon such release, each Contractor shall maintain one set of plans,
stamped with city release, on the project at all times during construction.
This procedure shall also apply to approval of a final plat, if a preliminary
plat is omitted. (Also see Sections 4.2 and 4.3)

3. Failure to Commence Construction - If construction has not commenced
within one (1) year after approval of the plans, resubmittal of plans may be
required by the City Engineer for meeting current standards and
engineering requirements. "Construction” shall mean installation of city
maintained public improvements.

3.43 Amendments to Land Study-or-Preliminary Plat

a. At any time following the approval of a land-study—er—preliminary plat, and
before the lapse of such approval, a property owner may request an
amendment. The rerouting of streets, addition or deletion of alleys, or addition
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C.

or deletion of more than 10% of the approved number of lots shall be
considered a major amendment. The adjustment of street and alley
alignments, lengths, and paving details; the addition or deletion of lots within
10% of the approved number and the adjustment of lot lines shall be
considered minor amendments.

The Director may approve or disapprove a minor amendment. Disapproval
may be appealed to the Commission under the terms of Section 3.1. Major
amendments may be approved by the Commission at a public meeting in
accordance with the same requirements for the approval of a land—study—or
preliminary plat.

Approval - The Commission shall approve, conditionally approve or disapprove
any proposed major amendment and may make any modifications in the terms

and conditions of preliminary plat approval reasonably related to the proposed
amendment.

. Retaining Previous Approval - If the applicant is unwilling to accept the

proposed amendment under the terms and conditions required by the
Commission, the applicant may withdraw the proposed major amendment or

appeal the action of the Commission to the City Council in accordance with
Section 3.8.

3.54 Extension and Reinstatement Procedure

a.

d.

Sixty days prior to or following the lapse of approval for a—land—study,
preliminary plat, conveyance plat, or final plat as provided in these regulations,
the property owner may petition the Commission to extend or reinstate the
approval. Such petition shall be considered at a public meeting of the
Commission.

In determining whether to grant such requests, the Commission shall take into
account the reasons for the lapse, the ability of the property owner to comply
with any conditions attached to the original approval and the extent to which
newly adopted subdivision regulations shall apply to the plat or study. The
Commission shall extend or reinstate the plat or study, or deny the request, in
which instance the property owner must submit a new application for approval.

The Commission may extend or reinstate the approval subject to additional
conditions based upon newly enacted regulations or such as are necessary to
assure compliance with the original conditions of approval. The Commission
may also specify a shorter time for lapse of the extended or reinstated piat or
study than is applicable to original approvals.

The approval of a preliminary plat fora-portion-orphase-ef-a-land-study—or the
approval of a final plat for a portion or phase of a preliminary plat, shall not
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automatically affect the expiration of approval of the land-study—er-preliminary
plat as it pertains to the balance of the property. Extensions and reinstatement

of a land-study-preliminary plat, conveyance plat, or final plat may be approved
under the provisions of this section.

3.65 Final Subdivision Plat

a. Purpose - The purpose of a final plat is to record the subdivision of property
including the accurate description of blocks, rights-of-way, easements, building
lines and street names.

b. Applicability - A final plat shall be required for subdivisions of property and the
recording of single lots in accordance with Section 1.5.

c. Application Procedure and Requirements - A final plat for minor subdivisions

may be approved by the Director. A final plat for a major subdivision shall
require approval by the Planning & Zoning Commission. Final plats shall
comply to the preliminary plat where applicable. The application shall be
accompanied by the following:

1.

Copies of the proposed final plat bearing all information specified in Section
3.3(c)1. and the following language:

"Notice: Selling a portion of this addition by metes and bounds is a violation
of city ordinance and state law and is subject to fines and withholding of
utilities and building permits.”

Formal irrevocable offers of dedication to the public of all streets, local
government uses, utilities, parks, and easements, in a form approved by the
City Attorney. The plat shall be marked with a notation indicating the formal
offers of dedication.

The improvement agreement and security, if required, in a form satisfactory
to the City Attorney and in an amount established by the Commission upon
recommendation of the City Engineer and shall include a provision that the
property owner shall comply with all the terms of the final plat approval as
determined by the Commission.

A recording fee in an amount as set by the County Clerk.
As-built construction plans, where applicable.

Accurate ties to the abstract and survey corners as required by Texas
Surveying law and the amount of acreage in each abstract shown.
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7. Certification by a Registered Public Surveyor to the effect that the plat
represents a survey made by him and that all the monuments shown
thereon actually exist, and that their location, size, and material description
are correctly shown, and that the survey correctly shows the location of all
visible easements and rights-of-way and all rights-of-way, easements and
other matters of record affecting the property being platted.

d. Standards for Approval - No final plat shall be approved by the Director, the
Commission or the Council uniess the following standards have been met:

1. The plat substantially conforms to the preliminary plat.

2. Required public improvements have been constructed and are ready to be
accepted, and/or an improvement agreement has been accepted by the city
providing for the subsequent completion of improvements.

3. The plat conforms to applicable zoning and other regulations.

4. Provision has been made for adequate public facilities under the terms of
this ordinance.

5. The plat meets all other requirements of this ordinance.

e. Approval Procedure - After review of the final plat, the Director shall place the
final plat for consideration on the agenda of a public meeting of the
Commission. Minor plats may be approved by the Director or referred to the
Commission in accordance with Section 1.4(b). In the event of disapproval,
reasons for disapproval shall be stated. One copy of the final subdivision plat
shall be returned to the applicant with the date of approval, conditional
approval or disapproval noted on the final plat, and, if the final plat is
disapproved, the reasons for disapproval accompanying the final plat.

f. Appeals - If the Commission disapproves the final plat, the applicant may
appeal to the Council in the manner prescribed in Section 3.8.

g. Certificate of Compliance - Upon final approval of a final plat required by these
regulations, the Commission shall issue to the person applying for approval a
certificate stating that the final plat has been approved by the Commission
and/or the City Council. For purposes of this section, final approval shall not
occur until all conditions of approval have been met.

h. Signing and Recording of Final Plat -

1. When an improvement agreement and security are required, the Chairman
of the Commission, or the Mayor, if approval has been granted by the
Council, and the Director or City Engineer shall endorse approval on the
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final plat after the agreement and security have been approved by the
Commission, and all the conditions pertaining to the final plat have been
satisfied.

2. When installation of public improvements is required prior to recordation of
the final plat, the Chairman of the Commission or the Mayor, if the plat has
been approved by the Council, and Director or City Engineer shall endorse
approval on the final plat after all conditions of approval have been satisfied
and all public improvements satisfactorily completed. There shall be written
evidence that the required public improvements have been installed in a
manner satisfactory to the city as shown by a certificate signed by the City
Engineer stating that the necessary dedication of public lands and

installation of public improvements has been accomplished. (See Section
4.3)

3. It shall be the responsibility of the City Engineer to file the final plat with the
County Clerk. Simultaneously with the filing of the final plat, the City
Engineer shall record such other agreements of dedication and legal
documents as shall be required to be recorded by the City Attorney. The
final plat, bearing all required signatures, shall be recorded after final
approval and within ten working days of its receipt. One (1) copy of the
recorded final plat, with street addresses assigned, will be forwarded to the
property owner by the City Engineer.

i. Effect of Approval - Approval of a final plat shall certify compliance with the
regulations of the City of Plano pertaining to the subdivision of land. An
approved and signed final plat may be filed with the County as a record of the
subdivision of land and may be used to reference lots and interests in property
thereon defined for the purpose of conveyance and development as allowed by
these regulations.

j. Lapse of Final Plat Approval - The approval of a final plat shall be effective for
a period of six (6) months from the date that the final plat is approved by the
Planning & Zoning Commission or the City Council, at the end of which time
the applicant must have met the requirements for recording of the final plat with
the County Clerk. If the applicant has not met the requirements for recording of
the final plat with the County Clerk within six (6) months, the final plat approval
shall be null and void, and the applicant shall be required to submit a new plat
for review subject to the then existing zoning restrictions and subdivision
regulations. No Certificate of Occupancy or Change of Occupancy permit will
be allowed for the property until the applicant has met the requirements for
filing of the final plat with the County Clerk. (See Section 3.5 concerning
extensions and reinstatement of approval.)
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3.76 Conveyance Plats

a. Purpose - A conveyance plat may be used solely for the purpose of subdividing
land and the recording of same, or recording a single existing lot or parcel
created by other means. A conveyance plat may be used to convey the
property or interests therein; however, a conveyance plat does not constitute
approval for development of the property and is not intended for immediate
development. A conveyance plat is an interim step in the subdivision and
development of land.

b. Applicability - Conveyance plats may be used in lieu of a final plat to record the
subdivision of property in the following instances:

1.

To record the remainder of a tract larger than five acres created by the final

platting of a portion of the property provided that the remainder is not
intended for immediate development.

. To record the subdivision of property into parcels five acres or smaller in

size that are not intended for immediate development, and where all public
improvements exist prior to approval and minimum frontage requirements
are met. All public rights-of-way must be dedicated and all abutting streets
and utilities must be installed and accepted by the city. Installation of onsite
improvements may be delayed if development of other tracts is not affected.

c. Application Procedure and Requirements -

1.

Pre-Application Conference - Before preparing the land-study_conveyance
plat, the applicant shall schedule an appointment and meet with the staff of
the Planning and Engineering Departments. The purposes of the pre-
application conference are to review the proposed development with regard
to storm water quality and quantity goals of Plano’'s TPDES permit, to
discuss the procedures for approval of the plat and the requirements as to
general layout of streets and or reservations of land, street improvements,
drainage, sewerage, fire protection, and similar matters, as well as the

availability of existing services; and to discuss application procedures and
submittal requirements.

Application Requirements - The property owner shall submit an application,
together with other supporting documents and fees, to the Director by an
official submittal date. A conveyance plat and associated documents shall
include all information listed below:

(a) The boundary lines with accurate distances aﬁd bearings and the exact |
location and width of all existing or recorded streets intersecting the
boundary of the tract. :
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(b) True bearings and distances to the nearest established street lines or
official monuments, which shall be accurately described on the plat;
municipal, township, county, or section lines accurately tied to the lines
of the subdivision or addition by distances and bearings.

(c) The location of the subdivision or addition with reference to the abstract
and survey records of the County.

(d) The exact layout including:
i. Street names (if known or proposed).

i. The length of all arcs, radii, internal angles, points of curvature,
length, and bearings of the tangents.

iii. Easements and rights-of-way (see Section 3.7(c)(2) specifying their
provision by dedication or reservation.

iv. All lot numbers and lines with accurate dimensions in feet and
hundredths of feet and with bearings and angles to street and alley
lines.

(e) The accurate location, material, and approximate size of all monuments
and corners, as provided in § 3.3(c)(1)(e).

(f) The accurate outline of all property which is offered for dedication for
public use with the purpose indicated thereon.

(g) Proposed name of the subdivision or addition.

(h) Name and address of the property owner.

(i) North point, scale, and date.

(j) Certification by a Registered Public Surveyor to the effect that the plat
represents a survey made by him and that all the monuments shown

thereon actually exist, and their location, size, and material description
are correctly shown.

(k) Additional certificates to properly dedicate easements or rights-of-way
as may be necessary.

(I) Boundary survey closure and area calculations.
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(m) Construction plans shall not be required except where street, utility and
drainage improvements are proposed by the owner. Construction plans,
easements, and dedications as appropriate shall be submitted
concurrent with the conveyance plat or any subsequent replat. The
construction plans, if any, shall be prepared by or under the supervision
of a professional engineer registered in the State of Texas and shall
bear his seal on each sheet.

(n) A certificate of ownership and dedication of all street and alley rights-of-
way to public use forever, signed and acknowledged before a Notary
Public by the owner and lien holder of the land along with complete and
accurate description of the land subdivided and the streets dedicated,
where applicable, except as provided in Section 3.7(c)(2)b.

(o) All conveyance plats must be titled "Conveyance Plat’ and carry the
following wording:

"A conveyance plat is a record of property approved by the city for the
purpose of sale or conveyance in its entirety or interests thereon
defined. No building permit shall be issued nor permanent public utility
service provided until a final plat is approved, filed of record and public
improvements accepted in accordance with the provisions of the
Subdivision Ordinance of the City of Plano. Selling a portion of this
property by metes and bounds, except as shown on an approved, filed
and accepted conveyance plat, final plat or replat is a violation of the city
Ordinance and State Law."”

3. Standard for Approval -

(a) Access - All tracts, parcels, lots or sites created by a conveyance piat
shall have frontage and access to an existing or proposed public street
defined on the Major Thoroughfare Plan or an existing standard street

meeting city construction standards and accessing the existing city
street system.

(b) Reservation of Rights-of-Way - Conveyance plats must provide for the
reservation of future rights-of-way of planned roadways. Right-of-way
reservation acknowledges the future obligation to dedicate right-of-way
for public thoroughfares and streets specified on the city's Major
Thoroughfare Plan or approved land-studyconcept plan. Reservation of
right-of-way does not grant any right or interest in the property to the city
or other entity. The final alignment may be adjusted upon final platting
in order to meet engineering design standards.
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(c) Dedication of Rights-of-Way - Dedication of right-of-way shall be
required where a conveyance plat is used to record the remainder of a
tract created by the final platting of a portion of the property. The
required right-of-way dedication shall be limited to that which is
necessary to provide access to the property proposed for final plat
approval and to complete turn lanes, intersections and transitions in
road pavement width resulting from development of the property
proposed for final plat approval.

4. Approval Procedure - A conveyance plat meeting all requirements of the
city shall be placed on the consent agenda of the Commission.
Conveyance plats shall be approved provided they comply with all
appropriate ordinances and the Comprehensive Plan. The Commission
must approve, conditionally approve or deny a conveyance plat no later
than 30 days from the date of application. If denied, the Cormmission shall
provide a written explanation of the reason for denial. If the Commission
fails to approve or deny the application within 30 days of the official
submission date, the conveyance plat shall be deemed approved. A
conveyance plat qualifying as a minor plat shall be reviewed and acted
upon by the Director of Planning in accordance with Section 3.1(c).

5. Signing and Filing -

(a) After the approval of the conveyance plat by the Commission, and the
correction of the conveyance plat as required by the Commission, the
property owner or his engineer shall submit filing fees and the required
number of copies for filing to the City Engineer for filing with the County.
Having submitted all copies and fees, the owner may request a delay of
filing for up to six months from the date of approval. Any conveyance
plat which has not been filed with the County within six months of the
date of approval shall be void. Prior to filing with the County the
property owner may withdraw and void a conveyance plat. Any
conveyance plat withdrawn and/or voided, must be resubmitted under
current regulations and procedures and reapproved by the Commission
and filed with the County. Prior to filing, the Chairman of the
Commission or the Director shall endorse approval of the conveyance
piat. One (1) copy of the recorded conveyance plat will be forwarded to
the property owner by the City Engineer.

(b) No final plat processed and approved in association with a conveyance

plat shall be filed without the concurrent filing of the associated
approved conveyance plat.
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6. Effect -

(a) Conveyance plat approval and acceptance by the city does not relieve
the owner from obligations, including fees, required by other sections of
this or other ordinances of the city pertaining to the improvement of the
property or extension of services as required to make the property
suitable for development.

(b) Neither reservation nor dedication of right-of-way shall relieve the
property owner from obligations for street construction or assessments
associated with public street improvement programs. Easements for
access, utilities and drainage may be recorded on conveyance plats.

(c) Final Platting Requirements

I.  No building permits shall be issued nor permanent utility service
provided for land which has only received approval as a conveyance
plat. Notwithstanding the above, the Director may authorize

temporary building permits, temporary occupancy permits, and
temporary utility service.

il. A conveyance plat may be superseded by a preliminary plat or final
plat in total or in part through compliance with the procedures and
requirements of this ordinance.

3.87 Development Plat

a.

This section applies to the pilatting and development of any single parcel
greater than five acres or the subdivision and development of any property into
parts, each part being greater than five acres. The term "development" means
the new construction or the enlargement of any exterior dimension of any
building, structure, or improvement. The term "improvement" shall inciude the
construction of a utility, road, parking, or drainage system. The term shall also
apply to the grading of land or clearance of trees, except as may be permitted
for valid agricultural use of the property.

Before preparing the land-studydevelopment plat, the applicant shall schedule
an appointment and meet with the staff of the Planning and Engineering
Departments. The purposes of the pre-application conference are to review
the proposed development with regard to storm water quality and quantity
goals of Plano’s TPDES permit; to discuss the procedures for approval of the
plat and the requirements as to general layout of streets and/or reservations of
land, street improvements, drainage, sewerage, fire protection, and similar
matters, as well as the availability of existing services, and to discuss
application procedures and submittal requirements.
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c. A development plat must be prepared by a registered professional land
surveyor as a boundary survey showing:

1. Each existing or proposed building, structure or improvement or proposed
modification of the external configuration of the building, structure or
improvement;

2. Each easement and right-of-way within or abutting the boundary of the
surveyed property; and

3. The dimensions of each street, sidewalk, alley, square, park, or other part
of property intended to be dedicated to public use or for the use of
purchasers or owners of lots fronting on or adjacent to the street, sidewalk,
alley, square, park, or other part, and

4. Any additional information as required by this ordinance to apply for the
approval of a plat

d. The requirements and standards for design, reservation, construction,
completion, maintenance, cost participation and escrow for public

improvements applying to the approval of a plat shall also apply to a
development plat.

e. Development plats shall be processed under the same procedures and are
subject to the same fees as apply to a plat.

f. A development plat shall be approved if it conforms to the following standards:

1. The general plans, rules, and ordinances of the city concerning its current

and future streets, sidewalks, alleys, parks, playgrounds, and public utility
facilities; and

2. The general plans, rules, and ordinances for the extension of the city or the
extension, improvement, or widening of its roads, streets, and public
highways within the municipality and in its extraterritorial jurisdiction, taking
into account access to and extension of sewer and water mains and the
instrumentalities of public utilities.

g. New development may not begin on the property until the development plat is
filed with and approved by the city. Approved development plats and other
agreements of dedication and legal documents as required shall be recorded
with the County Clerk by the City Engineer.
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h. With the written request of the developer, the city shall accept the submittal of
a plat authorized by Chapter 212, Subchapter A of the Texas Local
Government Code in lieu of a development plat. The procedures and

standards for plat application and approval contained within this ordinance
shall apply.

3.88 Appeals to Council

The applicant, Director, or two members of City Council may appeal the decision
of the Commission with regard to a land-study—preliminary plat, final plat, replat,
conveyance plat or variance by filing a Notice of Appeal in the office of the
Director, no later than ten (10) days after the date on which the Commission
notifies the applicant of its decision. Such notification may take place by means of
an oral ruling by the Commission at a public meeting. Written notice of any appeal
shall be sent to the property owner. The Notice of Appeal shall set forth in clear
and concise fashion the basis for the appeal. The Council shall consider the
appeal at a public meeting no later than 45 days after the date on which the Notice
of Appeal is filed. The Council may affirm, modify, or reverse the decision of the
Commission and may, where appropriate, remand the plat, land-study-or variance -
request to the Commission for further proceedings consistent with Council's
decision.

3.409 Dormant Projects
a. The following items will expire as of May 11, 2004:

1. Any plat or land study approved prior to February 12, 1990 on which no
progress has been made toward completion of the project.

2. All final plats which have not been filed of record with the county approved
between February 12, 1990 and the effective date of this ordinance
amendment (September 8, 2003).

b. All other plats and land studies expire according to the standards for lapse of
approval as set out within the Subdivision Ordinance.
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ARTICLE

V. ASSURANCE FOR COMPLETION AND MAINTENANCE OF

IMPROVEMENTS

4.1 Improvements and Subdivision Improvement Agreement

a. Completion of Improvements - Except as provided below, before the final plat
is signed by the Chairman of the Commission or Director, all applicants shall be
required to complete, in accordance with the city's decision and to the
satisfaction of the City Engineer, all the street, sanitary, and other public
improvements, as well as lot improvements on the individual residential lots of
the subdivision or addition as required in these regulations, specified in the
final plat, and as approved by the Commission, and to dedicate those public
improvements to the city. As used in this Section, "lot improvements" refers to
grading and installation of improvements required for proper drainage and
prevention of soil erosion.

b.

Improvement Agreement and Guarantee -

1.

3.

Adreement - The Cornmission, upon recommendation of the Director, may
waive the requirement that the applicant complete and dedicate all public
improvements prior to approval of the final plat, and may permit the
property owner to enter into an improvement agreement by which the
property owner covenants to complete all required public improvements no
later than two (2) years following the date on which the final plat is signed.
The Commission may also require the property owner to complete and
dedicate some required public improvements prior to approval of the final
plat and to enter into an improvement agreement for completion of the
remainder of the required improvements during such two-year period. The
improvement agreement shali contain such other terms and conditions as
are agreed to by the property owner and the city. Nothing in this section

shall nullify the city's obligation to participate in the construction of oversize
facilities.

Improvement Agreement Required for Oversize Reimbursement - The city
shall require an improvement agreement pertaining to any public
improvement for which the developer shall request reimbursement from the
city for oversize costs as provided in Article V. The Planning & Zoning
Commission shall authorize the approval of such agreement as meeting the
requirements of the city, and the city shall not withhold approval as a means
of avoiding compensation due under the terms of this ordinance. The City
Engineer is authorized to sign an improvement agreement on behalf of the
city.

Security - Whenever the city permits a property owner to enter into an
improvement agreement, it shall require the owner to provide sufficient
security, covering the completion of the public improvements. The security
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shall be in the form of cash escrow or, where authorized by the city, a letter
of credit, or other security acceptable to the City Attorney, as security for the
promises contained in the improvement agreement. In addition to all other
security, for completion of those public improvements where the city
participates in the cost, the owner shall provide a performance bond from
the contractor, with the city as a co-obligee. Security shall be in an amount
equal to one hundred percent (100%) of the estimated cost of completion of
the required public improvements and lot improvements. The issuer of any
surety bond and letter of credit shall be subject to the approval of the City
Attorney.

4. Letter of Credit - If the Commission authorizes the property owner to post a
letter of credit as security for its promises contained in the improvement
agreement, the letter of credit shall:

(a) Be irrevocable.

(b) Be for a term sufficient to cover the completion, maintenance and
warranty periods but in no event less than two (2) years.

(c) Require only that the city present the issuer with a sight draft and a
certificate signed by an authorized representative of the city certifying to
the city's right to draw funds under the letter of credit.

5. As portions of the public improvements are completed in accordance with
the Standard Specifications and the engineering plans, the Developer may
make application to the City Engineer or his designee to reduce the amount
of the original letter of credit. |f the City Engineer or his designee is
satisfied that such portion of the improvements has been completed in
accordance with city standards, he may (but is not required to) cause the
amount of the letter of credit to be reduced by such amount that he deems
appropriate, so that the remaining amount of the letter of credit adequately
insures the completion of the remaining public improvements.

