PLANNING & ZONING COMMISSION
PLANO MUNICIPAL CENTER
1520 K AVENUE
August 18, 2008

ITEM
NO.

EXPLANATION

ACTION
TAKEN

5a
EH

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

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

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

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

Approval of Minutes for the August 4, 2008, Planning & Zoning
Commission meeting.

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

CONSENT AGENDA

Final Plat: Normandy Estates - 49 Patio Home lots, 38 Single-Family
Residence Attached lots, 52 Single-Family Residence-9 lots and seven
open space lots on 69.2t acres located generally at the northwest
corner of Spring Creek Parkway and Tennyson Parkway. Zoned Single-
Family Residence-9, Patio Home, and Single-Family Residence
Attached with Specific Use Permit #594 for Private Street Subdivision.
Neighborhood #15. Applicant: HW Spring Creek Partners, LP and
ZCB Spring Creek, L.P.
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5b
EH

5c
EH

5d
EH

5e
BT

5f
BT

Concept Plan & Preliminary Site Plan: Private Data Center, Block A,
Lots 1 & 2 - Warehouse buildings for data center on two lots on 11.6%
acres located on the south side of Headquarters Drive, 90+ feet west of
Dominion Parkway. Zoned Commercial Employment. Neighborhood
#8. Applicant: Stream Realty Acguisition, LLC

Preliminary Site Plan: Wells Brothers Addition, Block A, Lot 2 -
Automobile parts sales building on one lot on 0.9+ acre located on the
west side of K Avenue, 1,300+ feet south of Spring Creek Parkway.
Zoned Corridor Commercial with Specific Use Permit #416 for
Truck/Bus Leasing. Neighborhood #37. Applicant: Wells Brothers
Grain Company, Inc.

Revised Preliminary Site Plan: Wells Brothers Addition, Block A, Lot
1 - Retail, office, and warehouse buildings on one lot on 5.9+ acres
located on the west side of K Avenue, 1,300t feet south of Spring
Creek Parkway. Zoned Corridor Commercial with Specific Use Permit
#416 for Truck/Bus Leasing. Neighborhood #37. Applicant: Wells
Brothers Grain Company, Inc.

Final Plat: Tennyson Parkway Office Center, Block A, Lot 3 - Hotel on
one lot on 2.7+ acres located on the west side of Dallas North Tollway,
400+ feet south of Tennyson Parkway. Zoned Commercial
Employment/Dallas North Tollway Overlay District. Neighborhood #15.
Applicant: HAC Plano Partners, L.P.

Preliminary Site Plan: West Park Preston Addition, Block A, Lot 1R -
Bank on one lot on 1.6+ acres located at the northeast corner of Park
Boulevard and Prestwick Road. Zoned Planned Development-68-
Retail/Preston Road Overlay District. Neighborhood #42. Applicant:
Frost Bank

END OF CONSENT AGENDA

PUBLIC HEARINGS

Public Hearing - Preliminary Replat & Revised Site Plan: Beal Bank
Addition, Block A, Lot 1R - General office and storage buildings on one
lot on 24.9+ acres located at the southwest corner of the Dallas North
Tollway and Legacy Drive. Zoned Central Business-1/Dallas North
Tollway Overlay District. Neighborhood #15. Applicant: Beal Service
Corporation

Public Hearing - Replat: Kings Gate, Block B, Lots 10R, 11 & 12 -
Two Single-Family Residence-20 lots and one common area lot for
private stieet on 6.51 acies iocated on the west side of Oid Gaie Road,
300 feet north of Sudbury Road. Zoned Single-Family Residence-20
with Specific Use Permit #281 for Private Street Development.
Neighborhood #25. Applicant: MFF Ranch & Robert Peterson
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10
TF

11
KP

12
TF

13

Public Hearing - Preliminary Replat & Site Plan: Exchange Business
Center, Block 2, Lot 5R - Office-showroom/Warehouse on one lot on
2.4x acres located on the south side of Guilder Drive, 246+ feet west of
Kroma Drive. Zoned Research/Technology Center/190 Tollway/Plano
Parkway Overlay District. Neighborhood #68. Applicant: Ondracek
Properties

END OF PUBLIC HEARINGS

Request to Call a Public Hearing - A request to remove 50.0+ acres
located at the southwest corner of Preston Road and Spring Creek
Parkway from Planned Development-447-Retail/Muitifamily Residence-
2 and to call a public hearin\g to rezone this property to a Planned
Development-Retail zoning district. Applicant: City of Plano