6. Upon the dedication of and acceptance by the city of all required public
improvements, the city shall authorize a reduction in the security to 10% of
the original amount of the security if the property owner is not in breach of
the improvement agreement. The remaining security shall be security for
the owner's covenant to maintain the required public improvements and the
warrant that the improvements are free from defect for one year thereafter.
If the required security for maintenance and warranty is provided by the
contractors or by others, the city will release the entire amount of the
developer security- as provided in Section 6.5.
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c. Temporary improvements - The property owner shall build and pay for all costs
of temporary improvements required by the Commission and shall maintain
those temporary improvements for the period specified by the Commission.
Prior to construction of any temporary facility or improvement, the owner shall
file with the city a separate improvement agreement and escrow, or, where
authorized, a letter of credit, in an appropriate amount for temporary facilities,
which agreement and escrow or letter of credit shall ensure that the temporary
facilities will be properly constructed, maintained, and removed.

d. Government Units - Governmental units to which these contract and security
provisions apply may file, in lieu of the contract and security, a certified
resolution or ordinance from officers or agencies authorized to act in their
behalf, agreeing to comply with the provisions of this Article.

e. Failure to Complete Improvements - For plats for which no improvement
agreement has been executed and no security has been posted, if the public
improvements are not completed within the period specified by the city, the
land-study—or-preliminary plat approval shall be deemed to have expired. In
those cases where an improvement agreement has been executed and
security has been posted and required public improvements have not been
installed within the terms of the agreement, the city may:

1. Declare the agreement to be in default and require that all the public
improvements be installed regardless of the extent of completion of the
development at the time the agreement is declared to be in default;

2. Suspend final plat approval until the public improvements are completed
and record a document to that effect for the purpose of public notice;

3. Obtain funds under the security and complete the public improvements
itself or through a third party;

4. Assign its right to receive funds under the security to any third party,
including a subsequent owner of the subdivision or addition for which public
improvements were not constructed, in whole or in part, in exchange for that
subsequent owner's promise to complete the public improvements on the
tract;

5. Exercise any other rights available under the law.

f. Acceptance of Dedication Offers - Acceptance of formal offers of dedication of
street, public areas, easements, and parks shall be by authorization of the City
Engineer. The approval by the Commission of a plat, whether lard-study:
conveyance, preliminary or final shall not in of itself be deemed to constitute or
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imply the acceptance by the city of any street, easement, or park shown on

plat. The Commission may require the plat to be endorsed with appropriate
notes to this effect.

g. Maintenance and Guarantee of Public Improvements - The owner shalil
maintain all required public improvements for a period of one (1) year following
the acceptance by the city and shall provide a warranty that all public
improvements will be free from defect for a period of one (1) year following
such acceptance by the city.

4.2 Construction Procedures

a. A permit is required from the Engineering Department prior to beginning any
work in the city which affects erosion control, vegetation or tree removal, or a
floodplain.

b. Preconstruction Conference - The City Engineer may require that all
contractors participating in the construction meet for a preconstruction
conference to discuss the project prior to release of a grading permit and

before any filling or removal of vegetation and trees larger than eight inch
caliper.

c. Conditions Prior to Authorization - Prior to authorizing release of a grading

permit, the City Engineer shall be satisfied that the following conditions have
been met:

1. The preliminary plat shall be approved by the Commission.

2. All required contract documents shall be completed and filed with the City
Engineer.

3. All necessary offsite easements or dedications required for city maintained
facilities and not shown on the final plat must be conveyed solely to the city,
with proper signatures affixed. The original of the documents, and filing
fees as determined by the Engineering Department, shall be returned to the

Engineering Department prior to approval and release of the engineering
plans.

4. All contractors participating in the construction shall be presented with a set
of approved plans bearing the stamp of release of the Engineering
Department. These plans shall remain on the job site at all times.

5. A complete list of the contractors, their representatives on the site, and

telephone numbers where a responsible party may be reached at all times
must be submitted to the City Engineer.
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4.3

6. All applicable fees must be paid to the city.

Inspection of Public Improvements

a. General Procedure - Construction inspection shall be supervised by the City

Engineer. Construction shall be in accordance with the approved Plans,
Standard Specifications and Standard Details of the City of Plano. Any change
in design required during construction should be made by the Engineer whose
seal and signature are shown on the plans. Another engineer may make
revisions to the original engineering plans if so authorized by the owner of the
plans and if those revisions are noted on the plans or documents. All revisions
shall be approved by the City Engineer. If the City Engineer finds upon
inspection that any of the required public improvements have not been
constructed in accordance with the city's construction standards and
specifications, the property owner shall be responsible for completing and/or
correcting the public improvements.

. Certificate of Satisfactory Completion - The city will not accept dedication of

required public improvements until the applicant's engineer or surveyor has
certified to the City Engineer that all required public improvements have been
completed through submission of a detailed "as-builts" of the property,
indicating location, dimensions, materials, and other information required by
the Commission or City Engineer. The "as-builts" shall show the following:

1. All public improvements and any other improvements as shown on the
approved engineering plans, including plat, site plan, paving, drainage,
water, sanitary sewer, screening wall, landscape, and irrigation;

- 2. Layout of the line and grade of all public improvements is in accordance

with approved engineering plans for the plat;

3. All changes made in the approved engineering plans during construction;
and

4. An "as-built stamp” on each sheet of the approved engineering plans
bearing the signature of the Engineer and the date.

The applicant shall submit one set of “as-builts” in 24” x 36” black-line drawing
format to the Engineering Inspector for review and approval. Upon approval,
the applicant shall obtain the verified black-line drawings from the Engineering
Inspector, and shall have the drawings processed in the following quantities
and formats:

N:RPT\SUBORD 05/05 42



(a) One set of original, 35mm silver negative, microfilmed aperture cards of the
final “as-built” utility drawings only. Each card shall be 3 1/4” x 7 1/2”, with
the project name, description of the sheet and page number typed at the
top of each aperture card; and

(b) CD-ROM disk containing scanned images of 24" x 36” final “as-built” black-
line drawings (with “as-built stamps” bearing the signature of the Engineer
and the date.) The drawings shall be scanned 1 to 1 as Group 4 TIF files at
a minimum resolution of 200 dots per inch and a maximum resolution of
400 dots per inch. The TIF files shall be legible and shall include any post
processing that may be required to enhance image quality (e.g., de-
specking, de-shading, de-skewing, etc.) Each file shall be named in
numeric order.

The applicant shall submit all final “as-builts” products (black-line drawings,
microfilm and CD-ROM disk) to the Engineering Inspector. City staff will review
the “as-built” products and shall accept them upon verification of their quality.

Acceptance of the development shall mean that the developer has transferred
all rights to all the public improvements to the city for use and maintenance.
The City Engineer may, at his decision, accept dedication of a portion of the
required public improvements, if the remaining public improvements are not
required for health and safety reasons and the owner has posted a
performance bond, letter of credit or cash bond in the amount of 100% of the
estimated cost of those remaining improvements for a length of time to be
determined by the City Engineer. |f the remaining public improvements are
greater than $10,000 and are not completed within the determined length of
time, the city will impose a ten (10) percent penalty of the performance bond,
letter of credit, or cash bond. The obligation to complete the improvements
remains with the developer and all future building permits or certificates of
occupancy will be withheld until the improvements are complete. |If the
remaining public improvements are less than $10,000, the developer shall pay
the actual dollar amount. The length of time may be extended due to
inclement weather or unforeseen delays by mutual agreement between the
developer and city.

Upon acceptance of the required public improvements, the City Engineer shall
submit a certificate to the developer stating that all required public
improvements have been satisfactorily completed.
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4.4 Deferral of Required Improvements

a. The Commission may, upon petition of the property owner and favorable
recommendation of the Director and City Engineer, defer at the time of final
approval, subject to appropriate conditions, the provision of any or all public
improvements as, in its judgment, are not required in the interests of the public
health, safety, and general welfare. (See Section 3.3 (c)(3).)

b. Whenever a petition to defer the construction of any public improvement
required under these regulations is granted by the Commission, the property
owner shall deposit in escrow his share of the costs (in accordance with Article
VI of this ordinance) of the future public improvements with the city prior to
signing of the final plat, or the property owner may execute a separate
improvement agreement secured by a cash escrow or, where authorized, a
letter of credit guaranteeing cornpletion of the deferred public improvements
upon demand of the city.

4.5 Issuance of Building Permits and Certificates of Occupancy

a. No building permit shall be issued for a lot or building site unless the lot or site
has been officially recorded by a final plat approved by the City of Plano and all
public improvements as required for final plat approval have been completed,
except as permitted below.

1. Building permits may be issued for nonresidential and multi family
(apartments) development provided that a preliminary plat is approved by
the city and construction plans have been released by the City Engineer.
Building construction will not be allowed to surpass the construction of fire
protection improvements.

2. The City Engineer may authorize residential building permits for a portion of
a subdivision, provided that a preliminary plat has been approved and all
public improvements have been completed for that portion of the
development, including but not limited to those required for fire and
emergency protection.  Notwithstanding, no lot may be sold or title
conveyed until a final plat approved by the city has been recorded.

3. No certificate of occupancy shall be issued for a building permit or the use
of a property unless all subdivision improvements have been completed
and a final plat approved by the city has been recorded. Notwithstanding
the above, the Director or City Engineer may authorize the occupancy of a
structure provided that an agreement providing cash escrow, a letter of
credit, or other sufficient surety is approved by the city for the completion of
all remaining public improvements. The certificate of occupancy may be
revoked if the final plat approval and filing process is not completed.
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ARTICLE V. REQUIREMENTS FOR PUBLIC IMPROVEMENTS, RESERVATION
AND DESIGN

5.1 General Requirements

a. Plats Straddling Municipal Boundaries - Whenever access to the subdivision or
addition is required across land in another municipality, the Commission may
request assurance from that municipality's Attorney that access is legally
established, and from its Engineer that the access road is adequately
improved, or that a bond has been duly executed and is sufficient in amount to
assure the construction of the access road. In general, lot lines should be laid
out so as not to cross municipal, county or school district boundary lines.

b. Character of the Land - Land that the Commission finds to be unsuitable for
subdivision or development due to flooding, improper drainage, steep siopes,
rock formations, adverse earth formations or topography, utility easements, or
other features which will reasonably be harmful to the safety, health, and
general welfare of the present or future inhabitants of the subdivision or
addition and/or its surrounding areas, shall not be subdivided or platted unless
adequate methods are formulated by the owner and approved by the
Commission, upon recommendation of the City Engineer, to solve the
problems created by the unsuitable land conditions.

c. Adequate Public Facilities Policy - The land proposed for subdivision must be
adequately served by essential public facilities and services. These services
include street access, water, waste water disposal, and offsite drainage. No
plat or replat may be approved unless it conforms to this policy and its
standards. This policy may be further defined and supplemented by other
ordinances adopted by the City of Plano. This policy does not apply to the
approval of conveyance plats.

1. Street Access - All platted lots must have safe and reliable street access for
daily use and emergency purposes.

(a) All platted lots must have direct access to an improved public street,
private street, or an approved public way, and connected by improved
public streets to an improved public thoroughfare.

(b) Except for lots which are provided access from an approved cul-de-sac,
all subdivisions must have two means of access or approach. Where
development phasing or constraints of the land prevent the provision of
a second, separate means of access, the city may accept a temporary
street connection, or a median divided street or entry to satisfy this
requirement.
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2. Water - All platted lots must be connected to a public water system which is
capable of providing water for health and emergency purposes.

(a) Except for lots along an approved cul-de-sac, all lots must be provided
service connections from a looped water main providing water flow from
two directions or sources.

(b) Water service must be sufficient to meet the fire flow requirements of
the proposed development, except where a suitable alternative means
of fire protection is approved by the City Fire Chief.

(¢) The city may éccept development phasing, development restrictions,
and/or the construction of improvements to maintain adequate fire
protection.

3. Waste Water - All platted lots must be served by an approved means of
waste water collection and treatment.

(a) Onsite waste water treatment systems will not be permitted, except for
the pretreatment of industrial waste.

(b) The projected waste water discharge of a proposed development shall
not exceed the capacity of the waste water system.

(c) The city may accept the phasing of development and/or improvements
to the systems so as to maintain adequate waste water capacity.

4. Drainage - Increased stormwater runoff attributable to new development
must not exceed the capacity of the downstream drainage system or
adversely affect adjoining property. Where the projected runoff would
exceed capacity, the city may accept the phasing of development, the use
of control methods such as retention or detention, and or the construction of
offsite drainage improvements as means of mitigation.

d. Alternative Public Facilities Design - Alternative public facilities design intended
to improve storm water quality and/or intended to decrease storm water
quantity will be considered if submitted as part of a site-specific storm water
management plan. Alternative facilities design shall be subject to approval by
the City Engineer.

e. Subdivision or Addition Name - The proposed name of the subdivision or
addition shall not duplicate, or too closely approximate phonetically, the name
of any other subdivision or addition in the area covered by these regulations
and shall, where possible correspond to named subdivisions or additions in the
immediate vicinity. The Commission shall have final authority to approve the
name of the subdivision or addition.

N:RPT\SUBORD 05/05 46



f. Corner and Reference Markers -

1. All lot corners shall be located and marked with one half (1/2) inch
reinforcing bar, eighteen (18) inches in length, and shall be placed flush
with the ground or counter sunk, if necessary, in order to avoid being
disturbed.

2. lron rods, one inch in diameter and eighteen (18) inches long, shall be
placed on all boundary corners, block corners, curve points, and angle
points in public rights-of-way. Monuments shall be located as required by
the City Engineer and shall be located along all drainage/floodway
boundaries at all curve points, angle points and at least one monument at

lot corners. One monument may serve two lots if located at a common
corner.

5.2 Lot Design and Improvements

a. Lot Arrangement - The lot arrangement shall be such that there will be no
foreseeable difficulties, for reasons of topography or other conditions, in
securing building permits to build on all lots in compliance with the Zoning
Ordinance, Building Code and other applicable ordinances, laws and
regulations. Driveway access shall be provided to buildings on the lots from an
approved street, alley or public way. '

b. Lot Dimensions - Lot dimensions shall comply with the minimum standards of
the Zoning Ordinance. In general, side lot lines shall be at right angles to street
lines (or radial to curving street lines) unless a variation from this rule will give a
better street or lot plan. Dimensions of corner lots shall be large enough to
allow for erection of buildings. Depth and width of properties reserved or laid
out for business, commercial, or industrial purposes shall be adequate to
provide for the off-street parking, landscaping, and loading facilities required for
the type of use and development contemplated, as established in the Zoning
Ordinance.

c. Double Frontage Residential Lots - Double frontage and reversed frontage lots
shall be avoided except where necessary to separate residential development
from traffic arterials or to overcome specific disadvantages of topography and
orientation.

d. Blocks -

1. Blocks shall generally have sufficient width to provide for two (2) tiers of lots
of appropriate depths.
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2. The lengths, widths, and shapes of blocks shall be such as are appropriate
for the locality and the type of development contemplated, but block lengths
in residential areas shall not exceed twelve hundred (1,200) feet.

e. Nonresidential Plats -

1. General - A nonresidential plat shall be subject to all the requirements of
these regulations, except those that clearly pertain only to residential
properties, as well as such additional standards as may be required by the
Commission, and shall conform to the proposed land use and standards
established in the Comprehensive Plan and Zoning Ordinance. Site plan

approval and plat approval may proceed simultaneously at the discretion of
the Commission.

2. Design Principles - In addition to these regulations, which are appropriate to
all platting, the applicant shall demonstrate to the satisfaction of the
Commission that the street, parcel, and block pattern proposed is
specifically adapted to the uses anticipated and takes into account other
uses in the vicinity. The following principles shall be observed:

(a) Proposed nonresidential parcels shall be suitable in area and
dimensions to the types of nonresidential development anticipated.

(b) Street rights-of-way and pavement shall be adequate to accommodate
the type and volume of traffic anticipated to be generated thereupon.

(c) Residential areas shall be protected from potential nuisance from a
proposed nonresidential plat.

(d) Streets carrying nonresidential traffic, especially truck traffic, shall not
normally be extended to the boundaries of adjacent existing or future
residential areas.

3. Frontage and Access Standards - All nonresidential lots established
following the effective date of this ordinance shall meet the following
frontage and access criteria:

(a) Frontage — Corner lots must have a minimum continuous frontage of
175 feet on all abutting streets. Except as provided below, all non-
corner lots must have a minimum continuous frontage along abutting
public streets based on the street’s classification. Where a lot abuts a
Type C (or higher) street, the minimum frontage is 150 feet. Where a lot
abuts a Type D (or lower) street, the minimum frontage shall be 100
feet. Where a non-corner lot abuts two or more streets, the minimum
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frontage requirement shall apply to only one street face. The minimum
frontage of any non-corner lot greater than two acres may be reduced to
24 feet provided that the lot has one direct access to a public street.

Access to Public Street — Except as provided herein, all nonresidential lots
shall have a minimum of two points of access to public streets. One point
of access must be directly from the lot to a public street. The other point of
access may be secured through use of easements. Where a nonresidential
lot abuts a Type B, C, or D thoroughfare, it must have access to a median
opening. Notwithstanding, the Commission may approve a lot having only
one point of access if it determines that a second point of access cannot be
obtained and traffic safety and fire protection are sufficient.

A plat may not be approved if it results in a remainder of unplatted property
that cannot be platted under the terms of this ordinance.

(b) Curb Cuts - All nonresidential lots shall have, at a minimum, direct
access to one curb cut per street front, except where prohibited by the
Thoroughfare Standards Ordinance.

(c) When adjacent to a median divided street, all lots shall have access to a
median opening. Direct access should be provided where possible. |f
direct access is not available, a corner lot shall have indirect access
through a shared access easement between it and adjacent properties.
All off-corner lots shall have direct access, or indirect access by platting
a minimum of one half of the intersecting drive as a shared access
easement.
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4. Frontage Exception - Nonresidential lots may be platted to a public way

instead of a dedicated street upon approval by the Director under the
following conditions:

(a) Within a regional mall development requiring an internal circulation
system;

(b) For a public utility facility which precedes street extensions;

(c) Within a commercial development greater than 20 acres having an
internal private street meeting construction standards and specifications
of public streets and where mutual access is insured by easement or
other legal instrument.

(d) Where access to a public street will be removed by construction of an
overpass or other required facility.

A public way must be constructed to minimum fire lane standards. Access
and/or utilities must be provided within the required frontage on a dedicated
street or public way.

f. Soil Preservation and Final Grading - Top soil shall not be removed from
residential lots or used as spoil, but shall be redistributed so as to provide at
least six (6) inches of cover on the lots and parkways. Permanent erosion
control measures, such as grassed parkways, shall be provided throughout the
development prior to final acceptance of the improvements. All areas disturbed
during the construction process must be revegetated.

g. Lot Grading and Drainage - Drainage for lots shall be designed in accordance
with the city's Erosion and Sedimentation Standards Ordinance. Lots shall be
laid out so as to provide positive drainage away from all buildings and
individual lot drainage shalli be coordinated with the general storm drainage
pattern for the area. Drainage shall be designed so as to avoid concentration
of storm drainage water from each lot to adjacent lots. The land shall be
platted with appropriate regard for all topographical and drainage features. A
grading plan shall be provided with contours at an interval of two feet or less.
Except where approved by the Director or City Engineer, all single-family
residential lots less than 20,000 square feet in size must be graded to meet the
elevation of adjoining property. The center of a single-family or duplex
residential lot shall not be higher than three feet above the top of the street
curb. Multifamily and nonresidential lots shall be graded to match elevations at
adjoining properties to provide good access and to minimize the use of
retaining walls. Cuts or fills which do not allow grades to match elevations at
adjoining properties will not be permitted, unless authorized by the Director or
City Engineer when deemed necessary for engineering conditions.
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h. Debris and Waste - No cut trees, timber, debris, large rocks or stones, junk,
rubbish or other waste materials of any kind shall be buried in any land, or left
or deposited on any lot or street at the time of final acceptance by the City
Engineer, and removal of those items and materials shall be required prior to
such acceptance. No items and materials as herein described shall be left or
deposited in any area of the subdivision or addition at the time of expiration of
any improvement agreement or acceptance of dedication of public
improvements, whichever is sooner. However, dirt or topsoil may be stockpiled
on a property with approval of the City Engineer.

i. Improvement Agreement and Security to include Lot Improvements for
Residential Subdivisions - The applicant shall enter into a improvement
agreement secured by suitable surety to guarantee completion of all lot
improvement requirements including, but not limited to, soil preservation,
removal of debris and waste, and all other lot improvements required by the
City Engineer. Whether or not a building permit or certificate of occupancy has
been issued, the city may enforce the provisions of the improvement
agreement where the provisions of this section or any other applicable law,
ordinance, or regulation have not been met.

5.3 Thoroughfare Screening

Where subdivisions or additions are platted so that the rear yards of residential
lots are adjacent to a dedicated roadway or separated from a roadway by an alley
or service road, the owner shall provide screening at his sole expense. The
Planning & Zoning Commission may waive or modify, in exceptional cases, this
requirement. A screening plan, including elevations and materials, shall be
submitted with the preliminary plat. All forms of screening shall conform to the
requirements of the ordinances of the city governing the sight distance for traffic
safety and other city ordinances. Screening shall conform to alternative design
requirements and specifications approved by the city as contained within the
Thoroughfare Screening Ordinance. Additional right-of-way or easements may be
required for wider columns and more elaborate screening walls. All screening

walls installed prior to city acceptance of public improvements will be charged
maintenance and inspection fees.

5.4 Streets and Thoroughfares

a. Adequacy of Streets and Thoroughfares - All streets and alleys shall be
designed and platted in conformance with the Major Thoroughfare Plan, the
Thoroughfare Standards Ordinance, the Adequate Public Facilities Policies,
and other valid development plans approved pursuant to these regulations.
Access to all lots must be suitably improved or secured by provisions contained
in these regulations.
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b. Design Standards -

1. General - In order to provide for streets of suitable location, width, and
improvement to accommodate prospective traffic and afford satisfactory
access to police, firefighting, sanitation, and street-maintenance equipment,
and to coordinate streets so as to compose a convenient system and avoid
undue hardships to adjoining properties, an adequate street and
thoroughfare system shall be designed in accordance with the standards
set forth in these regulations, together with those contained in the
Thoroughfare Standards Ordinance and the Standard Specifications for
Public Works Construction. The Thoroughfare Standards Ordinance, the
Standard Specifications for Public Works Construction, and the Standard
Construction Details are incorporated herein by reference. In the event of a
conflict between these or other regulations and those contained in such
.documents, the more specific and/or restrictive provisions shall be applied.
Paving and other improvements are subject to the participation policies
stated in Article VI of these regulations.

2. Street Paving and Improvements - After sewer and water utilities have been
instalied by the owner, the owner shall construct roadways to the widths
prescribed in these regulations. Adequate provision shall be made for
culverts, drains, and bridges. All street pavement, drainage improvements
and structures, turnarounds, and sidewalks shall conform to ali construction
standards and specifications contained or referenced in these regulations
and shall be incorporated into the construction plans required for plat
approval. Specific design standards are incorporated in the Thoroughfare
Standards Ordinance and Standard Specifications for Public Works
Construction.

3. Alleys - Alleys shall be constructed a minimum of 10 feet in width within a
minimum 15-foot right-of-way. Wider alleys, when required for drainage,
screening walls, or other purposes, shall be constructed in rights-of-way
approved by the City Engineer. Alley turnouts shall be a minimum of 12
feet in width at the street right-of-way line or the width of the alley,
whichever is greater. Paving in alleys adjacent to masonry screening walls
shall be constructed a minimum of 12.5 feet in width and shall abut the
screening wall. Alleys for other than residential uses shall be dedicated and

paved a minimum of 20 feet in width. The owner shall construct the full
width of the alley at his own cost.

4. Median Openings - Median openings, median pavers and left-turn lanes,
including channelizing buttons, constructed to serve dedicated streets or
private drives, shall be installed and paved to city standards by the
developer. Existing trees in the median, if affected by median
improvements, must be relocated or replaced. If the trees cannot be
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relocated or replaced in the median, then the developer shall pay a fee to
the city in accordance with Section 16-19 of the Code of Ordinances to
replace the tree in public right-of-way or on public park land.

5. Acceleration and Deceleration Lanes - Acceleration or deceleration lanes
shall be installed by the owner when required by the Thoroughfare
Standards Ordinance and constructed to the same standards as the
adjoining street in accordance with the Standard Construction Details.

6. Other street or alley sections may be used if approved by the City Council.

7. Future Connections - Street extensions may be required to link subdivisions
as the neighborhood develops. Temporary cul-de-sacs shall be installed by
the developer when required by phasing.

8. Gradient - Streets and alleys shall be designed with a minimum gradient of
0.5% and a maximum gradient of 5.0% unless otherwise approved by the
City Engineer.

9. Intersections - The intersections of streets, alleys and officially approved
places shall be laid out and constructed in accordance with the
specifications in the Thoroughfare Standards Ordinance.

10. Traffic Buttons - The owner shall be responsible for the installation of traffic
buttons which are necessary for the safe transition or channelization of
traffic. When required by the City Engineer, such as on Type D or wider
thoroughfares, the owner shall install traffic buttons for lane dividers. The
costs of these [ane divider buttons shall be reimbursed by the city In
accordance with the city's reimbursement policy. All traffic buttons shall be
installed per city standards.

11.Reserve Strips - The creation of reserve strips shall not be permitted in
such a manner as to deny access from adjacent property to any street, alley
or officially approved place.

12.Grading and Improvement Plan - Streets shall be graded and improved in
conformance with the city's construction standards and specifications and
shall be approved as to design and specifications by the City Engineer, in
accordance with the construction plans required to be submitted prior to
final plat approval.

13. Topography and Arrangement -

(a) Streets shall be related appropriately to the topography. Local streets
shall be curved wherever possible to avoid conformity of lot appearance.
All streets shall be arranged so as to obtain building sites when possible
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at, or above, the grades of the streets. Grades of streets shall conform
as closely as possible to the original topography. A combination of
steep grades and curves shall be avoided.

(b) All streets shall be properly integrated with the existing and proposed
system of streets and dedicated rights-of-way as established on the
city's Thoroughfare Plan. However, Type F collector streets not shown
on the plan may be required to meet traffic requirements of proposed
development. Type F and G streets shall be designed to discourage
use by through traffic, to permit efficient drainage and utility systems,
and to require the minimum number of streets necessary to provide
convenient and safe access to property.

(c) Proposed streets shall be extended to the boundary lines of the tract to
be platted, unless prevented by topography or other physical conditions,
or unless in the opinion of the Commission such extension is not
necessary or desirable for the coordination of the layout of the
subdivision or addition with the existing layout or the most advantageous
future development of adjacent tracts.

14.Continuation of Streets and Cul-de-sacs -

(a) Continuation of Streets - The arrangement of streets shall provide for
the continuation of principal streets between adjacent properties.

(b) If the adjacent property is undeveloped and the street must temporarily
be a dead-end street the right-of-way shall be extended to the property
line.

(¢) Where existing alleys are used, alley turnouts shall be provided to new
subdivisions.

(d) Cul-de-sacs - For greater convenience to traffic and more effective
police and fire protection, permanent dead-end streets shall, in general,
be prohibited. However, the Commission may require the reservation or
dedication of an appropriate easement to accommodate drainage
facilities, pedestrian traffic, or utilities. A cul-de-sac turnaround shall be
provided at the end of a permanent dead-end street in accordance with
city construction standards and specifications.

(e) Temporary Dead-End Streets - The city may require the construction of
temporary dead-end streets in order to provide for the future connection

of subdivisions and to ensure reasonable access and avoid excessive
street length.

N:RPT\SUBORD 05/05 56



15.Street and Alley Length -

(a) Streets and alleys shall not exceed 1200 feet in length between
intersections (outlets).

(b) No cul-de-sac unless otherwise authorized shall exceed 600 feet in
length, which is to be measured from the centerline of the street with
which it intersects to the center point of the cul-de-sac.

(c) Street and alley lengths longer than those specified in this section shall
require approval of a variance. In reviewing a variance, the Commission
shall consider the following:

i. Alternative designs which would reduce street or alley length;

ii. The effect of overlength streets or alleys on access, congestion and
delivery of municipal services; and

li. Means of mitigation, including but not limited to increased street
width, mid-block turnarounds, limitation on the number of lots to be

created and served, temporary points of access, and additional fire
protection measures. '

16. Street Names and Signs -

(a) Street names must be submitted to the Planning Department for
approval in accordance with the city's guidelines for the naming of
streets. Surnames or names of corporations may not be used as street
names. The Planning Department will maintain an index of street
names which will contain these guidelines. Street names and
subdivision names are fixed at the time of approval of the preliminary
plat. A fee, in accordance with the Code of Ordinances, will be charged

to change street names and subdivision names after approval of the
preliminary plat.

(b) The property owner shall provide payment for street name signs for the
development. The price of each street name installation shall include
cost of the sign assembly, pole, and installation. Payment by the
property owner will be due prior to approval of the engineering plans by
the City Engineer.

(c) Street name signs shall be installed in accordance with the city's
guidelines before issuance of building permit for any structure on the
streets approved.
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17.Street Lights - Installation of street lights shall be in accordance with design
and specification standards of the city. The developer shall be responsible
for the cost of such street lighting installation and for the power costs for a
length of time as specified in the city's street lighting ordinance. The
developer shall install conduit for street lights and traffic signals in divided
thoroughfares as directed by the City Engineer.
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c. Street Dedications and Reservations -

1. Dedication of Right-of-Way - The property owner shall provide all right-of-
way required for existing or future streets, including perimeter streets, as
shown in the Thoroughfare Plan or other valid development plans approved
by the Planning & Zoning Commission or City Council. Additional right-of-
way may be necessary to meet drainage, utility placement, visibility, or other
requirements as required by the City Engineer. (See Section 3.7(c)(2) for
information on reservations and dedications with conveyance plats.) In the
case of perimeter streets, half of the total required right-of-way for such
streets shall be provided. However, in some instances more than half shall
be required depending on the actual or proposed alignment of the street. A
minimum parkway width of ten feet shall be provided along existing
constructed thoroughfares. In such cases, no additional right-of-way will be
required, except at intersections or other locations when deemed necessary
by the City Engineer. Standard right-of-way widths are as specifically set
forth in the Thoroughfare Standards Ordinance.

2. Perimeter Streets - Where an existing half-street is adjacent to a new
subdivision or addition, the other half of the street shall be dedicated and
improved by the developer of the addition.

3. Slope Easements - The dedication of easements, in addition to dedicated
rights-of-way shall be required whenever, due to topography, additional
width is necessary to provide adequate earth slopes. Such slopes shall not
be in excess of three feet horizontal to one foot vertical.

d. Street Construction - The owner shall construct all streets or thoroughfares to
city standards in rights-of-way as required by the Thoroughfare Plan, subject to
participation policies stated in Article Vi of these regulations. Streets (including
sidewalks) which dead-end at power lines, railroad, or similar rights-of-way, and
are intended for future extension shall be constructed in the full right-of-way as
required by the Thoroughfare Plan for half the distance across such right-of-
way for each side. Widths shown below are back to back of curbs and required
on both sides of divided streets, Type A through D. Developers of property
abutting only one side of a street are responsible for the minimum paving
widths shown below. The minimum paving widths for the various types of
streets shall be as follows:
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Minimum

Type Street Paving Width Right-of-Way
A 25 feet 80 feet
B+ 25 feet 70 feet
B 25 feet 65 feet
C 25 feet 55 feet
D 25 feet 46 feet
E 23 feet 35 feet
F 23 feet 35 feet
G 27 feet 50 feet
Retail, Commercial, 37 feet 60 feet

industrial, Schools, Parks,
Apartment, or similar uses

e. Improvement, Widening and Realignment of Existing and Proposed Streets -
Where a subdivision or addition borders a substandard street or when the
Thoroughfare Plan indicates plans for realignment, widening or constructing a
street that would require use of some of the land in the subdivision or addition,
the applicant shall be required to improve and dedicate those areas for
widening or realignment of those streets, as follows:

1. When a proposed subdivision or addition abuts or will abut both sides of a
substandard street or a proposed street in the major thoroughfare plan, the
owner shall be required to improve the substandard street or proposed
street so that it will be a standard street, including sidewalks. The minimum
street paving width shall be shown in Section 5.4(d) of this article.

2. If the proposed subdivision or addition is located along only one side of a
substandard street or a proposed street in the major thoroughfare plan, the
owner shall be required to improve his side of the substandard street or
proposed street, including sidewalks, so that it will be a standard street.
The minimum street paving width shall be as shown in Section 5.4(d) of this
article. The owner may, however, petition the city to construct the
improvements herein required, subject, upon approval, to the city's escrow
policies stated in Article VI of these regulations.

3. When an arterial street (Type C or greater) is to be extended through a
property to intersect with another arterial street, the full six lanes shall be
constructed for a minimum distance of 350 feet from the point of
intersection. From that point the pavement width may be decreased to four
lanes, with provision of an appropriate transition in paving width. If property
abutting only one side of the proposed thoroughfare is to be developed,
then three full lanes will be constructed, including left turn lane and
transition. This provision will not require widening an existing intersection
that already provides four through lanes.
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f. Access from Residential Subdivisions or Additions - Residential lots must have
a minimum frontage of 24 feet on a dedicated street for single-family-detached,
two-family or patio home uses or a minimum frontage of 15 feet for single-
family-attached uses, except where varied through approval of a planned
development district. Where subdivisions or additions are platted so that the
front yards of single-family residential lots are adjacent to a dedicated roadway,
the owner shall provide at his sole expense one of the following types of
treatment:

1. For thoroughfares designated Type A, B+, C, or D (in the Comprehensive
Plan), no residential ot shall have direct access to the thoroughfare unless
a service road is provided adjacent to the thoroughfare.

2. For thoroughfares designated Type E, lots may have direct driveway access
to the street provided that the following development standards are
complied with:

(@) A minimum lot width of 100 feet;
(b} A minimum front yard setback of 50 feet; and

(c) A circular driveway shall be provided with a minimum of six off-street
paved parking spaces.

3. For streets designated Type F or G, lots may have direct access to the
street if other requirements of the Thoroughfare Standards Ordinance are
met.

g. Private Streets and Alleys - Subdivisions may be developed with private streets
and alleys instead of public streets and alleys if the development complies with
the requirements of this section and the subdivision has received a specific use
permit for a private street development. The term private street shall be
inclusive of alleys. Variances to these requirements shall not be permitted.

1. Design and Construction Standards - Private streets shall conform to the
same standards regulating the design and construction of public streets.
These standards shall include, but are not limited to the following:

(a) Transportation Element of the Comprehensive Plan;
(b) Thoroughfare Standards Ordinance,

(c) Engineering Design Guidelines and Construction Standards and Details;
and
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(d) Street Naming and Addressing Policy.

2. Streets Excluded - Streets shown on the Thoroughfare Plan of the
Transportation Element of the Comprehensive Plan shall not be used,
maintained or constructed as private streets. Also, the Planning & Zoning
Commission may deny the creation of any other private street if in the
Commission's judgment the private street would negatively affect traffic
circulation on public streets or impair access to property either onsite or
offsite to the subdivision, impair access to or from public facilities including

schools, parks and libraries, or delay the response time of emergency
vehicles.

3. Property Owners Associations Required - Subdivisions developed with
private streets and alleys must have a mandatory property owners
association which includes all property served by private streets. The
association shall own and be responsible for the maintenance of private
streets and appurtenances. The association documents must establish a
reserve fund for the maintenance of streets and other improvements. The
association documents shall be reviewed and approved by the City Attorney
to ensure that they conform to this and other applicable city ordinances.
The documents shall be filed of record prior to the approval of the final plat.
Lot deeds must convey membership in the association and provide for the
payment of dues and assessments required by the association. The
association may not be dissolved without the prior written consent of the
city. No portion of the association documents pertaining to the
maintenance of the private streets and alleys and assessments therefore
may be amended without the written consent of the city.

4. Private Street Lot - Private streets and alleys must be constructed within a
separate lot owned by the property owners association. This lot must
conform to the city's standards for public street and alley right-of-way. An
easement covering the street lot shall be granted to the city providing
unrestricted use of the property for utilities and the maintenance of same. -
This right shall extend to all utility providers including telecable companies,
operating within the city. The easement shall also provide the city with the
right of access for any purpose related to the exercise of a governmental
service or function, including but not limited to fire and police protection,
inspection and code enforcement. The easement shall permit the city to

remove any vehicle or obstacle within the street lot that impairs emergency
access.

5. Construction and Maintenance Cost - The city shall not pay for any portion
of the cost of constructing or maintaining a private street.
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6. City Utilities - Water, sewer and drainage facilities and street lights and
signs placed within the private street and alley lot shall be installed to city
standards and dedicated to the city prior to approval of the final plat. All city
regulations relating to infrastructure financing, developer cost participation
and capital cost recovery shall apply to developments with private streets
with the exception of those applying to street construction.

7. Plans and Inspections - Developments proposed with private streets must
submit to the city the same plans and engineering information required to
construct public streets and utilities. Requirements pertaining to inspection
and approval of improvements prior to final plat approval shall apply. Fees
charged for these services shall also apply. The city may periodically

inspect private streets and require repairs necessary to insure emergency
access.

8. Access Restrictions - The entrances to all private streets must be marked
with a sign stating that it is a private street. Guard houses, access control
gates and cross arms may be constructed. All restricted access entrances
must be manned 24 hours every day, or provide an alternative means of
ensuring access to the subdivision by the city and other utility service
providers with appropriate identification. If the association fails to maintain
reliable access as required to provide city services, the city may enter the
subdivision and remove any gate or device which is a barrier to access at
the sole expense of the association. The association documents shall
contain provisions in conformity with this paragraph which may not be
amended without the written consent of the city.

9. Access Restricted Entrance Design Standards - Any private street which
has an access control gate or cross arm must have a minimum
uninterrupted pavement width of 22 feet at the location of the access
control device. If an overhead barrier is used, it must be a minimum of 14
feet in height above the road surface. All gates and cross arms must be of
a break-away design. A turn-around space must be located in front of any
restricted access entrance to allow vehicles denied access to safely exit
onto public streets. On lots adjacent to entry gates, fences may exceed 40
inches in height, up to a maximum of eight feet within the front yard
setback. Such fences must be constructed of wrought iron with brick
columns. No solid fencing panels will be allowed.

10. Waiver of Services - The subdivision final plat, property deeds and property
owner association documents shall note that certain city services shall not
be provided on private streets. Among the services which will not be
provided are: routine police patrols, enforcement of traffic and parking
ordinances and preparation of accident reports. All private traffic regulatory
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signs shall conform to the Texas Manual of Uniform Traffic Control Devices.
Depending on the characteristics of the proposed development other
services may not be provided.

11. Petition to Convert to Public Streets - The Property Association documents
shall allow the association to request the city accept private streets and
alleys and the associated property as public streets and right-of-way upon
written notice to all association members and the favorable vote of 51% of
the membership. However, in no event shall the city be obligated to accept
said streets and alleys as public. Should the city elect to accept the streets
and alleys as public, the city may inspect the private streets and assess the
lot owners for the expense of needed repairs concurrent with the city's
acceptance of the streets and alleys. The city will be the sole judge of
whether repairs are needed. The city may also require, at the association's
expense, the removal of guard houses, access control devices, landscaping
or other aesthetic amenities located within the street lot. The association
documents shall provide for the city's right to such assessment. Those
portions of the association documents pertaining to the subject matter

contained in this paragraph shall not be amended without the written
consent of the city.

12.Hold Harmless - On the subdivision final plat shall be language whereby the
Property Owners Association, as owner of the private streets and
appurtenances, agrees to release, indemnify, defend and hold harmiess the
city, any governmental entity and public utility for damages to the private
street occasioned by the reasonable use of the private street by the city,
governmental entity or public utility; for damages and injury (including
death) arising from the condition of said private street; for damages and
injury (including death) arising out of the use by the city, governmental
entity or public utility of any restricted access gate or entrance; and for
damages and injury (including death) arising out of any use of the
subdivision by the city, government entity or public utility. Further, such
language shall provide that all lot owners shall release the city,
governmental entities and public utilities for such damages and injuries.
The indemnifications contained in this paragraph 12 apply regardless of
whether or not such damages and injury (including death) are caused by
the negligent act or omission of the city, governmental entity or public utility,
or their representative officers, employees or agents.

5.5 Sidewalks and Bikeways

a. Sidewalks - Sidewalks shall be constructed in accordance with the
Thoroughfare Standards Ordinance of the City of Plano for all lots adjoining
dedicated streets, along major thoroughfares where lots do not adjoin the
street, along power line easements and in other areas where pedestrian
walkways are necessary. Sidewalk construction may be delayed until
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development of lots, but in locations not adjacent to lots and across bridges
and culverts, the sidewalk shall be constructed with the other improvements to
the subdivision or addition. Sidewalks adjacent to screening walls shall
generally be placed against the screening walls to the subdivision or addition.
Routing to clear poles, trees or other obstacles shall be subject to approval by
the Engineering Department.

Pedestrian Accesses - The Commission may require, in order to facilitate
pedestrian access from the streets to schools, parks, playgrounds, or other
nearby streets, perpetual unobstructed easements at least fifteen (15) feet in
width. Easements shall be indicated on the plat.

Bikeways - Hike and bike sidewalks, designed and located according to city
standards, shall be constructed along streets designated for hike and bike
trails. Such sidewalks shall be built by the owner at the time of site
development, or, the owner may petition for the city to construct such facilities,
subject to escrow policies stated in Article VI of these regulations.

5.6 Drainage, Storm Sewers, and Storm Water Controls

a.

General Requirements - All plats shall conform to the city's Adequate Public
Facilities Policies for drainage facilities.

Design of Facilities -

1. Standards - Design of storm sewer systems shall be in accordance with the
Storm Drainage Design Manual. All nonresidential development shall
incorporate floatables exclusion methods for trash and debris at inlets and
other drainage collection devices. Materials and construction shall conform
to the Standard Specifications and Standard Construction Details of the
city. Plans shall be submitted with the plat.

2. Accommodation of Upstream Drainage Areas - A culvert or other drainage
facility shall in each case be large enough to accommodate potential runoff
from its entire upstream drainage area, whether inside or outside the
subdivision or addition. The owner's engineer shall initially determine the
necessary size of the facility, based on the provisions of the construction
standards and specifications assuming conditions of maximum potential
watershed development permitted by the Zoning Ordinance, subject to
approval by the City Engineer.

3. Effect on Downstream Drainage Areas - The owner's engineer, subject to
approval by the City Engineer, shall study the effect of each addition's storm
runoff on the existing underground drainage facilities immediately
downstream of the addition. Where it is determined that existing capacity is
not available immediately downstream, the owner's engineer shall design a
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drainage system, detention facility, or parallel system to mitigate the
deficiency. The Commission may withhold approval of the plat until such
mitigation has been provided. If oversize improvements are required, then
the city shall participate in the cost as prescribed by this Ordinance.

4. Location - In general, drainage shall be provided in an underground system
constructed in streets, alleys, or in easements. |If approved by the City
Engineer, the owner may provide, at his own expense, a drainage
easement of sufficient width to permit excavation and maintenance of an
open channel of satisfactory depth and width. The owner shall complete all
necessary excavation on the channel and shall sod or seed the channel to
prevent erosion. Unless the excavation channel bottom is Austin Chalk,
limestone, or other similar acceptable rock, a reinforced concrete pilot
channel of sufficient width may be required by the City Engineer to prevent
erosion and/or for access purposes.

5. Construction of Underground Facilities - An owner may choose to install
drainage facilities underground to save land space, where normally an open
channel would be approved by the city, subject to approval by the City

Engineer and subject to participation policies stated in Article VI of these
regulations.

6. Detention Facilities - Lakes, detention ponds, and retention ponds may be
constructed in all areas provided they are approved by the City Engineer.
The city may assume maintenance responsibilities for this type of facility
only if title to the facility passes to the city, if approved by the Council;
however, easements shall be provided to ensure protection of these areas
for maintenance purposes.

7. Storm Water Management Facilities - If proposed as part of site-specific
storm water management plan per Section 3.1700 (Storm Water
Management) of the Zoning Ordinance, structural and/or nonstructural
storm water control devices may be constructed. Structural and/or
nonstructural storm water control devices shall conform to the standards
and specifications of the North Central Council of Government Integrated
Storm Water Management manual. Structural and/or nonstructural storm
water controls are subject to approval by the City Engineer.

8. Alternate Facilities - Other innovative drainage concepts will be considered

if approved by the City Engineer. Any city costs must be approved by the
City Council.
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c. Creeks and Floodplains -

1. Floodplain Restrictions - The Commission shall, when it deems it necessary
for the health, safety, or welfare of the present and future population of the
area and necessary to the conservation of water, drainage, and sanitary
facilities, or where prohibited in the Floodplain Ordinance, prohibit
development of any portion of the property which lies within the floodplain of
any stream or drainage course. These floodplain areas shall be preserved
from any and all destruction or damage resulting from clearing, grading, or
dumping of earth, waste or material, or stumps, except at the discretion of
the Commission. Floodplains are also subject to the restrictions of the tree
preservation requirements in the Zoning Ordinance.

2. Creek Restrictions - Major creeks shall remain in open natural condition;
maller creeks or drainage ways may be channelized provided they meet the
criteria of the Storm Drainage Design Manual. When a creek or excavated
channel is to remain open, or in its natural condition, it shall meet one of the
following requirements:

(a) For single-family residential lots, dedication of the creek or drainage way
to the city, or to an approved homeowner association (HOA) pursuant to
Subsection (c). No portion of a "drainage and floodway easement" shall
be contained in a single-family residential lot. A drainage and floodway
easement shall be dedicated as a single lot to the city or an HOA. The
Commission may waive this dedication requirement only for the
following exceptions:

i. Replats which were originally platted prior to the dedication
requirement.

ii. Subdivisions of five (5) lots or less.

(b) Creeks and drainage ways may be retained as a part of a nonresidential
lot, and it shall be the property owner's responsibility to maintain this
area, except as otherwise provided. A maintenance easement shall be
granted to the city and shall grant the right but not the obligation to
maintain and construct drainage facilities if the creek or drainage way is
not being properly maintained. A lien may be filed against the property
in favor of the city to secure payment of any expenses incurred by the
city for maintenance.

(c) Creek or drainage ways may be owned and maintained by an approved
maintenance entity, other than individual residential lot owners provided
the maintenance area is set forth by easement. A maintenance entity
may include homeowners associations, apartment complexes, or similar
uses. The maintenance entity's by-laws and covenants filed of record, if
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any, shall provide for ongoing maintenance. The easement shall
authorize a lien against individual abutting lots in favor of the city to

secure the payment to the city for any expenses incurred by the city in
the event of default.

(d) Nonresidential properties may create an entity to maintain creeks or
drainage ways, provided the maintenance area is set forth by easement
and the entity's by-laws, filed of record, provide for on-going
maintenance. Such easements shall authorize a lien against individual
abutting properties in favor of the city to secure payment for any
expenses incurred if the maintenance entity is not property maintaining
the creek or drainage way. Adequate floodway easements and drainage
easements shall be required that give the city the right but not the
obligation to maintain and construct drainage facilities if, in the city's sole

opinion, the maintenance entity is not properly maintaining the creek or
drainage way.

(e) Where the city has designated a floodway or floodplain as part of the
city park system, one of the following shall be provided:

i. Parallel streets fronting along the park.
il. Cul-de-sacs which provide public access fronting on the park.
ii. Loop streets which provide public access fronting on the park.

In all cases, the city shall approve the proposed street alignment fronting on
city parks.

d. Dedication of Drainage Easements -

1. General Requirements - When a subdivision or addition is traversed by a
watercourse, drainage way, channel, or stream, there shall be provided a
storm water or drainage easement conforming substantially to the line of
such watercourse, and of such width and construction as will be adequate
for the purpose. Wherever possibie, it is desirable that the drainage be
maintained by an open channel with landscaped banks and adequate width
for maximum potential volume of flow.

2. Maintenance and Access Easements - The property owner must provide
sufficient access on each side of and parallel to creeks or drainage ways for
maintenance purposes. The access shall be above the base flood
elevation and accessible to vehicles and equipment. Access must also be
provided at a maximum 1,200 foot spacing along streets or alleys. The
location and size of the maintenance and access easement shall be
determined by the City Engineer. Minimum width shall be 10 feet and the
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maximum width of the access easement shall be fifteen (15) feet.
Permanent monuments, the type and locations of which to be determined
by the City Engineer, shall be placed along the boundaries of the
maintenance and access easement and private property. This
maintenance and access easement shall be included in the dedication

requirements of this section and included in the drainage and floodway
easement width.