Request to Call a Public Hearing - A request to call a public hearing to
rezone 12.0% acres located on the east side of Bay Water Drive, 2301
feet south of Spring Creek Parkway from Planned Development-447-
Retail/Multifamily Residence-2 to Multifamily Residence-2. Applicant:
City of Plano '

Discussion and Direction: Mixed-Use Policy Statement - Discussion
and direction on the development of a mixed-use policy statement that
will be adopted as part of the City of Plano Comprehensive Plan.
Applicant: City of Plano

Discussion and Direction: Golf Nets - This item is a request for
discussion and direction regarding golf nets. 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 Municipal Avenue, with specially
marked parking spaces nearby. Access and special parking are also
available on the north side of the building. Requests for sign
interpreters or special services must be received forty-eight (48) hours
prior to the meeting time by calling the Planning Department at (972)
941-7151.




CITY OF PLANO
PLANNING & ZONING COMMISSION
PUBLIC HEARING PROCEDURES

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

1.

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

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:

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

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

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

e 5 minutes for applicant rebuttal.

e Other time limits may be set by the Chairman.

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

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



CITY OF PLANO
PLANNING & ZONING COMMISSION
CONSENT AGENDA ITEMS

August 18, 2008

Agenda Item No. 5a
Final Plat: Normandy Estates
Applicant: HW Spring Creek Partners, LP and ZCB Spring Creek, L.P.

49 Patio Home lots, 38 Single-Family Residence Attached lots, 52 Single-Family
Residence-9 lots and seven open space lots on 69.2+ acres located generally at the
northwest corner of Spring Creek Parkway and Tennyson Parkway. Zoned Single-
Family Residence-9, Patio Home, and Single-Family Residence Attached with Specific
Use Permit #594 for Private Street Subdivision. Neighborhood #15.

Recommended for approval as submitted.

Agenda Item No. 5b
Concept Plan & Preliminary Site Plan: Private Data Center, Block A, Lots 1 & 2
Applicant: Stream Realty Acquisition, LLC

Warehouse buildings for data center on two lots on 11.6+ acres located on the south
side of Headquarters Drive, 90+ feet west of Dominion Parkway. Zoned Commercial
Employment. Neighborhood #8.

Recommended for approval as submitted.

Agenda Item No. 5c
Preliminary Site Plan: Wells Brothers Addition, Block A, Lot 2
Applicant: Wells Brothers Grain Company, Inc.

Automobile parts sales building on one lot on 0.9+ acre located on the west side of K
Avenue, 1,300z feet south of Spring Creek Parkway. Zoned Corridor Commercial with
Specific Use Permit #416 for Truck/Bus Leasing. Neighborhood #37.

Recommended for approval as submitted.




Agenda ltem No. 5d
Revised Preliminary Site Plan: Wells Brothers Addition, Block A, Lot 1
Applicant: Wells Brothers Grain Company, Inc.

Retail, office, and warehouse buildings on one lot on 5.9+ acres located on the west
side of K Avenue, 1,300t feet south of Spring Creek Parkway. Zoned Corridor
Commercial with Specific Use Permit #416 for Truck/Bus Leasing. Neighborhood #37.

The purpose of this revised preliminary site plan is to modify the lot boundaries and
propose an office and warehouse building.

Recommended for approval as submitted.

Agenda Item No. 5e
Final Plat: Tennyson Parkway Office Center, Block A, Lot 3
Applicant: HAC Plano Partners, L.P.

Hotel on one lot on 2.7+ acres located on the west side of Dallas North Tollway, 400+
feet south of Tennyson Parkway. Zoned Commercial Employment/Dallas North Tollway
Overlay District. Neighborhood #15.

Recommended for approval as submitted.

Agenda Item No. 5f
Preliminary Site Plan: West Park Preston Addition, Block A, Lot 1R
Applicant: Frost Bank

Bank on one lot on 1.6+ acres located at the northeast corner of Park Boulevard and
Prestwick Road. Zoned Planned Development-68-Retail/Preston Road Overlay District.
Neighborhood #42.

Recommended for approval as submitted.