3. Drainage Easements -

(a) Where topography or other conditions are such as to make impractical
the inclusion of drainage facilities within street rights-of-way, perpetual,
unobstructed easements at least ten (10) to fifteen (15) feet in width,
depending on slopes, for drainage facilities shall be provided across
property outside the street lines and with satisfactory access to the
street. Easements shall be indicated on the plat. Drainage easements
shall extend from the street to a natural watercourse or to other drainage
facilities.

(b) When a proposed drainage system will carry water across private land
outside the subdivision or addition, appropriate drainage easements
must be secured.

e. Storm Water Controls

1. General Requirements - Per Section 3.1700 (Storm Water Management) of
the Zoning Ordinance, a subdivision may propose storm water conservation
areas or other nonstructural or structural storm water controls.

2. Storm Water Quality Easements - Storm water quality easements shall be
provided for all storm water controls. The storm water quality easement
shall encompass the area of the storm water conservation area and/or other
nonstructural or structural control and shall encompass any maintenance
and/or access easements necessary as determined by the City Engineer to
construct, maintain, and inspect the storm water controls. The storm water
quality easement shall give the city the right, but not the obligation, to
inspect and maintain the storm water controls if, in the city’s sole opinion,
the proper maintenance is not being performed by the maintenance entity.

3. Ownership and Maintenance - For single-family, patio home, and/or single-
family attached subdivisions, storm water controls shall be owned and
maintained by a maintenance entity such as a homeowners association.
For all other development, storm water controls may be owned and
maintained by the property owner or a maintenance entity such as property
owners association. The bylaws and covenants of any maintenance entity
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that owns and maintains storm water controls shall provide for the ongoing
maintenance of the storm water controls per Section 5.13 (Provision of
Amenities and/or Storm Water Controls).

f. Grading - Site, street or development grading shall conform to the
" specifications in the city's Erosion and Sedimentation Control Ordinance.

5.7 Park Access

a. General Requirements - Parks should be easy to access and open to public
view so as to benefit area development, enhance the visual character of the
city, protect public safety and minimize conflict with adjacent land uses. The

following guidelines should be used in designing parks and adjacent
development:

1. Where physically feasible, parks should be bounded by streets or by other
public uses (e.g., school, library, recreation center).

2. Where residential lots must directly abut a park, lots should be oriented so
as to side and not back to the park. In this instance, cul de sac and looped
streets should be used to access the lots and park (see illustrations).
Residential lots should back to a park only when the site's physical
character (e.g., shape, topography, drainage) does not reasonably permit
an alternative design or the layout of the subdivision complements the use
of the park (e.g., lots backing to a golf course).

3. A proposed subdivision adjacent to a park may not be designed to restrict
reasonable access to the park from other area subdivisions. Street
connections to existing or future adjoining subdivisions may be required to
provide reasonable access to parks.

4. Where a nonresidential use must directly abut a park, the use must be
separated by a screening wall or fence and landscaping. Access points to

the park may be permitted by the Planning & Zoning Commission if public
benefit is established.

5. Alleys may abut a park, but they should not be designed to encourage their
use as a means of vehicular, bike or pedestrian travel to the park.

b. Streets abutting a park shall be built in accordance with the thoroughfare plan
and the standards of this ordinance;, however, the city may require any
residential street built adjacent to a park to be constructed to collector width to
ensure access and prevent traffic congestion.

1. When park land is acquired, the city shall reserve sufficient land to provide
50% of the right-of-way for abutting streets.
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2. The cost of constructing residential streets (pavement width 27 feet) and
alleys abutting a park shall be responsibility of the developer. The city shall
reimburse the developer 50% of the cost of construction of the portion of
any street collector width or greater abutting a park.

3. In all cases, the city shall approve the proposed street alignment fronting on
city parks. Developers shall also provide street access to all creeks or
drainage ways which are maintained by a homeowner association or
dedicated as a drainage and floodway easement to the city.
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5.8 Sewage Facilities

a. Adequate Sewage Facilities - Sanitary sewer facilities serving the subdivision
or addition shall connect with the city's sanitary sewer system, and shall
conform to the city's Adequate Public Facilities Policies for sewage treatment
and collection. Sewers shall be installed to serve each lot and to grades and
sizes according to specifications herein identified or referenced.

b. Design and Construction Reguirements - Design of sanitary sewers shall be in
accordance with the city's Manual for Design of Water and Sewer Lines.
Materials and construction shall conform to the Standard Specifications and
Standard Construction Details of the City of Plano. The sanitary sewer system
shall conform to the city's sewer studies for the various drainage basins.

Cc. Sewage Locations - Sanitary sewers shall be located within street or alley
rights-of-way unless topography dictates otherwise. When located in
easements on private property, access shall be provided to all manholes. A
manhole shall be provided at each street or alley crossing. End lines shall be
extended to provide access from street or alley right-of-way when possible.

5.9 Water Facilities

a. Adequate Water Facilities - Water systems serving the subdivision or addition
shall connect with the city's water supply and distribution system, and shall
conform to the city's Adequate Public Facilities Policies for water supply,
treatment and distribution. Water facilities shall be installed to adequately

serve each lot and to grades and sized according to specifications herein
contained or referenced.

b. Design and Construction Requirements - Design of water systems shall be in
accordance with the Manual for Design of Water and Sewer Lines. Materials
and construction shall conform to the Standard Specifications and Standard
Construction Details of the City of Plano. The water system shall be in
accordance with the city's Master Water Plan.

c. Fire Hydrants - Fire hydrants and valves shall be required for all subdivisions
and additions and shall be located to satisfy the requirements of the Fire
Department. Fire hydrants shall be located in accordance with the Manual for
Design of Water and Sewer Lines and shall be approved by the applicable fire
protection unit. To eliminate future street openings, all underground utilities for
fire hydrants, together with the fire hydrants themselves and all other supply
improvements shall be installed before any final paving of a street shown on
the subdivision plat. Reflective fire hydrant buttons shall be installed in all
streets at a point adjacent to fire hydrants. The buttons shall conform to
Engineering Department specifications. At corner locations, spotters shall be
installed in both streets.
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5.10 Public and Private Utilities

a. Easements -

1. The property owner shall be required to furnish all easements and rights-of-
way required to serve the development. Where reasonable, utilities should
be located within streets or alley rights-of-way. Notwithstanding the above
developers may offer easements outside of street and alley rights-of-way.
All utility facilities existing and proposed throughout the property shall be
shown on the preliminary plat.

2. Easements shall be provided for both municipal and private utilities and
must be recorded on the final plat or replat. Municipal easements for water
and sanitary sewer shall be a minimum of ten feet in width. Storm sewer
easements shall be a minimum of fifteen feet in width. All municipal
easements may be wider as determined by the City Engineer depending on
the depth and the size of the utility. Private utility easements must be sized
by the utility company. Proper coordination shall be established between
the property owner and the applicable utility companies for the
establishment of utility easements on adjoining properties.

3. When topographical or other conditions are such as to make impractical the
inclusion of utilities within the rear of residential lot lines, perpetual
unobstructed easements at least ten (10) feet in width shall be provided
along selected side lot lines for satisfactory access to the street or rear lot
lines. Easements shall be indicated on the plat.

4. Water, sewer or drainage easements shall not straddle lots unless
approved by the City Engineer.

b. Damage - The contractor and owner shall be responsible for all damage to
existing public improvements caused during construction of new public
improvements.

c. Underground Utilities - All utilities, including electrical distribution and
communication, shall be installed underground along Type D, E, F, and G
thoroughfares and alleys, unless otherwise approved by the City Engineer.
Temporary electrical service may be installed above ground adjacent to
unplatted property along Type D and E thoroughfares. However, these lines
must be placed underground as adjacent property develops. Electrical and/or
communication utility lines shall be installed underground in compliance with
utility service regulations. Electrical utility service to nonresidential properties
from overhead distribution lines shall be placed underground from the right-of-
way to the point of service. Developers are encouraged to install all utilities
underground on each property.
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5.11 Neighborhood and Linear Parks

a. Park Reservation and Dedication - Land for neighborhood and linear parks
shall be reserved and dedicated in accordance with the locations specified on
the Park Master Plan. Land-studiesConcept plans and preliminary site plans
shall be reviewed to determine if land dedications shall be required for
neighborhood and linear parks. If land is to be dedicated, the city shall specify
the proposed land requirements and the developer shall accommodate the
dedication or offer to dedicate an alternative site which reasonably meets the
same needs of the city. The Planning & Zoning Commission shall make the
final determination of site location and configuration reserved for future
dedication on the approved land-studyconcept plan and preliminary site plan.
Prior to, or concurrent with, the approval of a preliminary plat, the developer
and city shall execute an improvement agreement and reimbursement contract
as specified in Section 5.11(e). Specified neighborhood and linear park sites
and improvements shall be dedicated to the city upon approval of the final plat
and completion and acceptance of the improvements.

b. Site Criteria - Neighborhood and linear park sites shall be of a suitable size,

dimension, topography, and general character to meet the design criteria
specified in the comprehensive plan.

c. Minimum Park Improvements - Unless waived by the Planning & Zoning
Commission, neighborhood and linear parks shall be improved by the

developer prior to acceptance by the city. The minimum park improvements
shall include:

1. Grading and clearance of unwanted vegetation;

2. Installation of drainage and stream erosion controls;

3. Establishment of turf and planting of trees;

4. Installation of perimeter streets and street lights;

5. Provision of water and sewer service; and

6. When required, the installation of hike and bike trails, as follows:

(a) Hike and bike trail pavement shall be a minimum of 10 feet in width and
constructed in accordance with the Standard Construction Details.

(b) The maximum grade allowed for trails is 5%, with the cross-slope not to
exceed 1/4 inch per foot, and not less than 1/8 inch per foot.
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(c) Except at intersections, hike and bike trails shall not be placed closer
than three (3) feet to a street.

(d) The slope of land adjacent to a hike and bike trail shall not exceed 3:1,

except where the City Engineer finds no reasonable alternative to a
greater slope.

(e) Railings may be required at the developer's expense if the adjoining
grade of and or obstructions along the trail present safety concerns.

(f) A minimum of three (3) feet of level, unobstructed turf area is required
on both sides of the trail except where the City Engineer finds no
reasonable alternative exists.

(g) An engineering plan for the hike and bike trail, including topography,
drainage structures, adjacent streets, floodplain location and other
information related to the trail design must be submitted and approved
by the city prior to release for construction.

(h) Barricades and fencing must be maintained during the construction
process.

d. Additional Improvements - The developer may request permission to construct
additional park improvements. The Planning & Zoning Commission may
approve additional improvements if the proposed improvements are consistent
the design criteria and objectives of the Park Master Plan. Additional
improvements shall be denied where the Commission determines that the
proposed improvements are inconsistent with the Park Master Plan, would
impose an unreasonable maintenance responsibility on the city, or are judged
to be premature based on service demand.

e. Improvement Plan_and Development Agreement - No improvement shall be
made of a proposed park site unless an improvement plan is approved by the
city. The plan shall illustrate all proposed improvements and estimate the cost
of each improvement (including unit costs where appropriate). Prior to
improving the site, the developer and the city must execute subdivision
improvement agreement and reimbursement contract defining the work to be
performed, construction schedules, improvement costs, performance surety,
and the amount to be reimbursed and the timing of such reimbursement. The
Parks and Recreation Board of the City of Plano shall review and recommend
to the Planning & Zoning Commission the approval, conditional approval, or
denial of each park improvement plan.
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f. Completion of Land Dedication and Improvements - Park land shall be
dedicated to the city concurrent with the approval and filing of a final plat or
replat.  All improvements specified in the park improvement plan and
development agreement must be completed prior to approval of the final plat,
except where future performance is secured by a subdivision improvement
agreement as specified in Article IV.

g. Cost Reimbursement - The city shall reimburse the developer for land and
improvement costs for qualified park land dedication and improvements under
the terms set forth in the Plano Park Fee Ordinance, Section 1.11
Reimbursement of Developer Contributions.

h. The city may accept or reject voluntary dedications of land and improvements
for public park purposes which are not shown on the Master Park Plan;

however, acceptance of such dedications shall not qualify for cost
reimbursement.

5.12 Public Uses

a. Reservation of Land - Land-studies,—Ppreliminary plats and final plats shall
reserve land for future public use as designated in the Comprehensive Plan
and associated plans for future public facilities and utilities. These uses
include, but are not limited to: parks (see Section 5.11), libraries, police and
fire stations, pump stations, water storage tanks, and lift stations. Land
reserved shall be of a suitable size, dimension, topography, and character for
the designated purpose.

b. Procedure for Reserving Land - All land-studies—preliminary plats and final

plats shall provide for the necessary reservation of land for future public use as
follows:

1. kand-StudyConcept plan/preliminary site _plan - All land-—studiesconcept
plans and preliminary site plans shall be reviewed to determine if land
reservations are required as specified in Section 5.10 (a). If land is to be
reserved, the city shall provide the developer a description of the land to be
reserved and any other requirements of the reservation. The city shall
specify the proposed use of the land and estimate the time needed to
complete the acquisition. The developer shall accommodate the
reservation as specified, or may offer to reserve an alternative site(s) which
reasonably meets the same needs of the city. Should an alternative be
proposed by the developer, the Commission shall determine if the
alternative shall be approved. Land shown as to be reserved on an
approved concept plan and/or preliminary site plan fand-study-indicates the
city's intent to acquire the area reserved at a future time. However, the city
is not obligated to acquire land reserved on a concept plan or preliminary
site plan land-study-and may void the reservation at any time.
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2. Preliminary Plat and Final Plat - All preliminary and final plats submitted for
approval shall continue to reserve sites for public use as designated on
approved land studies. Boundaries of land reserved for public use may be
adjusted subject to the approval of the Commission. The city shall initiate
acquisition of any area reserved for public use on a preliminary or final plat
within twelve months of the date of approval of the preliminary or final plat,
unless the period is extended by the mutual agreement of the city and the
developer. The reservation shall be made void if the city fails to initiate
acquisition of the area reserved within this period and the area shall be free
for development in accordance with these regulations.

5.13 Provision of Amenities and/or Storm Water Controls

a. Where amenities and/or storm water controls are proposed as a part of a
subdivision or addition and are owned and maintained by property owners in
common or through an association of property owners, or where the amenities
are to be dedicated to the city and are to be maintained publicly or privately
through agreement with the city, the city may require the following:

1. Plans and illustrations of the proposed amenities and/or storm water
controls;

2. Cost estimates of construction, maintenance and operating expenses;

3. Association documents, deed restrictions, contracts and agreements
pertaining to the amenities and/or storm water controls; and

4. Provision of surety as required for maintenance and other expenses related
to the amenities and/or storm water controls.

b. The design of amenities shall conform to the city's guidelines for residential
amenities as adopted by the City Council. The design of the storm water
controls shall conform to the standards and specifications of the North Central
Texas Council of Government Integrated Storm Water Management manual.

c. All amenities to be placed on land dedicated to the city, or involving the
potential use of public funds for maintenance and operation shall require City
Council approval prior to approval of the final plat. The City Council may deny
any such amenity at its sole discretion.

d. All such amenities and/or storm water controls must be completed and in place
prior to the City Engineer making an acceptance of the public improvements
and prior to final release of Certificate of Occupancy and occupying of
residential structures.
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e. Any subdivision creating an area or amenity and/or storm water controls to be
owned in common by the owners of lots within the subdivision shall require the

establishment of a property owners association prior to the approval of the final
plat.

f. Documents establishing the property owners association shall be submitted to
the city for review by the City Attorney for conformance with this and other
applicable ordinances prior to approval of a preliminary plat. The documents
shall specify:

1. That membership in the association is mandatory for all owners of property
within the subdivision;

2. All association responsibilities and property interests.

3. By-laws related to the governance of the association.

4. Covenants for maintenance assessments which run with the land;

5. Responsibility for liability insurance and local taxes;

6. Authority for the association to secure funds from its members sufficient to
meet its responsibilities. This authority shall include the ability to collect
dues, to increase dues, charge special assessments and place liens

against property for failing to pay dues and assessments;

7. Other city requirements as applicable.

9. Notice to Purchasers - Builders are required to post notice in a prominent place
in all model homes, sales offices and on all open space areas larger than
20,000 square feet stating that a property association has been established
and membership is mandatory for all property owners. The notice shall state at
a minimum that the builder shall provide any person upon their request the
association documents and a five year projection of dues income and
association expenses.

h. Maintenance Reserve Fund - Prior to the transfer of the association to the lot
owners, the developer must provide a reserve fund equivalent to two months'
dues based on full association membership.

i. Property Association Activation - Concurrent with the transfer of the association
the developer must transfer to the association control over all utilities related to
property and amenities and/or storm water controls to be owned by the
association. The developer must also disclose to the association the total cost
to date related to the operation and maintenance of common property and
amenities_and/or storm water controls.
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5.14 The Following Design Standards and Specifications are Incorporated by
Reference into this Ordinance:

Water & Sewer Design Manual

Standard Construction Details

Standard Specifications for Public Works Construction
with City of Plano Special Provisions

Thoroughfare Standards Ordinance

Flood Damage Prevention Ordinance

Erosion Control Ordinance

Storm Drainage Design Manual
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ARTICLE VI. PARTICIPATION AND ESCROW POLICIES

6.1 Participation Policies

a. City's Share of Improvement Costs - The city shall participate in the costs of

public improvements which are not for the primary benefit of the development
and which have been oversized to serve developments other than for which the
plat has been submitted for approval, only to the extent and according to the
standards stated in this article and pursuant to the procedures herein set forth
and only if an Improvement Agreement is entered into between the city and
owner as provided in these regulations which conforms to the requirements of
Article 2368a Section 2¢, Vernon's Annotated Civil Statutes, as amended, and
as later codified in the local government code.

b. Owner's Responsibility -

1.

The property owner shall be responsible for the entire costs of designing
and installing all public improvements which primarily serve the subdivision
or addition. Facilities required by these regulations, unless listed in Section
6.2, shall be considered as primarily serving the subdivision or addition
unless otherwise determined by the city.

The property owner shall also be responsible for its share of the costs of
oversized or offsite public improvements needed to assure adequacy of
public facilities and services for the addition or subdivision, subject to
participation and escrow policies contained in this article.

The property owner shall be responsible for extending streets, water, sewer
or drainage facilities offsite to his property as required by the Commission
and/or required to ensure adequacy of public facilities.

Should the subdivision or addition abut an existing water or sanitary sewer
line installed by someone other than the city, the owner shall pay to the city
a "Developers Liability" charge to be refunded to the original installer of the
line, as prescribed in the Pro-Rata Ordinance of the city.

Should a lift station, either temporary or permanent, be necessary to
provide a sanitary sewer service to the subdivision or addition, the property
owner shall construct the station and all appurtenances, at his own
expense. If and when the lift station is no longer needed, the installation
will, unless other provisions are made, remain the property of the City of
Plano for reuse or disposal. A "Developers Liability" charge for such lift
stations and appurtenances may be established as prescribed in the Pro-
Rata Ordinance of the city.
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6.2 Facilities Eligible for City Participation

The city shall participate in the costs of installing public improvements according to
the following schedule:

a. The city shall reimburse the property owner or developer for 100% of the
following costs:

1.

Costs of paving streets and thoroughfares for the portion of the width of
pavement exceeding thirty-seven (37) feet for internal streets and eighteen
and one-half (18.5) feet (per side) for divided thoroughfares. Costs include
those for pavement, lime stabilization and excavation to a depth equal to
the distance from the top of the curb to the top of stabilized subgrade for
that width of street paving wider than thirty-seven (37) feet or eighteen and
one-half (18.5) feet on each side in the case of a divided thoroughfare.

Paving costs for streets and thoroughfares for that portion of the required
paving thickness exceeding eight (8) inches, except where thicker
pavement is required by the Texas Department of Transportation (TxDOT)
and the Dallas Area Rapid Transit (DART).

The costs of left-turn lanes and median openings on Type "D" or wider
thoroughfares intersecting Type "D" or wider thoroughfares.

Costs of that portion of grade-separated intersections which require paving
in excess of thirty-seven (37) feet in width (18.5 feet per side).

Costs of installing conduit and pullboxes for street lights and traffic signals
along Type D or wider thoroughfares.

A portion of the costs of all water or sanitary sewer pipelines larger than
twelve (12) inches, subject to the provisions of the city's pro rata ordinance.
City participation shall be based upon the difference in cost between a
standard twelve (12) inch diameter pipeline and the size pipeline actually
installed, including embedment, manholes, special fittings and other
appurtenances necessary for complete sanitary sewer pipeline installation.

b. The city shall reimburse the property owner or developer twenty-five percent
(25%) of the following costs:

1.

Street crossings (bridges or culverts), for residential developments, with an
opening larger than that of a double seventy-two (72) inch pipe culvert. The
cost of the structure shall be based on a standard, basic culvert or bridge
including headwall or rip-rap, if required by the City Engineer, for erosion
control.
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2. That portion of storm sewers, for residential developments, exceeding

seventy-two (72) inches in diameter. The Commission shall have the option
of limiting the city's participation for a developer's request for extensive
underground storm sewer systems to the cost of pilot channel participation,
as would be required if the developer were to provide for an open channel
drainage system.

The costs of constructing a pilot channel lining, for residential
developments, if approved by the City Engineer pursuant to Section 5.6.

. Costs of constructing railroad crossings and signals, which are charged by

the Railroad Company. The remaining seventy-five percent (75%) of the
costs shall be borne equally by the owners of the four quadrants of the
intersection of the street and the railroad.

c. The city shall reimburse the property owner or developer ten percent (10%) of
the following costs:

1.

Street crossings (bridges or culverts), for nonresidential developments, with
an opening larger than that of a double seventy-two (72) inch pipe culvert.
The cost of the structure shall be based on a standard, basic culvert or
bridge including headwall or rip-rap, if needed, for erosion control.

That portion of storm sewers, for nonresidential developments, exceeding

- double seventy-two (72) inches in diameter. The Commission shall have

the option of limiting the city's participation for a developer's request for
extensive underground storm sewer systems to the cost of pilot channel
participation, as would be required if the developer were to provide for an
open channel drainage system.

The costs of constructing a pilot channel lining, for nonresidential
developments, if approved by the City Engineer pursuant to Section 5.6.

6.3 Limitation and Exceptions

Notwithstanding Section 6.2, the city shall not participate in the following costs:

a.

Those portions of the costs of any public improvements not expressly
described in Section 6.2.

Costs of clearing and grubbing for streets and thoroughfares.

Costs of constructing streets built wider than called for in the Thoroughfare
Plan.
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Costs of lights, decorative finishes or other similar expenses, unless required
by the City Engineer.

Costs of pipe or box culvert, headwalls, regardless of size, or the costs of
retention/detention ponds or slope protection, except rip-rap under a bridge.

Costs of detours, pavement transitions and cross-overs.

Costs of relocating or adjusting private utility company facilities.

When reimbursing the property owner or developer pursuant to this Article, the
City of Plano shall pay a maximum of 6% of the city's participation cost for
engineering fees, which includes surveying, construction staking and
supervision, and the city shall not be responsible for any other incidental
expenses or costs.

Costs of underground box culverts not required by City of Plano.

6.4 Procedures for City Participation

a.

b.

Definitions - For purpose of Article VI, the following terms shall have the
following meanings:

1. Contiguity - The term "contiguous" shall mean that the reimbursable
improvements are within the boundaries of, or abutting the perimeter of, a
developed subdivision or addition.

2. Developed Subdivision or Addition - Property for which a final plat has been
filed for record in the county in which the property is located, and the public
improvements required by the city have been installed by the property
owner and have been accepted by the city.

Application for Participation - In order to initiate a reimbursement request, the
owner must establish a front foot oversize cost for the reimbursable public
improvements. Requests for reimbursement to the owner of cost of oversize
paving, drainage, water and sanitary sewer mains shall include the owner's
name and mailing address. The request must include as-built drawings
showing the reimbursable items, a copy of the contractor's bid for construction,
final payment with quantities and unit costs, oversize calculations for all
reimbursement items, and a project location map.

Precondition to Processing Request - Participation requests will be processed
after the public improvements are accepted by the city. Reimbursement
requests for onsite oversizing will be processed in the order of their receipt and
subject to City Council approval as appropriate. Requests exceeding funds
available shall be scheduled for payment as a part of the next year's capital

N:RPT\SUBORD 05/05 85



improvements program, subject to available funding. However, all oversize
participation shall be refunded no later than five years following the date of final
acceptance of the public infrastructure improvements. In the case of offsite
public improvements, participation will be processed after a development is
accepted which contains or abuts the offsite improvements. All participation
will be made in accordance with Paragraph (d) of this section.

d. City Engineer Determination - The City Engineer shall determine the city's
participation in the cost of public improvements, in accordance with the criteria
in Section 6.1 through 6.3. Payments shall be allocated to a development on a
front foot basis and shall be made as follows:

1. As property is platted and developed adjacent to the offsite public
infrastructure improvements, the city will reimburse oversize costs for that
portion contiguous to the property. Oversize costs will be reimbursed to the
initial developer after final acceptance by the city of the public
improvements. Oversize reimbursement will not be made with filing of a
conveyance plat.

2. Reimbursement funds for the city's share of the public infrastructure
improvements will be as scheduled in the Annual Capital Improvements
Program. However, all oversize participation shall be refunded no later than
five years following the date of final acceptance of the public infrastructure

improvements.
e. Funding - The city will annually prepare a capital improvement program, a

component of which will generally identify funds for payment of oversize
participation. Funds will be designated individually from the appropriate source
for both street and drainage and water and wastewater projects. Requests in
excess of available funding will be deferred for future allocations.

6.5 Escrow Policies and Procedures

a. Deposit with City - Whenever the city agrees to accept escrow deposits in lieu
of construction by the owner of the property under these regulations, the
property owner or developer shall deposit an amount equal to his share of the
costs of design and construction in escrow with the city. Such amount shall be
paid prior to release of construction plans by the City Engineer. In lieu of such
payment at such time, the city may permit the property owner to contract with
the city and shall agree in such contract that no building permit shall be issued
for any lot included within said plat, or increment thereof, until the full amount
of the escrow is paid, or a pro rata part thereof for the full increment if
developed incrementally. The obligations and responsibilities of the property
owner shall become those of property owner's transferees, successors and
assigns; and the liability therefore shall be joint and several.
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b. Determination of Escrow Amount - The amount of the escrow shall be
determined by using the average of the comparable bids awarded by the city in
the preceding six (6) months or, if none exist, then in the preceding year or, if
none exists current market value of construction as determined by an estimate
by the City Engineer. Such determination shall be made as of the time the
escrow is due here under.

c. Termination of Escrow - Escrows which have been placed with the city under
this section which have been held for a period of ten (10) years from the date
of such payment or agreement, in the event that the city has not authorized the
preparation of plans and specifications for construction of such roadway
facilities for which the escrow was made, shall upon written request be returned
to the property owner, with accrued interest. Such return does not remove any
obligations of the owner for construction of the required facilities if a building

permit has not been issued on the subject Iot or if a new building permit is
applied for.

d. Refund - If any street or highway for which escrow is deposited for, is
constructed, or is reconstructed by another governmental authority at no cost to
the city, the escrowed funds and accrued interest shall be refunded to the
property owner or developer after completion and acceptance of the public
improvements. In the event that a portion of the cost is borne by the city and
the other portion of the cost by another governmental authority, the difference
between the owner's actual proportionate cost and the escrowed funds,
including accrued interest, if any, shall be refunded after completion and
acceptance of the improvements.

e. Interest Limitation - If money is refunded within six months of deposit, only the
principal will be refunded. Monies returned after this date will be refunded with
interest accrued, calculated at 1% less than the rate of actual earnings.

6.6 Payment of Fees, Charges and Assessments

As a condition of plat approval, the property owner shall pay all fees, charges and
assessments required to assure adequacy of public facilities to the subdivision or
addition, as may be imposed under these or other regulations of the city.
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ARTICLE VII. REPLATTING PROCEDURES

7.1 Replatting of Land

a. Replat Required - Unless otherwise expressly provided for herein, a property

owner who proposes to replat any portion of an already approved final plat,
other than to amend or vacate the plat, must first obtain approval for the replat
under the same standards and by the same procedures prescribed for the

p|att|ng of Iand by these regulatlons Ih&&meter—ef—lllamamg—may—wawe—er

b. Replatting Without VVacating Preceding Plat - A replat of a final plat or portion of
a final plat may be recorded and is controlling over the preceding plat without
vacation of that plat if the replat:

1. Is signed and acknowledged by only the owners of the property being
replatted;

2. |s approved, after a public hearing on the matter at which parties in interest
and citizens have an opportunity to be heard, by the Commission and

3. Does not attempt to amend or remove any covenants or restrictions
previously incorporated in the final plat.

¢. Additional Requirements for Certain Replats -

1. In addition to compliance with Subsection (b), a replat without vacation of
the preceding plat must conform to the requirements of this section if:

(a) During the preceding five years, any of the area to be replatted was
limited by an interim or permanent zoning classification to residential use
for not more than two residential units per lot; or

(b) Any lot in the preceding plat was limited by deed restrictions to
residential use for not more than two residential units per lot.

(c) Compliance with this Subsection (c) is not required for approval of a
replat of part of a preceding plat if the area to be replatted was
designated or reserved for other than single or duplex family residential
use by notation on the last legally recorded plat or in the legally recorded
restrictions applicable to the plat.

2. Notice of the hearing required under Subsection (b) shall be given before

the 15th day before the date of the hearing by publication in an official
newspaper or a newspaper of general circulation in the county and by
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written notice, with a copy of Subsection (c) attached, forwarded by the
Commission to the owners, as indicated on the most recently approved ad
valorem tax roll of the city, of property in the original subdivision within 200
feet of the property upon which the replat is requested. The written notice
may be delivered by depositing the notice, properly addressed with postage

prepaid, in a post office or postal depository within the boundaries of the
City.

If the proposed replat requires a variance, and the owners of 20 percent or
more of the area of lots to whom notice is required to be given under
Subsection (b) file with the Commission a written protest of the replatting
before or at the hearing, approval of the replat will require the affirmative
vote of three-fourths of the Commission members present. In computing
percentages of ownership, each lot is considered equal to all other lots
regardless of size or number of owners, and the owners of each lot are
entitled to cast only one vote per lot. The area of streets and alleys shall be
included in computing the percentage of land area.

. Any replat which adds or deletes lots must include the original lot

boundaries.

7.2 Amending Plats

a. The Director of Planning, or his/her designee, may, upon petition of the
property owner or developer, approve and issue an amending plat which is
signed by the applicants only unless otherwise required to the contrary and
which is for one or more of the purposes set forth in this section, and such
approval and issuance shall not require notice, hearing, or approval of other lot
owners. This subsection shall apply only if the sole purpose of the amending
plat is: (Ordinance # 96-1-31) ‘

1.

2.

To correct an error in any course or distance shown on the prior plat;

To add any course or distance that was omitted on the prior plat;

. To correct an error in the description of the real property shown on the prior

plat;

To indicate monuments set after death, disability, or retirement from
practice of the surveyor charged with responsibilities for setting monuments;

To show the proper location or character of any monument which has been
changed in location or character or which originally was shown at the wrong
location or incorrectly as to its character on the prior plat;
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6. To correct any other type of scrivener or clerical error or omission as
previously approved by the city Planning & Zoning Commission or City
Council; such errors and omissions may include, but are not limited to, lot

numbers, acreage, street names, and identification of adjacent recorded
plats;

7. To correct an error in courses and distances of lot lines between two
adjacent lots where both lot owners join in the application for plat
amendment and neither lot is abolished, provided that such amendment
does not attempt to remove recorded covenants or restrictions and does not
have a material adverse effect on the property rights of the other owners in
the plat;

8. To relocate a lot line in order to cure an inadvertent encroachment of a
building or improvement on a lot line or on an easement;

9. To relocate one or more Iot lines between one or more adjacent lots where
the owner or owners of all such lots join in the application for the plat
amendment, provided that such amendment does not:

(a) Attempt to remove recorded covenants or restrictions; or

(b) Increase the number of lots.

10.To make necessary changes to the prior plat to create six or fewer lots in
the subdivision or addition or a part of the subdivision or addition covered
by the prior plat if:

(a) The changes do not affect applicable zoning and other regulations of the
city;

(b) The changes do not attempt to amend or remove any covenants or
restrictions; and

(c) The area covered by the changes is located in an area that the
Commission has approved, after a public hearing, as a residential
improvement area.

b. Procedures - Amending plats shall be processed using procedures for
conveyance plats set forth in Article |l of these regulations.
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7.3 Plat Vacation

a.

By Property Owner - The property owner of the tract covered by a plat may
vacate, upon the approval of the Commission, the plat at any time before any
lot in the plat is sold. The plat is vacated when a signed, acknowledged
instrument declaring the plat vacated is approved and recorded in the manner
prescribed for the original plat.

. By All Lot Owners - If lots in the plat have been sold, the plat may be vacated

on the application of all the owners of lots in the plat with approval obtained in
the manner prescribed for the original plat.

Criteria - The Commission shall approve the petition for vacation on such terms
and conditions as are reasonable to protect public health, safety and welfare.
As a condition of vacation of the plat, the Commission may direct the
petitioners to prepare a revised final plat in accordance with these regulations.

Effect of Action - On the execution and recording of the vacating instrument,
the vacated plat shall have no effect. Regardless of the Commission's action
on the petition, the property owner or developer will have no right to a refund of
any monies, fees or charges paid to the city nor to the return of any property or
consideration dedicated or delivered to the city except as may have previously
been agreed to by the Commission.

. Government Initiated Plat Vacation -

1. General Conditions - The Commission, on its motion, may vacate the plat of
an approved subdivision or addition when:

(a) No lots within the approved plat have been sold within five (5) years
from the date that the plat was signed by the Chairman of the
Commission;

(b) The property owner has breached an improvement agreement and the
city is unable to obtain funds with which to complete construction of
public improvements, except that the vacation shall apply only to lots
owned by the property owner or its successor;

(c) The plat has been of record for more than five (5) years and the
Commission determines that the further sale of lots within the
subdivision or addition presents a threat to public health, safety and
welfare, except that the vacation shall apply only to lots owned by the
property owner or its successors.
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2. Procedure - Upon any motion of the Commission to vacate the plat of any
previously approved subdivision or addition, in whole or in part, the
Commission shall publish notice in a newspaper of general circulation in the
county and provide personal notice to all property owners within the
subdivision or addition and shall also provide notice to the City Council.
The notice shall state the time and place for a public hearing on the motion
to vacate the subdivision or addition plat. The Commission shall approve
the vacation only if the criteria in Section 7.3(d) are satisfied.

3. Record of Natice - If the Commission adopts a resolution vacating a plat in
whole, it shall record a copy of the resolution in the County Clerk's Office. If
the Commission adopts a resolution vacating a plat in part, it shall cause a
revised final plat to be recorded which shows that portion of the original plat
that has been vacated and that portion that has not been vacated.
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ADEQUATE PUBLIC FACILITIES

Drainage, 45
Policy, 45

Street Access, 45
Waste Water, 46
Water, 46

ALLEYS

Adequacy of streets and
thoroughfares, 53

Design, 53

Length, 54

AMENDING PLATS

Procedures, 91
Use of, 89

AMENITIES

Definition, 10
Procedures, 79

APPEALS
Procedure, 37
BIKEWAYS
Required, 65
BUILDING PERMIT

{ssuance, 44
With conveyance plat, 34

CERTIFICATE OF OCCUPANCY

Issuance, 44
Temporary, 34
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CITY PARTICIPATION

Eligible facilities, 83

Escrow policies, 86

Funding, 86

Improvement agreement required, 38
Limitations and exceptions, 84
Owner's responsibility, 82

Payment, 87

Policy, 82

Procedures, 85

CONVEYANCE PLAT

Appeals to Council, 37

Applicability, 31

Application procedure and
requirements, 31

Approval procedure, 33

Definition, 11

Effect, 34

General procedure, 16

Purpose, 31

Required language, 33

Signing and filing, 34

Standard for approval, 33

DETENTION FACILITIES

Approval required, 67

DEVELOPMENT PLAT

Required, 35
Procedures, 35

DRAINAGE

City participation, 83
Creeks and floodplains, 68
Design of facilities, 66
Drainage easements, 71
General requirements, 66
Grading, 71

Lot drainage, 52



EASEMENTS

Access to public street, 51
Definition, 11

Drainage, 71

On conveyance plat, 34
On final plat, 29

On preliminary plat, 22
Open channel, 68

Slope, 59

Utility, 75

ESCROW

Procedure, 86
Refund, 87

FINAL PLAT

Appeals to Council, 37

Applicability, 28

Application procedure and
requirements, 28

Approval procedure, 29

‘Building permits and COs, 44

Certificate of compliance, 29

Completion of Improvement, 38

Definition, 12

Effect of approval, 30

General procedures, 16

Improvement agreement, 38

Purpose, 28

Required, 28

Reservation of land for public
uses, 78

Signing and recording, 30

Standards of Approval, 29

FLOODPLAIN

As park land, 70
Definition, 12
Development prohibited, 68

FRONTAGE

Double frontage residential lots, 47
Exception, 51

Nonresidential, 48

Residential, 60
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IMPROVEMENT AGREEMENT

Covenants, 38

Default of, 40

Deferral of public improvements, 23
Definition, 12

Oversize reimbursement, 38
Required, 38

Security, 38

Temporary improvements, 39

To include lot improvements, 52
With filing of final plat, 30

LAPSE OF APPROVAL

Land-study—21
Preliminary plat, 25
Reinstatement, 27

LETTER OF CREDIT

Deferral of improvements, 44

For completion of public
improvements, 39

For temporary improvements, 39

Reduction in, 39

Requirements, 39

With certificate of occupancy, 44



LOTS

Crossing boundary lines, 45
Definition, 12

Design and improvements, 47
Drainage, 52

Frontage and access standards, 48

LOT OF RECORD

Definition, 12
Exclusion from platting, 4

MAJOR PLAT

Definition, 12
General requirements, 16 _
Statutory compliance procedure, 17

MINOR PLAT

Conveyance plat as, 34

Definition, 12

General requirements, 16
,Statutory compliance procedure, 17

PARKS

Access, 71

Adjacent to floodplain, 70
Cost reimbursement, 78
Minimum improvements, 76
Neighborhood and linear, 76
Reservation of land, 78

PENALTIES
For violation of ordinance, 9

PLAT VACATION

Government initiated, 92
Procedure, 92
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PRELIMINARY PLAT

Amendments, 26

Appeals to Council, 37

Applicability, 21

Application procedure and
requirements, 21

Approval procedure, 24

Construction plan procedure and
requirements, 25

Definition, 13

Effect of approval, 24

Extension and reinstatement, 26

General procedures, 16

Lapse of approval, 25

Purpose, 21

Reservation of land for public
uses, 78

Standards for approval, 23

Timing of public improvements, 23

PRIVATE STREETS

Access, 63
Convert to public streets, 64
Design, 62

PUBLIC IMPROVEMENTS

Building permits, 44

Certificate of occupancy, 44

Completion of, 38

Conformance to plans, 1

Construction plans, 25

Construction procedures, 41

Deferral, 44

Definition, 13

Design, 45

Failure to complete, 40

improvement agreement, 38

Inspection, 41

Preliminary plat approval
required, 16

Requirements, 45

Security, 38

Temporary, 39



PUBLIC USES

Reservation of land, 78

RAIL CROSSINGS AND SIGNALS

City participation, 84
REPLAT

Amending plats, 89

Appeals to Council, 37

Definition, 13

Government initiated vacation, 92
Public hearing required, 88
Required, 88

Vacation, 91

Without vacating, 88

RIGHT-OF-WAY

Dedication by conveyance plat, 32
Dedication by plat, 23
Definition, 13
' Requirements for, 55
Reservation by conveyance plat, 33

SANITARY SEWER

Adequate public facilities policy, 45
General, 74

Oversize participation, 82
SCREENING

Required, 53

SIDEWALKS

General, 66
SLOPE EASEMENTS

Required, 59
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STREET LIGHTS

Payment, 58

STREET NAMES

Approval procedures, 58
Change, 58

STREET SIGNS

Payment, 58
STREETS

Access requirements, 60
Adequacy, 53

Arrangement, 55

City participation, 83
Construction, 59
Continuation, 55

Dedications and reservations, 58
Design standards, 53
Existing and substandard, 59
Fronting city parks, 72
Improvement, 59

Length, 56

Names, 58

Private streets, 61

Street lights, 58

Street signs, 58

TRAFFIC BUTTONS

Responsibility, 55
With median openings, 54

VARIANCES

Criteria for, 6
General, 5
Procedure, 6

WATER

Adequate public facilities policy, 45
General, 74
Oversize participation, 83



CITY OF PLANO
PLANNING & ZONING COMMISSION

May 4, 2009

Agenda ltem No. 7
Public Hearing: Zoning Case 2009-03

Applicant: City of Plano

DESCRIPTION:

Request to amend Section 2.800 (District Charts) of Article 2 (Zoning Districts and
Uses); Section 3.100 (Supplementary Regulations for Principal Permitted Uses and
Specific Uses), Section 3.1200 (Landscaping Requirements) and Section 3.1700 (Storm
Water Management) of Article 3 (Supplementary Regulations); Section 4.100 (Planned
.Development District) of Article 4 (Special District Regulations) and related sections of
the Zoning Ordinance to change the development review process for single-family
detached residential development from a land study review process to a concept plan
process and delete the land study process.

BACKGROUND:

The City of Plano currently utilizes two different development review processes - one for
commercial development and another for single-family residential development. The
commercial development process begins with the preparation of a concept plan. The
process for single-family residential begins with preparation of a land study.

While not vastly different from a concept plan, the land study was better suited to the
subdivision of land into large, single-family subdivisions. However, development trends
have shifted significantly and today, Plano rarely sees new, large scale, single-family
developments. In response to this shift in development activity and, as part of ongoing
efforts to maintain a streamlined development process, the land study requirement is
proposed to be replaced by the concept plan, which is currently the requirement for all
other development types. Implementation of these changes will result in a single
development review process.

To remove this requirement, amendments to the Subdivision Ordinance and Zoning
Ordinance are necessary. This agenda item addresses the requisite changes to the
Zoning Ordinance. Changes to the Subdivision Ordinance are addressed in a separate
agenda item.



The proposed changes to the Zoning Ordinance are shown in the attached document
(Additions are indicated in underlined text; deletions are indicated in strikethrough text).

RECOMMENDATION:

The Zoning Ordinance should be amended as follows:

2.822 CB-1 - Central Business-1
(5) Special District Requirements
(a) Miscellaneous

(iv) A general phasing plan for the total development of the property

shall be approved at the time of land—study concept plan
approval.

(v) The general allocation of permitted density levels of
development on the various sections of the property shall be

approved at the time of lanrd-study concept plan approval.
2.823 CE - Commercial Employment
(6) Special District Requirements (ZC 2002-33; Ordinance No. 2002-8-14)

(a) Miscellaneous

(vi) A general phasing plan for the total development of the property

shall be approved at the time of land—study concept plan
approval.

(vi) The general allocation of permitted density levels of
development on the various sections of the property shall be

approved at the time of land-study concept plan approval.

3.103 Construction Yards, Field Offices, Model Homes, and Other Temporary
Buildings

(2) Homebuilder Marketing Centers (ZC 92-99)

(d) A center located in a residential district shall be limited to an area
where a Phase-Hland-study concept plan or preliminary site plan for
a residential development has been approved for the site, and the
center is sponsored by the developer(s) of the residential
development. The temporary structure shall be removed after the
center is abandoned. However, if the building is to be reused, the
building shall be designed and constructed as a permanent structure.
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3.104 Multifamily Residence

(3) The minimum setback from the zoning district boundary for an apartment
building adjacent to land proposed (as shown on an approved land-study
concept plan or preliminary site plan), developed, or zoned for single-

family, patio home, or two-family shall be: (ZC 2000-83; Ordinance No.
2000-11-30)

| One Story 20 feet

| Two Story 60 feet

| Three Story | 150 feet

3.115 Retirement Housing

(3) Minimum Residential Setback

The minimum setback from the zoning district boundary line and/or
property line of land proposed (as shown on an approved land-study
concept plan or preliminary site plan), developed or zoned for single-

family, patio home, or two-family to independent living, assisted living,
long-term care, and/or continuing care facilities shall be:

One Story 20 feet

Two Story 60 feet

Three Story 150 feet

3.1200 Landscaping Requirements

(7) Tree Preservation and Protection

(c)

(e)

Agenda Item #7 (05/04/09)

Exemptions

(i)

This section does not apply to individual single-family, duplex,
and single-family attached lots after initial development and final
inspection of the dwelling units by the Building Inspection
Department or to properties for which an approved site plan,
phase—H—land—study concept plan, preliminary site plan,
preliminary plat, or preliminary replat is in effect on the date of
adoption of this ordinance.

Tree Survey and Preservation Plan Required

(i)

Preliminary Development Plans

A general survey of natural vegetation showing tree groupings
and anticipated tree losses shall be submitted with all
preliminary site plan and-—phase—HJand—study applications.
Required data includes approximate locations and species of
individual trees eight inches or larger in caliper and a range of
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3.1703

3.1704

4.110

sizes and species for tree groupings. Photographs of the site
showing tree cover are also required.

Development Incentives and Alternative Standards

Development incentives and alternative standards listed below may be used
provided the development complies with associated nonstructural storm water
controls, such as storm water conservation areas and/or structural storm water
controls, such as permeable pavement, grassy swales/buffer strips, storm
water ponds, and bioretention areas. The intent of a storm water conservation
area is to reduce impervious surfaces; to allow natural infiltration of storm water
runoff; to preserve floodplain, wetlands, and other undisturbed natural areas;
and to provide space for other nonstructural or structural storm water controls.
The intent of permeable pavement, grassy swales/buffer strips, storm water
ponds, bioretention areas, and other structural controls is to provide infiltration,
filtration, and pollutant removal of storm water runoff.

Developments that propose to use the development incentives and alternative
standards shall follow the site plan review process in Article 5 (Site Plan
Review) and the plat review process in Article Ill (Platting Procedures) of the
Subdivision Ordinance. The areas proposed for nonstructural and/or structural
storm water controls shall be shown as a storm water conservation area on any
site plan and/ortand-study associated with the development and shall be
designated as a storm water quality easement on any plat associated with the
development. In addition to the site plan and plat review process,
developments shall follow the site-specific storm water management plan
procedures in 3.1704 below.

Site-Specific Storm Water Management Plan

A site-specific storm water management plan shall be submitted for review as
part of any site plan,Hand-study; or plat application for a development that
proposes to use storm water development incentives and/or alternative
standards. The purpose of the site-specific storm water management plan is to
evaluate the design, appropriate, and effectiveness of proposed nonstructural
or structural storm water controls.