Consent Agenda 08/18/2008 Page 2 of 2
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Title: NORMANDY ESTATES

Zoning:

SINGLE-FAMILY RESIDENCE ATTACHED, PATIO HOME, &
SINGLE-FAMILY RESIDENCE-9 w/SPECIFIC USE PERMIT #594
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CITY OF PLANO
PLANNING & ZONING COMMISSION

August 18, 2008

Agenda Item No. 6

Public Hearing - Preliminary Replat & Revised Site Plan: Beal Bank Addition,
Block A, Lot 1R

Applicant: Beal Service Corporation

DESCRIPTION:

General office and storage buildings on one lot on 24.9+ acres located at the southwest
corner of the Dallas North Tollway and Legacy Drive. Zoned Central Business-1/Dallas
North Tollway Overlay District. Neighborhood #15.

REMARKS:

The purpose of the preliminary replat is to abandon and dedicate easements necessary
for development.

The purpose of the revised site plan is to allow for the addition of a storage building, and
modify existing improvements accordingly to accommodate the proposed building.

RECOMMENDATION:

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

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

August 18, 2008

Agenda ltem No. 7
Public Hearing - Replat: Kings Gate, Block B, Lots 10R, 11 & 12

Applicant: MFF Ranch & Robert Peterson

DESCRIPTION:

Two Single-Family Residence-20 lots and one common area lot for private street on
6.5+ acres located on the west side of Old Gate Road, 300+ feet north of Sudbury
Road. Zoned Single-Family Residence-20 with Specific Use Permit #281 for Private
Street Development. Neighborhood #25.

REMARKS:

The applicant has requested that this replat be withdrawn to allow additional time to
work out details of the request. The replat will be resubmitted at a later date for
consideration.

RECOMMENDATION:

Recommended that the Planning & Zoning Commiission accept the applicant’s request
to withdraw.
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DOWDEY, ANDERSON
A & ASSOCIATES, INC.
CIVIL ENGINEERS

5225 Village Creek Drive
Suite 200

Plano, Texas 75093
§72:931-0694
§72.931-9538 Fax

August 12, 2008
Ms. Tina Firgens
Senuor Planner
City of Plano

1520 Avenue K
Plano, Texas 75074

RE: Kings Gate—Lots 10R, 11, 12, Block B
Replat
DAA # 06050

Ms. Firgens,

As authorized agent for the owners, please withdraw our request for the Replat of Kings Gate
until such time as we can resolve the HOA i1ssues. We are continuing to work toward
completion of these issues and will keep you posted of our status.

Sincerely,

Michael S. Dowdey, P.E.




CITY OF PLANO
PLANNING & ZONING COMMISSION

August 18, 2008

Agenda Item No. 8

Public Hearing - Preliminary Replat & Site Plan: Exchange Business Center,
Block 2, Lot 5R

Applicant: Ondracek Properties

DESCRIPTION:

Office-showroom/Warehouse on one lot on 2.4+ acres located on the south side of
Guilder Drive, 2461 feet west of Kroma Drive. Zoned Research/Technology Center/190
Tollway/Plano Parkway Overlay District. Neighborhood #68.

REMARKS:

The purpose of the preliminary replat is to dedicate and abandon easements.

The purpose of the site plan is to show the proposed development layout.

RECOMMENDATIONS:

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

Site Plan: Recommended for approval subject to additions and/or

alterations to the engineering plans as required by the
Engineering Department.
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CITY OF PLANO
PLANNING & ZONING COMMISSION

August 18, 2008

Agenda Item No. 9
Request to Call a Public Hearing

Applicant: City of Plano

DESCRIPTION:

A request to remove 50.0% acres located at the southwest corner of Preston Road and
Spring Creek Parkway from Planned Development-447-Retail/Multifamily Residence-2
and to call a public hearing to rezone this property to a Planned Development-Retail
zoning district.

REMARKS:

Planned Development-447-Retail/Multifamily Residence-2 (PD-447-R/MF-2) is
approximately 72.3+ acres located at the southwest corner of Preston Road and Spring
Creek Parkway and was established in 1989. This PD governs the existing retail and
multifamily residential developments as well as the remaining undeveloped land located
at the intersection of Preston Road and Spring Creek Parkway.

The existing retail and undeveloped land is under two ownerships (the majority owner
and Weirs Furniture), separate from the existing multifamily residential development.
The majority owner of the existing retail and undeveloped land wishes to propose new
development stipulations for his property and rezone his property to a new PD district.
Therefore, the owner is requesting that his portion of PD-447-R/MF-2, approximately
50.0x acres, be removed from the overall PD district. Due to the complex ownership
structure of the multifamily residential development, the owner of the 50.0x acre
property is unable to attain all of the necessary signatures needed for submitting a
rezoning petition to the city.

Subsection 4.116 (Partial Rezoning) of the Zoning Ordinance allows the owners of
property within a PD district to request rezoning of a portion of the district they own to
separate it from the remaining property within the PD district. The Commission shall
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adjustments to terms and conditions of the original PD resulting from a change in
boundary.

A companion agenda item on this ame meeting agenda is a request initiated by the City
of Plano to call a public hearing to allow the city to address the potential resulting
rezoning on the remaining portion of PD-447-R/MF-2 that applies to the existing
multifamily residential development (12.0x acres), at such time the rezoning of the
50.0+ acres is considered.

RECOMMENDATIONS:

Recommended that the Planning & Zoning Commission approve separation of a portion
of PD-447-R/MF-2 from the remaining property in the PD to allow consideration of its
rezoning and that a public hearing be called for this purpose.

AGENDA ITEM NO. 9 (08/18/2008) Page 2 of 2
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LSM LAND PARTNERS, L.P.
3131 CUSTER ROAD, SUTTE 275
PLANO, TX 75075
972-964-6414 Office
972-964-9016 Fax

August 5, 2008

Planning and Zoning Commission
City of Plano

2201 Avenue K, Suite

Plano, TX 75086-

Re: PD-114-R/MF-2 (“PD-4477)
Plano, TX

To: The Honorable Planning and Zoning Commission:

As the owner of 22.317 acres of land (“Tract No 1) located at the southwest corner of Spring
Creek Parkway and Preston Road and as an affiliated partnership of LSM Center Partners, L.P.
and LSM Center Partners I, L.P. who own approximately 24.211 acres of land (“Tract I1””)
immediately adjacent to Tract I, both tracts being part of PD-447, we are requesting that the City
of Plano Planning and Zoning Commission remove Tract I and Tract I from PD-447 due to the
inability to obtain the necessary approval of all owners of property in PD-447 to apply for the
rezoning of Tract | and Tract I1. Specifically the nature of the ownership of the MF-2 portion (12
acres) of PD-447 renders it impossible for us to obtain 100% consent of the owners of the MF-2
property to apply for rezoning to Tract [ and Tract II.

Very truly yours,

LSM LAND PARTNERS, L.P.,
a Texas limited partnership

By: LSM Operating GP, L.L.C.,
a Texas limited liability company,
Its General Partner

By: LSM Holding Partners, L.P_,
a Texas limited partnership,
Its Manager

By: LSM Holding Partners GP, L.L.C.,
a Texas limited liability company,
Its General Partner

By:
Name: Stephen J. DiNapoli
Title: Managing Member

LSMLand\Zoning\CityPZCrequesttowithdrawfromPD447 doc



CITY OF PLANO
PLANNING & ZONING COMMISSION

August 18, 2008

Agenda Item No. 10
Request to Call a Public Hearing

Applicant: City of Plano

DESCRIPTION:

A request to call a public hearing to rezone 12.0+ acres located on the east side of Bay
Water Drive, 230+ feet south of Spring Creek Parkway from Planned Development-
447-Retail/Multifamily Residence-2 to Multifamily Residence-2.

REMARKS:

Planned Development-447-Retail/Multifamily Residence-2 (PD-447-R/MF-2) is
approximately 72.3+ acres located at the southwest corner of Preston Road and Spring
Creek Parkway and was established in 1989. This PD governs the existing retail and
multifamily residential developments, as well as the remaining undeveloped land
located at the intersection of Preston Road and Spring Creek Parkway.

The existing retail and undeveloped land is under two ownerships (the majority owner
and Weirs Furniture), separate from the existing multifamily residential development.
The majority owner of the existing retail and undeveloped land wishes to propose new
development stipulations for his property and rezone his property to a new PD district.
Therefore, the owner is requesting that his portion of PD-447-R/MF-2, approximately
50.0+ acres, be removed from the overall PD district. (Refer to companion agenda item
on this same meeting agenda.)