Initial Plan Review

A concept plan erland-study shall be normally required as part of an application
for establishing or amending a PD district. Additional information, studies, and
plans may be required by the Planning & Zoning Commission or the City
Council to determine the merit of establishing a PD district and as required to
develop regulations to be incorporated in the ordinance establishing or
amending a PD district. The requirement for submitting a concept plan erland
study may be waived by the Planning & Zoning Commission or the City Council
if they determine sufficient information exists to evaluate the proposed
establishment or amendment of a PD district. Where this requirement is
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waived at the time of establishing a PD, approval of a concept plan ertand
study shall be required prior to the approval of any plan, plat, or permit related
to development of the property. (See Section 5.200 for concept plan

requirements and Sabdivision—Ordinance, -Section—3.2 for—land—study
requirements.)
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CITY OF PLANO
PLANNING & ZONING COMMISSION

May 4, 2009

Agenda Item No. 8

Public Hearing: Amendments to the Subdivision Ordinance Regarding Waivers
from Development Exactions

Applicant: City of Plano

DESCRIPTION:

Request to amend Subsection 1.12 (Waivers from Development Exactions) of Article 1
(General Provisions) and related sections of the Subdivision Ordinance, pertaining to
procedures and requirements for waivers of exactions for dedications and public
improvements.

REMARKS:

On February 16, 2009, the Planning & Zoning Commission called a public hearing to
consider amending the Subdivision Ordinance procedures and requirements pertaining
to waivers of exactions for dedications and public improvements. A property owner may
petition the Planning & Zoning Commission for relief to dedications of right-of-way and
easements and for the construction of public improvements prescribed by the
Subdivision Ordinance. The application procedure and requirements for a waiver of
exactions are detailed in the Subdivision Ordinance. The reason for the proposed
modifications to the Subdivision Ordinance is due to changes in state law regarding
apportionment of municipal infrastructure costs (Section 212.904 of the Texas Local
Government Code). Therefore, the proposed changes are aligned with state law

requirements for the city, not the property owner, to prepare a study to support the
dedications and construction requirements.

Additionally, the proposed ordinance changes are consistent with the agenda item
amending the Subdivision Ordinance pertaining to the deletion of the land study review
process.



RECOMMENDATION:

Recommended for approval. The Subdivision Ordinance should be amended to read as
follows. (Additions are indicated in underlined text; deletions are indicated in
strikethrough text.)

1.12 Waivers from Development Exactions

The property owner or applicant for preliminary plat approval may file a petition for relief
from a dedication or construction requirement that is applied or imposed as a condition

of approval of a Phase-H-land-study; conveyance plat, preliminary plat or final plat.
Waiver requests shall be considered in accordance with the following procedures:

a. Petition for Relief — The property owner or applicant must submit a written
petition for relief to the Planning Department at least 10 days prior to the
Planning & Zoning Commission’s consideration of a Phase-H-land-study,;
conveyance plat, preliminary plat, or final plat. The petition shall set forth the
reasons for the waiver request and must indicate the dedication and/or
construction requirements for which relief is being requested. An applicant
may also subrnit a petition for relief from conditions of plat approval added by
the Commission in its consideration of a Phase-H-land-study; conveyance
plat, preliminary plat or final plat. This petition must be submitted no later
than 10 days following the Commission’s action.

b. Consideration of Plat — After receipt of a petition for relief, the Planning
Department shall schedule consideration of the plat only, within the 30 day
time frame required by state law. The Planning & Zoning Commission shall
approve the plat subject to future consideration of the applicant’s petition for
relief from a dedication or construction requirement, or disapprove the plat.

C. Study Requiredments: The petitioner city shall provide a study in support of
the dedication or construction requirements. The petitioner may provide a
study in support of the waiver request for petition-forrelief-within-14-days-of
mmg thelr petltlon for reI|ef lhe—Dweeter—ef—P#aJmmg—n%y—extend—me—nme—fe;

appheant— The city's study shaII mclude the foIIowmg mformatlon

1. Total capacity of the city’s public infrastructure system or improvements to
be dedicated to the city to be utilized by the proposed subdivision,
employing standard measures of capacity and equivalency tables that
relate the type of development proposed to the quantity of system
capacity. In no case shall the calculation of the capacity used by a
proposed commercial or multifamily development be based on
development intensities less than the mid-point of intensity allowed by the
particular zoning for the property. If the proposed subdivision is to be
developed in phases, such information shall be provided for the entire
development, including any phases already developed.
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2. Total capacity to be supplied to the city’s public infrastructure system by
the proposed dedication of an interest in land or construction of capital
improvements. If the development application is part of a phased
development, the information shall include any capacity supplied by prior
dedications or construction of capital improvements.

3. Comparison of the capacity of the city’s public facilities system to be
consumed by the proposed subdivision with the capacity to be supplied by
the proposed dedication of an interest in land or construction of capital
improvements. In making this comparison, the impacts on the city’s public
facilities system from the entire development shall be considered.

4. The effect of any city participation in the costs of oversizing the capital
improvements to be constructed in accordance with the city's
requirements.

d. Processing of Petition — The City Engineer shall evaluate the petition and any
supporting study provided by petitioner and make a recommendation to the
Planning & Zoning Commission based upon the city’s study, any submitted
petitioner’s study and his own analysis. The City Engineer may utilize any

reasonable methodology and information in evaluating the petitiorers-study
information.

e. Consideration of Petition for Relief — The petition for relief will be considered
by the Planning & Zoning Commission no later than 30 days after receipt of a
complete-supporting-study an applicant’s petition for relief. Based upon the
application, the city’s study, any submitted petitioner supperting study and the
City Engineer’s report, the Commission shall determine whether the
application of the regulations for dedication or public improvements is roughly
proportional to the nature and impact created by the development. The
Planning & Zoning Commission shall take one of the following actions in
considering the petition for relief:

1. Deny the petition for relief, and impose the standard or condition requiring
dedication or construction of capital improvements in accordance with the
regulations contained within this ordinance.

2. Grant the petition for relief, and waive in whole or in part any dedication or
construction requirement necessary to meet the criteria for approval.

3. Accept alternative designs for the public infrastructure system or
improvements to be dedicated to the city.

4. Delay the imposition of the requirement until a future phase of
development. If a delay is granted, the future phase of development must
be clearly defined.

5. Reduce the applicant’s cost of the dedication or construction requirement.
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f. Criteria_for Approval — The Planning & Zoning Commission shall determine
whether the application of the regulations requiring dedication of an interest in
land for public improvements or construction of capital improvements is
roughly proportional to the nature and extent of the impacts created by the
proposed development on such water, wastewater, roadway, or drainage
system, and reasonably benefits the development. The Commission shall
take into account the evidence submitted by the city, the petitioner and the
City Engineer’s report and recommendation.

g. Appeals — The decision of the Planning & Zoning Commission on a petition
for relief may be appealed in accordance with Article Ill, Section 3.9 of this
ordinance. An appeal constitutes authorization for the plat to also be placed
on the City Council’'s agenda for consideration and action. _After hearing any
testimony and reviewing the evidence, the City Council shall make a
determination within 30 days following the final submission of any testimony
or_evidence by the developer in accordance with Section 212.904 of the
Texas Local Government Code.

h. Lapse of Plat Approval — If relief is granted to the petitioner, it shall remain in
effect for the time period specified in Article 1l for each type of plat, and shall
end upon expiration of the plat. Plat approvals may be extended as provided
in Article IlI.

i. Plat Modification - If a plat for which relief was granted is modified to increase
the number of residential units or the intensity of nonresidential uses, the City
Engineer may require prepare a new study to validate the relief. The
petitioner_may file for relief and the new application and study shall be
submitted and processed according to the procedures outlined in Sections 1-
5 above.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

May 4, 2009

Agenda Item No. 9

Discussion & Direction: Amendments to the Thoroughfare Standards Rules and
Regulations

Applicant: City of Plano

DESCRIPTION:

This item is a request for discussion and direction regarding potential amendments to
the Thoroughfare Standards Rules and Regulations.

'REMARKS:

The Thoroughfare Standards Rules and Regulations is Plano’s primary regulatory policy
for roadway design, access, and visibility; it provides technical guidance in the design of
streets, intersection sight distance safety, and driveways. This document, along with
requirements contained in the Development Regulations Manual and Thoroughfare
Plan, covers details of general alignment, size, and function of significant city streets -
which are part of the Transportation Element of the Comprehensive Plan.

Since the adoption of the ordinance, the Thoroughfare Plan has been amended several
times, eliminating certain roadway types and changing the classifications of others, and
Plano has seen the introduction of new urbanist-type development and associated
street designs. Staff believes that it is appropriate to periodically review development
regulations for consistency with other ordinances and plans and to incorporate
improvements to design standards.

The attached document represents the summary of suggestions received from staff,
engineering consultants, and developers who use the document. The goals of these
revisions are to increase user understanding of Plano requirements and to provide this
information in a user friendly format that is easily applied and understood. The
proposed amendments to the Thoroughfare Standards Rules and Regulations for
consideration consist of the following:

e Added language regarding variance procedures to Thoroughfare Standards
requirements;

¢ Visibility triangle criteria updated to address sight distance needs at intersections;



e Driveway design standards for access road established, including deceleration
lanes, consistent with TxDOT standards;

e Updated section number references to the Zoning Ordinance;

e Consolidated Preston Road and Spring Creek Parkway access standards to
reflect the change to Spring Creek Parkway due to no grade separated
intersections;

¢ Deleted all references to Type “A” roadway design criteria;

e Modified intersection design requirements to prevent minor offsets of opposing
street/driveways on undivided roads;

¢ Modified driveway design criteria to reduce conflicts for three lane driveways;

e Modified Alternate Subdivision Street Standards to accommodate new urbanism
design concepts consistent with existing developments in Plano (i.e. Legacy
Town Center and Downtown Plano); and

e Consolidated access requirements and driveway criteria along all access
controlled facilities consistent with TxDOT requirements.

Due to the extensive changes being proposed, a strike-through and underlined version
of the changes was not prepared. However, the attached document represents the
changes proposed for consideration, including a reference sheet identifying the page
number and a corresponding reference number for where the proposed text revision is
located within the document.

RECOMMENDATION:

Recommended that the Planning & Zoning Commission provide direction on potential
Thoroughfare Standards Rules and Regulations amendments.
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THOROUGHFARE STANDARDS RULES AND REGULATIONS

Summary of Changes

1.

2.

Added language on variance procedures Pages 2 & 18
Visibility Triangle Criteria updated Table 9, Page 30

. Driveway design standards for access roads established, including deceleration
lanes Page 10

. Updated section number references to (outdated) Zoning Ordinance Page 17

Consolidated Preston Road and Spring Creek Parkway access standards to reflect
the change in Spring Creek (no grade separations) Page 7

Deleted all references to Type “A” roadway design criteria

. Maodified intersection design requirements to prevent minor offsets of opposing

street/drive approaches on undivided roads Page 4

Modified driveway design criteria to reduce conflicts on three lane driveways
Page 20 :

Modified Alternate Subdivision Street Standards to accommodate New Urbanism
concepts Page 33

10.Consolidated access requirements and driveway criteria along all access controlled

facilities Page 10
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CITY OF PLANO
TRANSPORTATION DIVISION,
ENGINEERING DEPARTMENT

Rules And Regulations Governing The Design & Construction Of
Streets And Thoroughfares, Sidewalks, & Appurtenances

SECTION 1.
STREET DESIGN STANDARDS

A. General

Design standards for city streets are defined through two documents: 1) the Thoroughfare Standards - the
document contained herein - which is part of the Development Regulations Manual, covering the technical
details of street and transportation system design; and 2) the separate Thoroughfare Plan - a map that estab-
lishes the general alignment, size, and function of significant city streets - which is a part of the Transporta-
tion Chapter of the Comprehensive Plan. A third document — the-Traffic Impact Analysis [TIA] Guidelines

- is used to analyze site development and is part of the Development Guidelines. All of the aforementioned
documents are updated by staff and adopted by ordinance on a periodic basis by the City Council.

The basic elements of the thoroughfare standards are the street types. TABLE 1
summarizes the basic thoroughfare dimensions. Special design standards for
several thoroughfares, tollways, and highways are detailed in the body of this
document. TABLE 2 gives the minimum design speeds for the listed thoroughfare
type. The Appendix has cross-sections of each thoroughfare type.

Category Designation Minimum Pavement Median
Right of Way

Major B+ +140 8@12’ 20

Thoroughfare B +130" - 160’ 6@12’ 24’

Major C 110 : 6@11’ 20

Thoroughfare

Secondary D 92’ | 4@12' 20

Thoroughfare

Secondary E+ 75’ 5@11" None

Thoroughfare E 68’ 4@11’ None

Collector F 60’ 36 None

Residential Street G 50 26’ None

Note: Major and secondary thoroughfares flare at intersections to provide auxiliary lanes,
see Figure 1 and 2.
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The City Traffic Engineer, and/or City Engineer, have the authority to apply these standards to proposed
street and infrastructure design and construction within the City of Plano. Authorized city staff may allow or
require different values for design parameters than those given herein to resolve unusual field conditions, to
better serve the safety, and/or to better meet other needs of the public infrastructure.

As a general rule, the reference dimensions given herein for distances are measured from the face-of-curb.
Distances such as between two driveways, two median openings, etc. are measured between the two closest
curb-lines of both elements (e.g. face-of-curb to face-of-curb. Exceptions are noted in the body of the text.

An applicant for construction plan approval to the city may appeal the value of a given design parameter
following the written decision of authorized city staff to allow or require a different value than those listed in
this book. The appeal process - unless otherwise specified elsewhere in this document is as follows:

The applicant - typically a developer or owners representative - may request to have a design parameter
staff decision appealed at the next available Planning and Zoning (P&Z) Commission meeting. The
request for a P&Z appeal must be in writing in a parameter acceptable to authorized city staff, and it must
describe the nature and location(s) of the design parameter in question. The applicant may also submit a
technical memorandum prepared by a professional engineer explaining why the appeal is justified. The
applicant may also present his position verbaily during the P&Z meeting. The P&Z Commission will then
consider and vote on the question of whether to accept or deny the request of the applicant under the
commission’s normal rules of order.

B. Minimum Horizontal Radius
The minimum centerline radius is defined by the design speed of the respective street. The minimum design
speed of each street category in the City of Plano, as defined by the Thoroughfare Plan, is listed in Table 2.

STREET | MINIMUM DESIGN
TYPE SPEED (MPH)
F G 30

35

The resulting minimum acceptable horizontal centerline radius for each respective street is determined by

considering the speed (V), superelevation (e), and friction (f) as shown in Table 3, and as calculated by the
following formula :

R=_ V2
15 (e+f)
The maximum length of a horizontal curve on Type E, F, or G roadways shall not exceed 1.6 times the
centerline radius (i.e. shall not encompass an angle greater than 90-degrees for a radii of 250 feet or greater.
Also, the minimum arc length of a centerline radius design shall be 100 ft. The minimum centerline radius
for residential streets shall be 250 feet. However, for corners of 90-degrees to 100 degrees on residential
streets, the centerline radius may be 43.5 feet.

C. Minimum Vertical Alignment
Vertical Alignment is a function of stopping sight distance (SSD) which is given by the equation:

SSD = 1.47PV + VZ?
30 (f+g)
Stopping sight distances herein are calculated for g=0, and a perception/reaction time of 2.5 seconds (P). The
minimum vertical curve length considers the algebraic difference in grades (A) of the two street segments to
be joined by a curve, the rate of curvature (K), the speed, and other factors to derive the crest curve length

listed in Table 4, or sag curve lengths as shown in Table 5. The minimum length of a crest or sag curve is 100
feet.

TSSR - 02/15/09 " REF ORD 97-8-7
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Street v € ) )
TyE)e (mph) ¢ (fuf (e (Calc(tfjtl)ated) (RI’OL(Jf:)ded)
FG 30 0.16 -0.02 14 428.57 450
D,EE+ 35 0.16 -0.02 a4 583.33 600
C 40 0.15 -0.02 A3 820.51 850
B,B+ 45 0.15 -0.02 13 1,038.46 1,050

\% SSD K
(MPH)|  (ft)

30 200 30

35 250 | 50

40 325 80

45 400 120

50 | 475 | 160
s =

* 100 foot minimum

* 100 foot mininﬁum

TSSR - 02/15/09

V | SSD | K L=KA™

(MPH)| (ft) A=1 1 A=2 | A=3 | A=4 | A=5 | A=6 | A=7 | A=8 A=9 | A=9
30 | 200 | 40 | 100 | 100 [ 120 | 160 | 200 | 240 | 280 | 320 | 360 | 400
35 1 250 | 50 | 100 | 100 | 150 | 200 | 250 | 300 | 350 | 400 | 450 | 500
40 | 325 | 70 | 100 | 140 | 210 | 280 | 350 | 420 | 490 | 560 | 630

45 | 400 | 90 | 100 | 180 | 270 | 360 | 450 | 540 | 30 | 720 | 810

50 | 475 | 110 | 100 | 220 | 223 | 440 | 550 | 660 | 770 | 880 | 990

REF ORD 97-8-7
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D. Intersection Design

1. The centerline of the approaches or “legs” of street intersections should intersect perpendicular with each
other, or “radially” in the case of curved street alignment. In both cases, the actual intersection angle shall
not vary more than five degree in either direction from a 90-degree angle.

2. The corner radius shall be a minimum of 30 feet at the intersection of thoroughfare Types E and above
with another thoroughfare Type E and above.

3. At all other intersecting streets, the corner radius shall be a minimum of 20 feet.

4. Along all thoroughfares, adequate right-of-way (ROW) shall be dedicated such that a minimum of 9-1/2
feet of parkway shall be maintained from the back-of-curb of the tangent and curve portions of the street
geometry, such that adequate area for sidewalks, utilities, etc. is provided within the parkway. in general,
ROW lines between intersections shall be parallel to the centerline and may

include tangent and curved alignments.

5. Roadway design work at or near intersections should include a review of the existing and proposed
pavement and lane markings on both sides of the intersection to verify proper lane alignment and should

include any modifications to the pavement and/or pavement markings necessary to provide for safe and
efficient traffic flow through the intersection.

6. The minimum spacing between adjacent streets and between a street and an adjacent median opening
shall be as follows:

a. On an undivided roadway -

1. Have at least 150 feet between the near curb of any adjacent street when either of the streets is a Type
E or larger street or have at least 110 feet between the near curb of any adjacent street when both
streets are Type F or smaller streets.

2. If an existing street is located on the opposite of the street, the new street shall either:

a. align with the existing street and also meet the distance requirements from adjacent streets listed
above, or

b. meet the distance requirements listed above
b. On a divided roadway -

1. Align with an existing median opening or a new median opening installed to serve the street (subject
to median opening spacing requirements of Section II.E.) and have at least 150 feet between the near
curb of any adjacent street located on the same side of the street, or

2. Be at least 150 feet from the near side of any median opening and have at least 150 feet between the
near curb of any adjacent street located on the same side of the street,

E. Type C Intersection ROW -

1. For intersections of a Type C, Major Thoroughfare with a Type B, B+, or C, the “legs” of the Type C
ROW shall be expanded to 130 feet for a distance of 200 feet from the ROW line of the cross-street, and
then transition back for 150 feet atratio-of+5+% to the standard ROW width of 110 feet (see Figure 1).
This flare will allow auxiliary turn lanes to be added to the intersection as needed. In general, right-turn
lanes are required at all such intersections of Type C with Type B, B+, or C.

2. Tollway Intersection ROW - For intersections of a Type C, Major Thoroughfare with a tollway service
road, the approach intersection width of the Type C ROW shall be expanded to 140 feet for a distance of
200 feet from the ROW line of the cross-street, and then transition back for 150 feet attatto-of+5-% to the
standard ROW width of 110 feet (see Figure 2). This flare will allow auxiliary turn lanes to be added to
the intersection as needed.

F. Residential Frontage -

Residential houses shall not front a Type B thru D thoroughfare unless a parallel residential frontage road
between the house and the adjacent side of the thoroughfare is provided. A minimum distance of 20 feet
shall separate the typical curb-line of the thoroughfare and the residential frontage road in the form of a
parkway. Residential frontage road ROW shall be in addition to the thoroughfare ROW.

TSSR - 02/15/09 REF ORD 97-8-7
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FIGURE 1

INTERSECTION OF TYPE “C” THOROUGHFARE

WITH TYPE C AND ABOVE, ROW-REQUIREMENTS
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FIGURE 2

INTERSECTION OF TYPE “C” THOROUGHFARE WITH
TOLLWAY SERVICE ROAD, ROW-REQUIREMENTS
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G. Preston Road and Spring Creek Parkway Special Standards -

For its entire length within the city, Preston Road is designated as a “special” major thoroughfare (Type B+),
meaning the number and type of driveways and median openings allowed is different than the typical major
thoroughfare, thus increasing its traffic-carrying capacity.

Spring Creek Parkway is designated as a “special” major thoroughfare (Type B+) as well, from Alma Road
west to the city limit line. East of Alma Drive, Spring Creek Parkway is a Type C thoroughfare that follows
normal standards.

For both Type B+ streets as defined above, the following special standards shall be used:

1. Along a Type B+ street, a deceleration lane shall be provided at commercial or industrial driveways, and
at its intersection with thoroughfares that are less than Type D as shown-in Figure 3(a), 3(b), or 3(c).

2. The outbound right-turn lane of a driveway feeding directly onto a Type B+ thoroughfare shall use a 40-
foot corner radius - see Figure 3(a), 3(b), or 3(c).

3. The minimum distance between two driveways along a Type B+ thoroughfare shall be per the typical
driveway spacing on thoroughfares covered in Section IV.

4. Deceleration lanes and other auxiliary lanes required along a type B+ thoroughfare shall be constructed to
the same standards as the adjoining street and the cost shall be the developer’s responsibility - see Figure
3@) - 3(g).

5. Full median openings at street intersections shall be separated from other full median openings by
a minimum distance of one-quarter mile along a Type B+ thoroughfare. Median openings shall be
accompanied by median left-turn storage lanes with no less than 60 feet in length in both directions.

6. Hooded left-turn median openings at commercial driveways shall be designed with a barrier island

that that blocks all traffic movements from the adjacent driveways or cross-street, but allows left-turn
movements originating from a Type B+ thoroughfare to turn at the median as shown in Figure 3(e), and
3(f). Along Preston Road, hooded median openings may be allowed at predetermined locations by
authorized city staff. Along Spring Creek Parkway, one hooded median opening serving each direction

of travel may be allowed at the approximate midpoint between two adjacent full median openings. The
hooded median opening must be at least 500 feet from the near side of any adjacent full median opening.

7. There are presently no plans to construct any grade-separated interchange on Preston Road or Spring
Creek Parkway. The intersection of Preston Road and Legacy Drive should be monitored over time as

future traffic conditions may require re-evaluation to determine if a grade-separated interchange would be
necessary.

H. Tollway and Access-Controlled Highway Corridor Special Standards

The City Traffic Engineer, and/or City Engineer, have the authority to apply these standards to proposed

street and infrastructure design and construction within the City of Plano. Authorized city staff may allow or
require different values for design parameters than those given herein to resolve unusual field conditions, to
better serve the safety, and/or to better meet other needs of the public infrastructure.

There are both tollways and access-controlled highways that operate within the City of Plano as further
described below. The following standards will not apply to u.S. 75 as it was developed under very old
requirements, and redevelopment would not be feasible under the current design standards. Access/drive
design along the U.S. 75 service roads will be designed to Type C thoroughfare standards.

A segment of the Dallas North Tollway {DNT) runs through the western sector of the city. The DNT Corridor
as defined by Plano is bounded on the north by SH 121 and on the south by the city limits. Its east and west
boundaries are defined by two parallel thoroughfares - Parkwood Boulevard and Communications Parkway.

The President George Bush Tollway (PGBT) Corridor runs east-west, at or near the south city limit lines. Its
east and west boundaries are the city limits.

TSSR - 02/15/09 REF ORD 97-8-7
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FIGURE 3 (e)
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State Highway 121 (SH 121) runs approximately east-west, at or near the north city limit line. it is proposed
to become a tollway for at least a portion of its length through Plano. It is bounded by the city limits (at Spring
Creek Parkway) on the west, and Custer Road to the east.

United States Highway 75 (US 75) runs north-south in the eastern part of the city, and is bounded by PGBT to the
south, and the city limits to the north.