Should the owner of the 50.0+ acres be granted his rezoning request at such time when
his zoning petition is considered, PD-447-R/MF-2 will then only govern the remaining
12.0x acre multifamily residential development. The PD district should be evaluated to
determine if existing PD stipulations should be allowed to remain, be modified, or
possibly removed given the existing developed conditions within the general area.
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resulting from other property being removed from the original PD-447-R/MF-2, and may
require adjustments to terms and conditions of the original PD resulting from a change
in boundary. The anticipated rezonings of the 50.0+ acre portion of PD-447-R/MF-2
and the remaining 12.0+ acre portion would need to occur concurrently.

RECOMMENDATIONS:

Recommended that a public hearing be called for this purpose.

AGENDA ITEM NO. 10 (08/18/2008) : Page 2 of 2
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CITY OF PLANO
PLANNING & ZONING COMMISSION

August 18, 2008

Agenda item No. 11
Discussion and Direction: Mixed-Use Policy Statement

Applicant: City of Plano

Description:

Discussion and direction on the development of a mixed-use policy statement that will
be adopted as part of the City of Plano Comprehensive Plan.

Background:

At previous meetings the Planning & Zoning Commission had an opportunity to visit
several mixed-use sites in Plano and surrounding cities. They also had the opportunity,
in a joint work session with the Plano City Council, to meet with three mixed-use
developers to hear more about the benefits of mixed-use and some of the challenges
unique to this type of project. Building on these discussions, this meeting will focus on
defining what exactly is mixed-use (especially the critical elements of a mixed-use
project). The Commission will also be asked to begin discussions about where this type
of development is appropriate.

Some of the benefits to mixed-use that have been discussed require implementation of
certain key design elements, without which the project may not be true “mixed-use.”
Information and questions for additional consideration are included below:

1. Are the uses integrated vertically and horizontally in a fine grain?

2. Does the arrangement of buildings, streets, and open space create public
spaces?

3. Is there a grid of streets?

4. Is the development sufficiently compact so that people may travel among major
uses without being tempted to move their car? Is the development walkable?

5. Do ihe physicai arrangement and design of the buiidings support the pedestrian
environment? Are the sidewalks wide? Do they form a comprehensive network?



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

7. How is parking handled? |Is there garage parking? |s more than 50% of the
parking in garages with the remaining surface parking located behind buildings
and/or reserved for future development?

8. Are the uses varied but complementary/synergistic? For example, do the retail
(nonresidential) parts of the development enhance the livability or the residential
parts?

9. Are the buildings oriented towards the street?
10. Are buildings tightly connected or grouped?
11.Are the buildings flexible so that as demand changes, the uses can change too?

12.1f the development is phased, is the first phase sufficient to stand on its own as a
mixed-use development?

13. Density/Massing of buildings is critical to creating successful mixed-use projects.
What percentage of the buildings are one story? What percentage is three to
four stories?

With regard to location (i.e. where are mixed-use developments appropriate?), some
considerations are:

1. Is the location suitable for each use (residential, office, retail etc.), if they were to
be considered alone, outside of a mixed-use setting?

2. Is the development a natural fit with the larger surrounding area? Are there
opportunities for the project to connect with surrounding developments?

3. How would the project relate to/impact surrounding development (especially
existing neighborhoods)? Are the juxtaposition of uses complementary (i.e. are
residential areas buffered from more intensive uses)?

Two additional references from the Urban Land Institute are attached to provide
additional information:

1. “Ten Principles for Developing Successful Town Centers”
2. “Higher-Density Development: Myth and Fact”

RECOMMENDATION:

Staff respectfully requests the Planning & Zoning Commission consider the attached
information in preparation for further discussion at the work session about the
characteristics of mixed-use development, especially those that distinguish it from multi-
use and other types of development.

AGENDA ITEM NO. 11 (08/18/2008) Page 2 of 2






Ten Principles for
Developing
Successful
Town Centers

Michael D. Beyard
Anita Kramer

Bruce Leonard
Michael Pawlukiewicz
Dean Schwanke

Nora Yoo

Urban Land
Institute



Recommended bibliographic listing: Beyard,
Michael D., Anita Kramer, Bruce Leonard,
Michael Pawlukiewicz, Dean Schwanke, and
Nora Yoo. Ten Principles for Developing Success-
ful Town Centers. Washington, D.C.: ULI-the
Urban Institute, 2007.

ULI Order Number T36: Packet of 10
ULI Order Number T37: Single Copy

International Standard Book Number:
978-0-87420-975-4

Copyright 2007 by ULI-the Urban Land Institute
1025 Thomas Jefferson Street, N.W.