Design standards for select elements of said corridors are detailed in the following sections.
1. Highway and Tollway Service Roads (one-way), except U.S. 75
a. For driveway spacing relative to ramps gores, see section 2 below.

b. For driveway-to-driveway spacing, and all other service road design elements under city jurisdiction, use the
requirements of the Thoroughfare Standards Rules & Regulations herein, Section 2 below.

2. Highway and Tollway Service Roads

a. Place no driveway neither less than 50 feet in advance of the concrete curb gore, nor less than 460 feet
beyond the painted gore tip of an exit ramp - see Figure 4(d).

b. Place no driveway neither less than 460 feet in advance of the painted gore tip, nor less than 50 feet beyond
the concrete curb gore of an entrance ramp - see Figure 4(c).

c. For all other roadway design elements under city jurisdiction, use other requirements of the Thoroughfare
Standards Rules & Regulations .

d. Provide a minimum spacing of 400 feet from the intersection of a crossing thoroughfare to the first
downstream driveway, and provide a minimum 160 feet to the first upstream driveway - see Figure 4(b).

e. Provide minimum spacing of 325 feet between individual driveways, except where two drives are served by
one deceleration lane — where the minimum driveway spacing within the lane is 120 feet - see Figure 4(a).

f. Provide a deceleration lane with at least 60 feet of storage (120 feet transition, 12 feet wide) into all
driveways or multiple driveways off the service road. One deceleration lane may serve multiple driveways
- see Figure 4(a).

3. Thoroughfare Intersecting the DNT Tollway

Crossing thoroughfares are those streets that form an intersection, interchange, or otherwise cross the ROW of
the DNT tollway to carry through traffic. At these ROW crossings, the following standards shall apply:

a. Provide minimum spacing of 160 feet along the crossing street, from its intersection with the tollway, to the
first driveway - see Figure 5.

b. Starting with the second driveway, provide a minimum spacing of 150 feet between all driveways on a
crossing street.

c. On divided thoroughfares within the DNT Corridor, mid-block full-movement median openings are not
allowed.

d. On divided thoroughfares within the DNT Corridor, median hooded left turn lanes may be permitted mid-
block as shown by Figure 5 of the previous article.

e. In the DNT Corridor, if only one mid-block turn lane is possible, priority will be given to the south side east
of the tollway, and to the north side west of the tollway.

TSSR - 02/15/09 REF ORD 97-8-7
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SECTION I1.
MEDIAN AND LEFT TURN LANE DESIGN STANDARDS

A. Median Width -
For regular thoroughfares not subject to special design standards covered in the previous section, the design
standards herein shall apply. In general, the required median width varies from a minimum of 4’ to a

maximum of 28" depending on the thoroughfare classification of a given street as defined in the previous
Table 1.

B. Required Median Openings and Left-Turn Lanes -

Median openings on divided thoroughfares shall be required at all at-grade street intersections, when those
intersections are of a Type B+, B, C, D, E, E+, and F. Median openings may be required by authorized city
staff at all other street intersections, private drives, and non-residential driveways. The driveways where a
median opening is required must also conform to the spacing and other design requirements herein, and the
overall geometrics of the street must accommodate a median opening. Also, the median opening shall also

feature left-turn lanes in the median - one in each direction that serves a single approved driveway, or the
approaches of a single intersection.

C. Cost of Median Openings and Left-Turn Lanes -

Median openings and left-turn lanes constructed to serve private drives and new roads shall be paved to City
standards, inspected by City inspectors, and paid for by owners served by the median openings and left-turn
lanes. The City of Plano shall pay the costs of median openings and left-turn lanes constructed to serve ex-

isting dedicated streets and drives, when a Community Investment Program widening project is undertaken
by the City of Plano on an existing public street.

D. Minimum Design, Left-Turn Lanes -

The minimum left-turn lane design for regular thoroughfares shall be as described below, and as
illustrated in Figure 6. Other standards may apply as defined herein for special thoroughfares.

1. All left-turn storage areas shall be a minimum of 10 feet wide with minimum storage length as defined
in Table 6 of this section.

2. The transition curves used in left-turn lanes shall be two, 250 foot radius reverse curves with a total
transition length of 100 feet for single lanes. Add 100 feet to transition length for double-left turn lanes.

E. Minimum Design, Median Opening -
1. Median openings at intersections {(as measured from nose to nose of the median) shall have a

minimum opening distance equal to the width of the intersecting street as measured from right-of-way
line to right-of-way line, unless otherwise approved by authorized city staff.

2. The width of a mid-block median opening - as measured longitudinally along the centerline of the

street - shall not be less than 60 feet,~or greater than 70 feet unless otherwise approved by authorized
city staff.

3. Using the above requirements, examples of the resulting minimum distance between two (2) median
openings with left-turn lanes in opposite directions (for two different driveways/intersections) are:

a. 310 feet from nose to nose of the median from the intersection of two major thoroughfares to a
street or drive (see Figure 6).

b. 260 feet from nose to nose of the median from the intersection of two secondary thoroughfares or a
secondary thoroughfare and a major thoroughfare to a residential street or a drive, and,

c. 220 feet from nose to nose of the median for intersection combinations of drives and/or residential
streets,

TSSR - 02/15/09 REF ORD 97-8-7
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F.  Medians Where No Left Turn Pocket is Needed -

1. In a given segment of median (typically between two intersection) where only one “nose” of the median
has left-turn provided, and where the other end or nose of the median does not have a median left-turn
(in the opposite direction) because a driveway cannot or will not be installed, then the minimum tangent
distance between median end and the beginning of the transition for the single left-turn lane shall be 30
feet - see Figure 7.

2. If the left-turn storage is not required on either end of a median segment , but the median is simply a
spacer or barrier between two median openings, the minimum length of said median segment shall be 50
feet, measured nose to nose. (see Figure 6).

G. Medians on Public Street Into Developments -

Medians may be instalied on Type E thoroughfares or smaller (undivided streets) that intersect with an equal
or higher type thoroughfare, if the smaller thoroughfare serves as an entrance to a subdivisions for the
purpose of aesthetic or any other purpose. In such cases, the median shall be a minimum of 4 feet wide, a
maximum of 10 feet wide and at least 90 feet long. Additional right-of-way may be required to accommo-
date the median.

H. Close or Modify Existing Media Opening

Existing median openings may be closed or modified by city staff to better meet the travel and access needs
of a given road segment. City staff shall notify, in writing, the property owners within 500 feet of the pro-
posed median modification as measured linearly along the street on either side of the median opening.
. Property owners in opposition may contact city staff to discuss the proposal. Property owners in opposition
may request an appeal to the P&Z using the general appeal process.

INTERSECTING MINIMUM

THOROUGHFARES STORAGE
Major with major 150 feet
Major with Secondary 100 feet
Major with Residential 60 feet
Major with Private Drive 60 feet
Secondary with Major 100 feet
Secondary with Secondary 100 feet
Secondary with Residential 60 feet

Secondary with Private Drive 60 feet

TSSR - 02/15/09 REF ORD 97-8-7
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SECTION III.
ALLEY AND SERVICE ROAD DESIGN STANDARDS

A. All alley junctions with streets shall be perpendicular or radial, within 5-degrees tolerance (in either

direction), at the intersection of the right-of-way lines. At their intersection with streets, alley corner radii
shall not be less than 15 feet.

B. The distance between alleys on opposite sides of an undivided street shall be less than 15 feet or greater

than 75 feet as measured between closest point between the face-of-curb of one alley and the face-of-
curb of the other alley.

C. Alleys shall not form junctions with Type D and larger thoroughfares. If an alley runs parallel to, and
shares a common right-of-way line with a major thoroughfare, then its alignment shall curve away from
the major street and connect with another area alleyway, thus avoiding the formation of a junction. This
curved alignment of a parallel alley shall occur not less than one subdivision lot-width, or a minimum of

50 feet (whichever is greater) from a cross street intersection formed by another thoroughfare that is Type F
or greater as indicated in Figure 8.

D. Alley Visibility Obstructions : No fence, wall, screen, sign, structure, or foliage of hedges, trees, bushes,
or shrubs shall be erected, planted or maintained in any alley right-of-way. However, the city may place
traffic control devices as necessary. Foliage of hedges, trees, bushes, and shrubs planted adjacent to the
alleys right-of-way which are not otherwise governed by the following triangles or Section 3-1000 of
the Comprehensive Zoning Ordinance of the City, shall be maintained such that the minimum overhang
above the ground 1 foot outside the edge of pavement shall be 14 feet. A minimum 12 foot overhang
above the entire width of the alley shall be provided in every case.

E. At the junction of alleys with city streets, if fencing or foliage is provided near or at the property line, it
shall be placed in a configuration that creates a triangular clear zone whereby the sides of the resulting
triangle are 8 feet in length. (Ref. Section 3-1000, Comprehensive Zoning Ordinance.)
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SECTION IV ,
ACCESS MANAGEMENT POLICY AND DRIVEWAY DESIGN STANDARDS

Many elements are involved in providing access to residential and commercial properties. However, for
the purposes of this document, “access” (or access point) is defined as the location, frequency, spacing, and
design of driveways along the frontage, or perimeter of a given property that allow vehicular traffic to cross
between the public right-of-way to the private property, whether entering or exiting.

The City's policy on access management is to allow access points to be developed for a property that are con-
sistent with the technical criteria herein, and that achieve a balance among the following major factors: the
mobility needs of the adjacent roadway; the access needs of the property; the design parameters and opera-
tions of adjacent highway elements (state/federal); and the safety needs of general vehicular and pedestrian
traffic These and other technical factors should be considered in applying the design criteria herein.

The issue of access is covered in this section. Elements such as median openings and auxiliary lanes for
driveways are covered elsewhere in this document, and may be a part of the technical considerations for

an access point. Table 7 specifies the relative distance between successive driveways on any given street,
thoroughfare, or State roads within Plano. The sections below give further details about applying the access
policy.

A. Procedure for Allowing Access on City Streets

1. Application Procedure

An applicant wishing to apply for a new access point should submit a site plan or concept plan depicting the
driveway or median opening location on a given city street. Typically, these documents are generated as part
of a new development approval process as required in the Zoning and Subdivision Ordinance. The proposed

access point shall satisfy all applicable City requirements.

2. Deviation Procedure

A party wishing to deviate from the City’s access standards for a driveway on a city street shall submit an
engineering study detailing why a deviation from the criteria will not adversely affect vehicular and pedestrian
traffic and safety. The engineering study is then subject to review and approval by authorized city staff.

The study area size and analysis requirements may be determined at the sole discretion of authorized city
staff. However, the study area is generally limited to a 1,000-foot radius from the site containing the access
point. The engineering study may typically include an analysis of the following considerations:

calculated site traffic assigned to the driveways and street network; existing area traffic; level of service
analysis for street segments, driveways, unsignalized intersections, and signalized intersections for a given
area;-and a preliminary engineering plan depicting the proposed access deviation plotted in conjunction
with the area city street network, including distances between the proposed drive, and other driveways,
intersections, median openings, etc.

A constructability analysis should also be presented based on the preliminary design. Its purpose would be to
illustrate site and area conditions that may impede an adherence to the standards of the access policy. Also,
pedestrian access routes should comply with the Americans with Disabilities Act and Texas Department of
Licensing and Regulation (TDLR) requirements.

B. Procedure for Allowing Access on State Roads
1. Application Procedure

An applicant wishing to apply for an access point on a new or existing state road should submit a site plan
or concept plan depicting the driveway or median opening location on a given state roadway to the City.
Typically, these documents are generated as part of a new development approval process as required in the
Zoning and Subdivision Ordinance.

TSSR - 02/15/09 REF ORD 97-8-7



Thoroughfare Standards Rules & Regulations 19

If the plan satisfies all applicable City and TxDOT (Texas Department of Transportation) requirements and
standards, the access points on the plans will be certified as “access meets city requirements” by the City.

If the proposed access points do not meet the access policy criteria (e.g. two successive driveways are too
close), the access points will be certified as “access does not meet city requirements.” The applicant may then
resubmit a modified access plan that does meet the existing technical criteria, or they may offer an alternative
access strategy under the “deviation procedure” detailed below.

However, if the driveway is needed to keep from land-locking a property where TxDOT does not own the
access rights, or if it is a replacement, or re-establishment of access to the state highway system under
reconstruction, rehabilitation, then the full engineering study may be replaced by a preliminary design of
access plan. This plan will be submitted to the city for review and approval by authorized city staff first, and
then to the appropriate TxDOT office for review and approval.

The study area size and analysis requirements may be determined at the sole discretion of the authorized city
staff — such as the Manager of the Transportation Engineering Division. However, the study area is generally
limited to a 1-mile radius from the site containing the access point. The engineering study may typically include
an analysis of the following considerations:

calculated site traffic assigned to the driveways and street network; existing area traffic — Including service
road and ramp volumes; level of service analysis for ramps, ramp junctions, service roads, street segments,
driveways, and signalized intersections for a given area; and a preliminary engineering plan depicting the
proposed access deviation plotted in conjunction with the area city street and state road network, including
distances between ramps and driveways.

A constructability analysis should also be presented based on the preliminary design. Its purpose would be to
illustrate site and area conditions that may impede an adherence to the standards of the access policy. Also, pe-
destrian access routes should comply with the Americans with Disabilities Act and Texas Department of Licens-
ing and Regulation (TDLR) requirements.

'C. Driveway Definition
The definition of the driveway types, for the purposes of this document, are as follows:

1. A “residential” driveway provides access to a single-family residence, to a du-
plex, or to a multi-family building containing five or fewer dwelling units. These
drives shall be allowed to intersect and access some secondary thoroughfares
and smaller streets only (Type E and smaller) only. All other access to residential
property abutting all other thoroughfares shall be off an alley or a service road,
but not the thoroughfare..

|//

2. A “commercial” driveway provides access to an office, retail or institutional building, or to a multiple-
family building having more than five dwelling units. Commercial drives shall be allowed to intersect and
access Major or Secondary Thoroughfares only (Type B+, B, C, D, E, E+). It is anticipated that such build-
ings will have minor truck traffic for incidental service or delivery.

3. An “industrial” driveway serves truck movements to and from loading areas of an industrial facility, ware-
house, distribution center, truck terminal, etc. Industrial drives shall access Major or Secondary Thorough-
fares only (Type B+, B, C, D, E, E+).

At an industrial facility, a driveway whose principle function is to serve administrative or employee parking
lots shall be considered commercial driveway.

Centralized retail development, such as a community or regional shopping center, may have one or more
driveways specially designed, signed and located to provide access for trucks. Such driveways shall be
considered industrial driveways.

4. For all types of driveways herein, two-way driveways shall always be designed
to intersect the adjacent street at an approximate 90 degree angle. O ne-way
driveways may be designed to intersect a street at an angle of either 90 degrees
or 45 degrees.

5. Joint access residential drives shall have no less than 9 feet on each property.
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D. Driveway Width

As the term is used herein, the width of a driveway refers to the width of pave-
ment measured orthogonally between the two curb-lines of the same driveway
that define the functional traffic lanes of the driveway, and that have a point-
of-intersection with the curb radii that connect the driveway curb-lines to the
adjacent street curb-lines.

1. Residential driveways onto streets shall have a minimum width of 12 feet and
a maximum width of 24 feet (see Figure 9 (a)).

2. Commercial/Industrial drives, two-way, two lane operation - these types of
driveways shall have their width determined as follows:

a. Commercial driveways shall have a minimum width of 24 feet and a
maximum width of 30 feet. However, up to 40 foot width drives may be
used for vehicle-fueling service stations see Figure 9(b).

b. Industrial driveways shall have a minimum width of 30 feet and a maximum width of 40 feet - see
Figure 9 (b).

3. Commercial/Industrial - two-way, three-lane operation - these types of driveways shall have their width
determined as follows:

a. Commercial driveways with two-way, three-lane operation shall have a minimum width of 36 feet and
a maximum width of 40 feet.

b. The radius for the inbound direction shall be 30 feet. The radius for the
outbound direction shall be a minimum of 20 feet and a maximum of 30
feet.

c. Pavement markings shall be installed to define the centerline between the
opposing directions of travel and between the two lanes operating in the
same direction.

d. Pavement markings and signs to indicate the permitted or required exiting
movements shall be installed and maintained by the property owner.

e. The pavement markings shall be consistent with the Texas Manual on
Uniform Traffic Control Devices, and/or with City practices and standard
- see Figure 9 (d).

4. Commercial/Industrial - two-way, divided, two-lane operation - these types
of driveways shall have their width determined as follows:

a. 90 degree drives shall have a width of 22 feet with a 30 foot radius for
the inbound direction, and 22 feet of width for the outbound direction,
with a separation or barrier median with a minimum width of 4 feet and
a maximum of 10 feet - see Figure 9 (c).

b. Joint access commercial/industrial drives shall have no less than 10 feet
on each property, with the full drive width and access pavement to the
property built for the development at the same time.
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STREET TYPE | DESIGN SPEED MINIMUM
(MPH) DRIVEWAY
SPACING (FT)
F G 30 90

COMMERCIAL/ INDUSTRIAL-DIVIDED

L

RESIDENTIAL | COMMERCIAL | INDUSTRIAL IN OuT %

Minimum Width 127 24’ (two lane) 307 227 22’ ‘Qv
36’ (three-lane) %

Maximum Width 24/ 307 (two lane) 40’ 22’ 22 .
‘ 40’ (three-lane) %

Curb Radii 5 -10 20'-30"* 25730/ 30’ 20'-30' Commercial %
25'-30" Industrial &

5

Intersecting Angle 90°, 45° 90", 45° 90°, 45° 90°, 45° 90°, 45° %

.

* 30 foot radius required for inbound direction on two-way three-lane drive
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E. Driveway Radius

All driveways intersecting dedicated streets should be built with a circular curb radius connecting the raised
curb line of the roadway to the curb line or pavement edge of the driveway. Driveway radii shall have a
point-of-curvature on the adjacent street curb-line (typically established along the back-of-curb line), so that
that the rest of the driveway falls entirely within the subject property line. This does not apply to alleys.

1. 90 Degree Driveway Curb Radii

a. The curb radii for a residential drive shall be a minimum of 5 feet and a maximum of 10 feet - see Fig-
ure 9(a).

b. The curb radii for a commercial drive shall be a minimum of 20 feet and a maximum of 30 feet, except
as otherwise noted in this document.

c. The curb radii of an industrial driveway shall be a minimum of 25 feet and a maximum of 30 feet - see
Figures 9 (b), 9 (c). except as otherwise noted in this document.

F. Drivewéy Spacing and Location in Relation to Other Drives

1.Residential - Driveways or access points on a given lot of land devoted to a single land use shall not occupy
more than 70% of the linear frontage of one side of the lot adjacent to a roadway. No more than two (2)
driveways or access points per adjacent street shall be permitted on any lot.

2.Commercial and Industrial - For a given tract of land or development, the spacing and location of driveways
shall be a function of both existing adjacent driveways, and proposed driveways on other approved plans.
The spacing between driveways shall depend upon the speed limit of the Major or Secondary Thoroughfare
as shown in Table 7. Driveways shall not be permitted in the transition area of any deceleration lane or
right turn lane.

3. The “minimum driveway spacing” shall be measured parallel to the street right-of-way between every two,
successive driveways (both existing and proposed). The distance being measured will be from the begin-
ning of the closest tangent curb-line of one driveway, to the closest tangent curb-line of the next driveway.
Please note the measurement is not taken from centerline or radius of any driveway - see Figure 9 (b).

G. Driveway Spacing in Relation to a Cross Street

1. 90 Degree Drive, Distance to Cross-street

a. Driveways along the curbline of a Collector (Type F) or Residential Street (Type G and smaller) shall be
located a minimum distance equal to the driveway radius from the end of the street radius of the closest
intersection of a Type F or smaller street- see Figure 10(a). That is, the driveway radius may begin at the
end of the intersecting street radius. v

b. Driveways along the curbline of a Residential Street (Type G or smaller), Collector Street (Type F), or
Secondary Thoroughfare (Type D, E, E+) shall be located a minimum of 30 feet from the end of the
street radius of the closest Major Thoroughfare (Type B, B+, C) or Secondary Thoroughfare (Type D, E,
E+) ~ see Figure 10(b).

c. Driveways along the curbline of a Major Thoroughfare (Type B, B+, C) shall be located a minimum of
100 feet from the closest right-of-way line of the closest intersection (any Thoroughfare type) along the
Major Thoroughfare — see Figure 10(c). If the property frontage being served by said driveway is such
that both the drive and the drive’s curb radius cannot be totally within the proposed development, the
drive shall be situated so as to create a joint access drive.
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FIGURE 10(a)
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2. 45 Degree Drive, Distance to Cross Street

a. If one-way angle drives are used, the radius for the driveway on a Residential Street, Collector, or
Secondary Thoroughfare shall be a minimum 35 feet from an intersecting street’s end of curb radius.
On a Major Thoroughfare, the drive shall be located a minimum of 100 feet from the closest right-of -
way line of the closest street intersection (any Thoroughfare Type) along the Major Thoroughfare. If the
property frontage being served by said driveway is such that both the drive and the drive’s curb radius
cannot be totally within the proposed development, the drive shall be situated so as to create a joint
access drive - see Figure 10(d).

3. Driveways at 90 Degree Corners
Commercial and industrial driveways and driveways serving other than a single family residence shall not
be located within the limits of the radius at approximate 90 degree corners or turns. Driveways located

near approximate 90 degree corners or turns should be at least as far away from the corner as the spacing
requirements established in 1 and 2 above.

FIGURE 10(d)
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SectionV
Sidewalk and Location Design Standards

A. Definition of Sidewalk

A sidewalk is defined as that paved area in a roadway right-of-way between the curb line or the edge of
pavement of the roadway and the adjacent property lines for the use of pedestrians. The maximum grade of
the sidewalk shall be 1/2” per foot, the maximum crossfall of the sidewalk shall be 1/4” per foot. However,

the sidewalks shall also be designed in accordance to the requirements of the Americans with Disabilities
Act (ADA) regulations where applicable.

Sidewalks shall conform to the following standards:

1. Zoning Classification Requiring Sidewalks - Concrete sidewalks designed and located according to City
standards shall be constructed along all streets in all zoning classifications except agriculture zoning.
Sidewalks shali be built at the time of site development. Should it be impractical to install the sidewalk
at that time, funds for the sidewalk construction shall be placed in escrow with the City for use when the

City determines sidewalks are needed. Payment of escrow shall be made prior to site plan or final plat
approval.

2. Residential Areas (Single Family and Duplex) - A concrete sidewalk, minimum 4 feet in width, shall be
located within the street right-of-way (R-O-W), 2-1/2 feet from the R-O-W line, unless pre-existing physi-
cal encroachments(e.g. utility infrastructure or trees) dictate otherwise. An adequate passing zone as de-
fined in the Americans with Disabilities Act Accessibility Guidelines (ADAAG) should be provided where

appropriate along the sidewalk. Sidewalks and parkways {curb to R-O-W) shall be graded at 1/4 inch per
foot above the top of the street curb.

3. Non-residential Areas and Apartment Complexes - A concrete sidewalk, a minimum 4 feet in width, shall
be located in street right-of-way (R-O-W) not more than 2 1/2 feet from the R-O-W line. An adequate
passing zone as defined in the Americans with Disabilities Act Accessibility Guidelines (ADAAG) should
be provided where appropriate along the sidewalk. If other materials are placed in the R-O-W between
the sidewalk and curb, the material shall meet City specifications and be of a color and texture distinctly
different from the sidewalk and specified on the site plan.

4. Meandering Sidewalks - Sidewalk easements adjacent to the standard R-O-W will be required, if neces-
sary, for meandering sidewalks. The edge of the sidewalk closest to the street shall be located minimum
5 feet from the back-of-curb and shall meander into the sidewalk easement. Sidewatk easements shall
provide a minimum clearance of 2-1/2 feet beyond the edge of the sidewalk farthest from the street.