Suite 500 West

Washington, D.C. 20007-5201

Printed in the United States of America. All
rights reserved. No part of this book may be
reproduced in any form or by any means, elec-
tronic or mechanical, including photocopying
and recording, or by any information storage
and retrieval system, without written permis-
sion of the publisher.

About ULI-the Urban
Land Institute

The mission of the Urban Land Institute is to
provide leadership in the responsible use of
land and in creating and sustaining thriving
communities worldwide. ULL is committed to:

B Bringing together leaders from across the
fields of real estate and land use policy to
exchange best practices and serve commu-
nity needs;

B Fostering collaboration within and beyond
ULI's membership through mentoring, dia-
logue, and problem solving;

B Exploring issues of urbanization, conserva-
tion, regeneration, land use, capital forma-
tion, and sustainable development;

B Advancing land use policies and design prac-
tices that respect the unigueness of both
built and natural environments;

B Sharing knowledge through education,
applied research, publishing, and electronic
media; and

B Sustaining a diverse global network of local
practice and advisory efforts that address
current and future challenges.

Established in 1936, the Institute today has
more than 35,000 members from 90 countries,
representing the entire spectrum of the land
use and development disciplines. Professionals
represented include developers, builders, prop-
erty owners, investors, architects, public offi-
cials, planners, real estate brokers, appraisers,
attorneys, engineers, financiers, academics,
students, and librarians. ULL relies heavily on
the experience of its members. It is through
member involvement and information resources
that ULI has been able to set standards of
excellence in development practice.

The Institute has long been recognized as
one of the world's most respected and widely
quoted sources of objective information on
urban planning, growth, and development.

ULI Project Staff

Maureen McAvey
Executive Vice President, Initiatives

Michael D. Beyard
Senior Resident Fellow, ULI/Martin Bucksbaum
Chair for Retail and Entertainment

Dean Schwanke
Senior Vice President, Publications and Awards

Michael Pawlukiewicz
Director, Environment and Sustainable Development

Anita Kramer
Director, Retail Development

Nora Yoo
Project Associate

Nancy H. Stewart
Director, Book Program
Managing Editor

Lise Lingo, Publications Professionals LLC
Manuscript Editor

Betsy VanBuskirk
Art Director
Book and Cover Design; Layout

Craig Chapman
Director, Publishing Operations

Cover photograph: Downtown Silver Spring, Silver
Spring, Maryland. ©The Peterson Companies.



Chair

Peter A. Pappas
President/Managing Partner
Pappas Properties, LLC
Charlotte, North Carolina

Developers

Leigh M. Ferguson

EVP, Director of Urban Living
Sloss Real Estate
Birmingham, Alabama

James A. Ratner

Chief Executive Officer

Forest City Commercial Development
(Group)

(leveland, Ghio

Yaromir Steiner

Chief Executive Officer
Steiner + Associates, Inc.
Columbus, Chio

Planners, Urban Designers,

Architects

Michael D. Beyard

ULI/Martin Bucksbaum Chair for
Retail and Entertainment

Washington, D.C.

Kevin R. Cantley
President/Chief Executive Officer
Cooper Carry, Inc.

Atlanta, Georgia

Bruce Leonard
Principal
StreetSense, Inc.
Bethesda, Maryland

Charles “Terry” Shook
President

Shook Kelley

Charlotte, North Carolina

Market Specialists

Michael P. Buckley
Director, MSc in Real Estate Program
Columbia University
New York, New York

Robert J. Gibbs
President

Gibbs Planning Group
Birmingham, Michigan

Gregg T. Logan

Managing Director

Robert Charles Lesser & Co., LLC
Orlando, Florida

Public Officials

Frank Gray
General Manager
City of Scottsdale, Arizona

Phyllis M. Jarrell
Director of Planning
City of Plano, Texas

Philip S. Lanzafame
Director of Development Services
(ity of Glendale, California



FOREST CITY ENTERPRISES

Victoria Gardens in Rancho Cucamonga, Cali-
fornia, became an instant downtown for an
exurban community that needed one.

For more than half a century, suburbanization has been the dominant force in
America’s metropolitan growth and development. During this period the nation’s
population has shifted dramatically, so that today more Americans live in suburbs
than anywhere else. In fact, two suburbs—Mesa, Arizona, and Arlington, Texas—are
now among the 50 largest cities in America, and the next census will Likely include
more.