5. Exceptions - If it should be necessary to construct the walk adjacent to the curb line, the walk shall be a
minimum of 5 feet in width. If the required sidewalk is to be placed outside of the roadway right-of-way,

it must be placed in a sidewalk easement. Approval of planned exceptions and sidewalk easements shall
be made at the time of site plan or plat approval.

6. Waiver - The sidewalk required in non-residential areas may be waived by the Planning & Zoning Com-
mission either temporarily or permanently at the time of site plan or final plat approval. The Waiver may
be granted based on site conditions and/or location of the tract.

7. Areas Without Screening Walls - In areas on major and secondary roadways where screening is not
required or a type of screening other than a wall is used, (e.g., a berm, foliage, etc.) a minimum 4 foot
sidewalk will be constructed not more than two and 2-1/2 feet from the right-of-way line.

8. Areas with Screening Walls - In areas where a screening wall is provided, a concrete sidewalk shall be

constructed contiguous with the screening wall. The street side of the sidewalk shall run parallel to the
street curb. The sidewalk shall be a minimum of 5 feet wide and the measurement shall be made from the
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street side of the sidewalk to the face of the screening wall columns.

9. Sidewalk on Bridges. Bridges on Type C or larger thoroughfares shall have a sidewalk constructed on
each side of the bridge. Ifthe sidewalk is part of a designated or planned bike route the minimum width
of sidewalk shall be 10 feet to accommodate two-way bike traffic. If the sidewalk is not part of a bike
route, the minimum width of sidewalk shall be 6 feet. In both cases, a parapet wall shall be provided ad-
jacent to the curb of the thoroughfare, and with a standard pedestrian bridge rail protecting the sidewalk
on the outside edge of the bridge.

10. Sidewalks Under Bridges. When a pedestrian pathway is needed along the embankment of a roadway
that traverses under the bridge of another roadway - new or reconstructed, and if the subject sidewalk is
part of a designated or planned bike route, the minimum width of sidewalk shall be 10 feet to accommo-
date two-way bike traffic. If the sidewalk is not part of a bike route, the minimum width of sidewalk shall
be 8 feet.

B. Barrier-Free Ramps -

Curbs and walks constructed at intersections of all streets and thoroughfares must comply with the provi-
sions of the ADA and be constructed in a manner to be easily and safely negotiated by disabled persons.
Additionally, they should also meet the city standards as detailed in the city’s Standard Construction Details
plan sheets.
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Section VI
Public Right-of-Way Visibility
A. Visibility Triangles

It is the goal of the city to maintain adequate visibility between opposing or conflicting traffic movements at
intersections and at access point locations where private streets or commercial or industrial driveways con-
nect to public streets. This is accomplished by restricting the presence of obstructions within specified areas
of the right-of-way and adjacent property at and/or near the intersection corners or access points.

This corner clear zone is equivalent to the portion of the driver’s field of vision (or cone of vision) necessary to
maneuver through an intersection, and it can be defined as a “visibility triangle” as detailed herein.

A plan showing the plan/profile of the street on both sides of each proposed intersection or access point to the
proposed development with the grades, curb elevations, adjacent intersections or access points, and all items
(both natural and man-made) within the visibility triangles shall be provided with all site plans, if not already
shown on engineering plans that are submitted at the same time.

The plan and profile shall be free of obstructions within the horizontal and vertical limits of the visibility
triangles defined herein.

1. Visibility Triangle Obstructions Defined: Obstructions within a visibility triangle include fences, walls,
screens, signs, structures, foliage, hedges, trees, bushes, shrubs, berms, parked vehicles, or any other item or
element, either man-made or natural that are erected, built, planted, or maintained.

However, single-trunk trees, traffic control devices, street lights, and other utility elements that cannot reason-
ably be placed elsewhere, may be placed within a given visibility triangle.

FIGURE 11

STREET
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2. Minimum Visibility Triangle Defined

a. The field of vision at intersections and access points shall have a clear zone free of obstructions between
the elevation of 2.5 feet (30 inches) and 9 feet above the average gutter elevation within a triangular area
formed by extending the two curb lines 45 feet back from their imaginary point of intersection at each
corner of the given intersection, and connecting the two resulting end points with an imaginary line,
thereby making a right triangle (90-degree) for the typical intersection as shown in Figure 11.

b. The criteria for the minimum triangle applies to intersections and access points that are controlled by a
Yield sign, Stop sign, traffic signal, or no traffic control device. Furthermore, the visibility triangle shall be
used when considering intersections that are existing, proposed, under construction, and existing inter-
sections with proposed modifications.

c. The minimum visibility triangle at intersections and access points with a slight skew angle should be
drawn to approximate an orthogonal intersection. The minimum triangle at intersections with a signifi-
cant skew angle (over 30 degrees) may be increased or modified by authorized city staff to maintain or
improve the field of vision of drivers.

d. The minimum visibility triangle at an intersection or access point within a curve on the street alignment
should be drawn to approximate a street with a linear alignment.

e. If there are no curb lines existing, the triangular area shall be formed by extending imaginary lines along
the property lines from their real intersection point 30 feet back from the street intersection, and then con-
necting the two resulting end points with an imaginary line, thereby making a triangle similar to the one
shown in Figure 11.

3. Desirable Visibility Triangle Defined:

. -a. The field of vision at intersections and access points shall have a clear zone free of obstructions between
the elevation of 2.5 feet and 9 feet above the average gutter elevation, within a “desirable” visibility
triangle area as detailed further in this section. The desirable visibility triangle is not intended for applica-
tion at intersections of two Type G roadways, at access points along the curbline of a Type G or smaller
street, at intersections of a Type G with a Type F or smaller street, or at residential driveways.

b. The criteria for the minimum triangle applies to intersections and access points that are controlled by a
Yield sign, Stop sign, traffic signal light, and those with no traffic control devices. Furthermore, the desir-
able visibility triangle shall be used when considering intersections that are exiting, proposed, under
construction, and existing intersections with proposed modifications.

c. In previous years, the visibility triangle was based in part on the stopping sight distance of the opposing
cars, a distance which can vary with road speed. However, the year 2001 edition of AASHTO's Policy
on Geometric Design of Highways and Streets presents a method based on “gap acceptance” which is
adopted herein.

The gap acceptance method is based on research that shows the driver on the minor street requires a
small time period when there is no oncoming traffic near the intersection to execute a maneuver. This

“gap” in the traffic stream, as measured in seconds, tends to remain constant for a variety of speeds and
conditions.

The standard, minimum case for the desirable triangle requirement herein includes a 8.0 second time gap
to accommodate left, right, or through movements of a passenger vehicle from a cross-street to a major,
multilane street (6-lane divided street). The cross-street centerline grade can vary between 3% upgrade
(uphill), to a 3% downgrade (downhill) value of for the standard case, Table 9 summarizes the length of
the triangle leg along the major street, which uses the same value for a left-turn or right-turn triangle. The
through movement is automatically covered by these two triangles.

In the event that the posted speed limit and the design speed are not the same, the higher of the two
speeds shall be used to determine the visibility triangle. Figure 12 depicts the typical geometric construc-
tion of a visibility triangle for a given cross-street. Note that significant portions of the median may be
encompassed by these triang|es.
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FIGURE 12
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d. The desirable visibility triangle at intersections and access points where the minor street or driveway
grades are greater than 3-percent {(up or down), the triangle dimensions may
be increased or modified by authorized city staff to maintain or improve the
drivers field of vision based on the AASHTO manual.

e. The desirable visibility triangle at intersections and access points with a
slight skew angle will result in an acute or obtuse triangle, rather than a right-
triangle (90-degrees). The desirable visibility triangle at intersections and
access points with significant skew angles (greater than 30 degrees) may be
increased or modified by authorized city staff to maintain or improve the field
of vision of drivers. Additional analysis based on the AASHTO manual may
be required by authorized city staff to determine an adequate visibility clear
zone.

f. The desirable visibility triangle at an intersection or access point where the
street alignment has a slight curvature should be drawn to approximate a street with a linear alignment.
The desirable visibility triangle at intersections and access points on streets with significant curvature
(centerline alignment with a degree of curvature of 7 or sharper) may be increased or modified by autho-
rized city staff to maintain or improve the field of vision of drivers. In these cases, the visibility triangle
technique may not be adequate to define a clear zone in the drivers field of vision, and additional analy-
sis based on the AASHTO manual may be required by authorized city staff to determine an adequate
clear zone. In general, intersections and access points along a sharp curve on a major street should be
avoided in design.

g . For intersections that are constructed in phases and put into operation during or between construction

 phases, the desirable visibility triangle shall be established at the initial phase to cover the geometric
condition that requires the largest, or most restrictive visibility triangle for any of the foreseeable phases
or planned, final street intersection geometry.

For example, in some cases the largest visibility triangle may be required for the final geometric condition
of the intersection, but said triangle shall be established with the initial phase of construction.

4. Geometric Construction for Desirable Visibility Triangle for a Typical Intersection - In the plan view, the
horizontal clear area at the intersection of a proposed street/drive shall be defined as being within a triangu-
lar area formed by the following imaginary lines (see Figure 12):

a. The vertex of the triangle, which shall be a point along the approach centerline of the proposed side
street, is 15 feet back from the tangent curb of the major street.

b. A line shall extend the centerline of the approach cross-street from the vertex forward to an intersection
point with the centerline of one of the two approach sides of the major street, forming approximately a

90 degree angle. (Intersections with slight skews are allowed by other criteria herein.)

c. A line shall extend back from the intersection point along the major street approach centerline to a dis-
tance “T” away from the minor street and stop at an endpoint.

d. A line that shall connect the endpoint on the major street to the vertex on the minor street, thus forming a
visibility triangle.
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B. R.O.W. Obstructions Outside the Visibility Triangles

1.

5.

Fences, walls, screens, signs and other structures shall conform to the Comprehensive Zoning Ordinance
of the City, as amended, and to the Sign Ordinance of the City.

. Foliage of hedges, trees and shrubs in public right-of-ways which are not otherwise governed by Section

3-1000 or 1200 of the Comprehensive Zoning Ordinance of the City, or the visibility triangles described
herein shall be maintained such that the minimum vertical clear zone for tree and foliage overhang above
a sidewalk shall be 7 feet, and the minimum vertical clear zone for tree and foliage overhang above street
pavement shall be 14 feet. The vertical clearances stated above shall apply on all Type E and above thor-
oughfares. The City of Plano Property Standards Department establishes vertical clearance guidelines for
smaller streets (Type F, and Q).

. All other areas within medians and islands in the street rights-of-way shall be clear at elevations between

2.5 feet and 9 feet above the average gutter elevation.

. Plants in the public right-of-way that will grow over 30-inches (when mature) above the adjacent street’s

average gutter elevation shall conform to all of the above requirements, where applicable. All landscape

plans shall show all'items as prescribed by the Parks and Recreation Department and Planning Depart-
ment, including:

a. The locations and type of such plants; and
b. The prescribed visibility triangles.

Ground elevations, within both triangles, will be shown by contour lines.

C. Abatement.

1. The City Manager of the City of Plano, or his designee(s), shall have the authority to enforce the
provisions of this Section.

2. When foliage is identified by authorized city staff (including staff from the Property Standards
Department) within the restricted height, or in a visibility triangle, and the foliage is on the median

or other area in the street ROW that is not immediately adjacent to private property, then the Parks
Department will trim or removes the foliage.

3. When a foliage is identified by authorized city staff (including staff from the Property Standards
Department) within the restricted height, or in a visibility triangle, and the foliage is immediately
adjacent to a private property, then the Property Standards Department contacts the property owner in
an adequate manner as prescribed by ordinance and requests that the plants be trimmed or removed.
As detailed in the Code of Ordinances Section 14-3, and Section 15-17, the adjacent property owner
is required to maintain the plants within the defined, adjacent ROW.

D. Preservation of existing laws.

Nothing contained in this Section shall be construed so as to amend, alter, change or repeal any

provision or regulation of the Comprehensive Zoning Ordinance of the City or the sign ordinance of the
City.
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_ SECTION VII
#9  ALTERNATIVE SUBDIVISION STREET & SIDEWALK STANDARDS
(NEW DRAFT SECTION)

A. Introduction
General subdivision street and sidewalk standards are not always appropriate for some types of
enhanced-density, “new urbanism”, or residential-commercial mixed-use development, where high
pedestrian activity and lower vehicular activity is to be encouraged . Therefore, alternative standards are
provided for local street design that serve certain types of development with defined zoning categories.

B. Front Entry Lots
The street must be built to standard design (50 feet of ROW; 27 feet of pavement) when on-street parking
is expected. Where lots are too narrow to allow on-street parking (front entry townhouses, for example),
street width may be reduced to 46 feet of ROW, 24 feet of pavement only with the construction of
adequate off-street visitor parking. Standard streets must be provided for developments that provide a
mix of rear entry and front entry lots.

C. Rear Entry Lots
Since on-street parking can be expected on both sides of the street with rear-entry lots, a standard street

design must be provided, unless houses are grouped around courtyard cul-de-sacs that provide off-street
parking.

D. Mews Streets
Mews streets are designed to provide garage and service access to individual lots. The minimum design
standard for mews streets is 28 feet of ROW with a minimum 22 feet of paved drive lane. Parkways must
be paved with a contrasting material. No parking is allowed on mews streets unless additional ROW
is provided. If individual garages access Mews Streets, the face of the garage must be placed between
0-3 feet from the ROW line, or at least 20 feet. Because of the significant challenges which can exist

with many sites using Mews streets, individual consideration may be given to approve variations to these
standards.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

May 4, 2009

Agenda Item No. 10
Discussion & Direction: Amendments to the Zoning Ordinance Regulations for
Household Care and Rehabilitation Care Facilities, Boarding Houses, and Establishing
a Reasonable Accommodation Process for Persons with Disabilities

Applicant: City of Plano

DESCRIPTION:

Discussion and direction on amending the Zoning Ordinance regulations for Household
Care and Rehabilitation Care Facilities and Institutions, Boarding Houses and
Establishing a Reasonable Accommodation Process for Housing for Persons with
Disabilities.

REMARKS:

The Zoning Ordinance presently contains regulations for Household Care and
Rehabilitation Care facilities and institutions. These regulations need to be updated to
conform to the requirements of federal and state law as well as fair housing laws and
the Americans with Disabilities Act that offer protection to unrelated disabled individuals
living as a single housekeeping unit, with or without support staff. Issues generally
center on how many unrelated people can live together in single-family houses.

At its April 20th meeting, the Planning & Zoning Commission directed staff to develop
ordinance amendments that address several areas of regulation for special housing
types, including creating a definition for “Household” and amending the definitions and
regulations for household and rehabilitation care facilities and boarding houses.
Another part of this effort includes creating a reasonable accommodation process for a
case by case consideration of requests for housing for the disabled that do not comply
with the regulations.

The Commission had also asked for examples of ordinances from other cities, and
several are attached.



Current Regulations

Household Care facilities and institutions provide housing for persons, regardless of
legal relationship, who are elderly; disabled; orphaned, abandoned or neglected
children; victims of domestic violence; or rendered temporarily homeless due to fire,
natural disaster, or financial setbacks, living together with not more than two caregivers
as single housekeeping units. If required, household care facilities and institutions must
have appropriate licensing and/or registration by the State Texas. Household Care
Facilities are allowed by right in single-family districts if they have six or fewer residents.
A Household Care Institution has more than six residents and may be allowed only by
Specific Use Permit (SUP) in the Multifamily Residence-1, Multifamily Residence-2, and
Multifamily Residence-3 districts. Some, but not all, household care facilities and
institutions are operated by non-profit groups. '

Rehabilitation Care facilities and institutions provide housing for persons regardless of
legal relationship who have demonstrated a tendency towards alcoholism, drug abuse,
mental illness, or antisocial or criminal conduct living together with not more than two
supervisory personnel as a single housekeeping unit. Household care facilities are
allowed in single-family districts by right with six or fewer residents; Rehabilitation Care
facilities are allowed in single-family districts with a SUP with nine or fewer residents.
The larger institutions, with more residents, are allowed in various commercial zoning
districts. A Rehabilitation Care Institution has more than nine residents and may be
allowed by SUP in the Neighborhood Office and General Office (O-2) districts and by
right in the Commercial Employment zoning district.

Boarding/rooming houses are residences other than a hotel where lodging and/or meals
for four or more persons are provided for compensation. Boarding/rooming houses are
allowed in the Office-2, Business Government and Light Commercial zoning districts by
right.

Plano’s ordinance does not presently include a definition of family or household,
although single-family zoning districts are restricted to occupancy by one family per lot.
However, defining “family” or “household” is a difficult task given the complex makeup of
today’s families and living arrangements and frequent litigation over cities’ attempts to
define and regulate occupancy through family definitions. In response to these
challenges, the city deleted its definition of family in the Zoning Ordinance several years
ago, and has chosen to regulate occupancy through minimum square footage and other
occupancy codes. However, a definition of household is necessary if the Commission
wishes to distinguish between different types of residential facilities. A definition for
household may also assist in addressing concerns about overcrowded housing in the
city.
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ISSUES FOR CONSIDERATION:

State Law Requirements

The State of Texas licenses and/or registers several types of residential care facilities,
including community homes for the disabled, boarding houses, and assisted living
facilities. Statutes require that cities allow community homes for the disabled in all
residential districts by right if the home has no more than six residents and two live-in
caretakers. Plano’s present regulations are based on this requirement. The statutes
governing community homes for the disabled, however, specify a more limited list of
protected disabilities than federal standards and apply only to homes operated by
certain agencies or permit holders. The state requires a certain square footage of living
space for each resident and other minimum standards for care must be met.

Classification of Recovering Addicts

Addiction has been generally considered a disability by the courts, and facilities for
recovering addicts should generally be regulated in the same manner as those for other
persons with disabilities. Current abusers of illegal drugs or alcohol do not enjoy this
protection. An amended ordinance should address this change in the definition of
disability.

‘Fair Housing Act and Americans with Disability Act

The federal Fair Housing Act and Americans with Disability Act prohibit discrimination
against persons with disabilities and families with children. Cities must make
reasonable accommodations to allow housing for persons with disabilities in various
settings, regardless of relationship. The Fair Housing Act prohibits special permits,
specific use permits, deed restrictions and regulations that would limit a person or
persons with disabilities from living in a residential setting of their choice if similar
permits would not be required for non-disabled persons. Cities must be cautious in
applying any type of regulation that would not also apply to an unrelated or related
households without disabilities. There are numerous court cases in which attempts by
cities to limit the number of residents, apply spacing requirements and otherwise limit
the presence of group facilities for the disabled in single-family districts have been ruled
as discriminatory, although some cities’ ordinances and processes have been upheld. If
a city’s regulations, like Plano’s, cap the number of disabled residents, a process must
be established to allow the reasonable accommodation for more residents on a case by
case basis.

Definition of Family

Plano’s ordinance does not presently include a definition of family or household,
although single-farnily zoning districts are restricted to occupancy by one family per lot.
However, defining “family” or “household” is a difficult task given the complex makeup of
today’'s families and frequent litigation on cities’ attempts to define and regulate
occupancy by trying to define family. In response to these challenges, the city deleted
its definition of family in the Zoning Ordinance several years ago, and has chosen to
regulate occupancy through minimum square footage and other occupancy codes.
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Other Living Arrangements

There are a number of living arrangements that are usually not fully addressed by
zoning ordinances, including boarding houses, halfway houses for parolees, transitional
units for the homeless, worker housing, etc. Any ordinance amendments should
address these to the extent allowed by fair housing regulations.

PROPOSED AMENDMENTS:

To fully address these issues, a number of ordinance changes need to be considered to
accomplish the following: not placing more restrictive requirements on housing for the
disabled than on other households; providing the same protections for recovering
addicts and the mentally ill as for other persons with disabilities; developing a process
for reasonable accommodation for more residents with disabilities on a case-by-case
basis; distinguishing between boarding houses and rehabilitation care facilities for
parolees or probationers and other living arrangements, and incidental amendments to
the use charts, definitions and other sections of the Zoning Ordinance that may be
necessary.

Definitions:
(Section 1.600)

Several draft definitions are presented below for discussion.

Household - A domestic unit that resides in and shares in common a single dwelling unit
and consists of: (a) one or more individuals related by blood, marriage, adoption or
recognized legal union or guardianship and not more than four unrelated individuals,
plus any children or (b) a group of not more than eight disabled individuals as defined
by this ordinance and two resident caregivers; or (c) a group of any number of disabled
individuals and caregivers determined the Board of Adjustment to meet the residency
requirements of this zoning ordinance in conformance with the standards of the Fair
Housing Amendment Act (FHAA). (New Definition)

Disabled Individual - A person who has a physical or mental impairment that
substantially limits one or more major life activities, a person who is regarded as having
that type of impairment, or a person who has a record of that type of impairment,
including persons recovering from addiction. (New Definition)

Household Care Facility - A dwelling unit that provides residence and care to not more
than six eight persons, regardless of legal relationship, who are elderly; disabled;
orphaned, abandoned or neglected children; victims of domestic violence; or rendered
temporarily homeless due to fire, natural disaster or financial setbacks, living together
with not more than two caregivers as a single household. Where applicable, a
household care facility shall have appropriate licensing and/or registration by the State
of Texas. (Revised Definition)
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Household Care Institution - A dwelling unit that provides residence and care to more
than six eight persons, regardless of legal relationship, who are elderly; disabled,
orphaned, abandoned or neglected children; victims of domestic violence; or rendered
temporarily homeless due to fire, natural disaster or financial setback. Where
applicable, a household care institution shall have appropriate licensing and/or
registration by the State of Texas. (Revised Definition)

Rehabilitation Care Facility - A dwelling unit which provides residence and care to not
more than rine eight persons regardless of legal relationship who have been convicted
of prohibited criminal conduct, and received conditional release, parole or community
supervision, living together with not more than two caregivers as a single household.
Where applicable, a rehabilitation care facility shall have appropriate licensing and/or
registration. (Revised Definition)

Boarding/Rooming House - A residence, excluding hotels, motels and multi-family
dwellings, where living quarters are shared by 3 or more persons not living together as
a single household. (Revised Definition)

Dwelling - Single-Family - A building having accommaodations for and occupied by not
more than one family household. (Revised Definition)

Dwelling - Two-Family - A detached building having separate accommodations for and
.occupied by not more than two families households. (Revised Definition)

Dwelling - Multifamily - Any building or portion thereof, which is designed, built, rented,
leased or let to be occupied as three or more dwelling units or apartments or which is

occupied as a home or residence of three or more families households. (Revised
Definition)

Assisted Living Facility - A develepment building or buildings, other than a single-family
dwelling, designed and staffed to provide housing for residents who require some type
of support for daily living, such as assistance for bathing, dressing, medication, meal
preparation, or other functions. In addition to housing, this type of facility may also
provide convenience services such as meals, housekeeping, transportation and
community facilities such as central dining rooms and activity rooms. (Revised
Definition)

Reasonable Accommodations Process
Article 6

Reasonable Accommodation for Housing for Persons with Disabilities
Section 6.208 (5) under Jurisdiction of the Board of Adjustment

(5) Hear and decide requests for reasonable accommodations in the city’s zoning and

development regulations when needed to provide an individual with a disability an equal
opportunity to use and enjoy a dwelling, in accordance with the following procedures:
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(a) A request for reasonable accommodation may be made to the Chief Building
Official by any person with a disability, their representative or a developer or
provider of housing for individuals with a disability. The request shall state the
reason for the accommodation from the zoning and development regulations and
the basis for the request.

(b) The Board of Adjustment shall conduct a hearing to determine whether the
request for reasonable accommodation should be granted. The applicant or
applicant's representative shall have the burden to demonstrate that the
requested accommodation is both reasonable and necessary to provide one or
more individuals with a disability an equal opportunity to obtain the housing of his
or her choice.

(c) If approved, any reasonable accommodations apply only to the applicant, and do
not run with the land.

RECOMMENDATIONS:

Staff seeks the Commission’s direction on ordinance amendments to address this issue.
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