~As suburban populations have soared, along with jobs and shopping opportunities,

many suburbanites have happily chosen to live independent of the older cities that
form the core of their metropolitan areas. Many never visit the city except for an

occasional concert, sporting event, or night on the town. At the same time, subur-
banites are increasingly aware of the growing shortcomings of their own communi-
ties. They do not like monumental traffic jams, deteriorating suburban strips, obso-
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lete shopping malls, an aging monoculture of single-family homes, and environmen-
tal degradation. These problems are all evidence of the lack of a strong civic presence.

One consequence of the development patterns of the past 50 years is that there are
few public places in suburbia where all segments of society can get together to
interact, to celebrate, to stroll, to protest, to sit and watch the world go by, or just
to enjoy day-to-day living. The reason: these types of places are typically found in
and around downtowns, and downtowns were never part of the suburban dream.
From the beginning, suburbs revolved around such private pleasures as backyard bar-
becues, football practice, country clubs, and stay-at-home moms. Downtowns were
considered anachronisms at best. At worst, they were considered to be filled with
crime, deterioration, poverty, and people to avoid. As a result, suburban downtowns
never qot built.

Shopping was also designed to be different in the suburbs. Gone were the street-
front stores that were intimately connected with the life of the community in cities.

Construction began on the Reston Town

Center in Reston, Virginia, in 1990. Today,
it continues to grow.



WAYNE NICHOLS

Designed in 1922 and built out over years, the
iconic Country Club Plaza in Kansas City, Mis-
souti, is the forerunner of today’s generation
of town center developments.

That eclectic mix of new and old, mom-
and-pop stores, and personalized service
was replaced by more standardized, no-
hassle environments with predictable
chain stores, mass market appeal, and
plentiful parking in an impressive array
of sophisticated shopping center types,
formats, and environments. Gone too
were opportunities to walk to the corner
store, the movies, the library, the town
square, or the local café, because land
uses were designed to be separate. That
made sense when industrial uses domi-
nated cities, but it does not make sense
today.

Seven factors are driving a sea change
in suburban attitudes toward cities and
downtowns:

| 1. The typical suburbanite has changed.

No longer is suburbia dominated by
white, middle-class couples with chil-
dren. Today, the suburbs are as diverse
as the cities they surround, in terms of
race, culture, income, age, sexuality, and
lifestyle. This shift suggests that differ-
ent development solutions are needed to
meet contemporary needs—such as a
range of housing types to accommodate
all lifestyles at different life-cycle stages.

2. The problems associated in past years
with downtowns, especially crime, deteri-
oration, and visual blight, have dissi-

pated. Today, downtowns are cool again.

3. Relentless, low-density suburban

development patterns that require a car
to go anywhere are unsustainable, given
the projected scale of suburban growth.



4. There is a powerful desire in suburbia to recreate the sense of community and

connectedness that was lost as metropolitan areas grew so quickly in the past

few decades.

5. Suburbanites, like all people, harbor a simple desire for more convenience in their

busy lives.

6. Smart growth movements are gaining popularity as voters begin to realize the

hidden costs of current suburban development practices.

7. Although suburbanites now actively seek a downtown environment, most do not
want to live downtown. But that does not mean that they do not want the ameni-

ties of a sophisticated urban lifestyle.

As suburbs age and take on many of the
characteristics of cities, they need to
evolve as cities have evolved for millen-
nia: creating walkable environments,
broadening housing choices, offering
mobility options, mixing land uses,
selectively increasing densities, enhanc-
ing their civic and cultural presence,
increasing diversity, and redeveloping
obsolete and underused properties to
provide more cosmopolitan environ-
ments and amenities. This is already
beginning to happen. Downtowns, those
places that many suburbanites have
avoided for decades, are among the last
missing pieces of the suburban develop-
ment puzzle. Now being fit in place

What Is a Town Center?

A town center is an enduring, walka-
ble, and integrated open-air, multiuse
development that is organized around
a clearly identifiable and energized
public realm where citizens can
gather and strengthen their commu-
nity bonds. It is anchored by retail,
dining, and leisure uses, as well as by
vertical or horizontal residential uses.
At least one other type of develop-
ment is included in a town center,
such as office, hospitality, civic, and
cultural uses. Over time, a town cen-
ter should evolve into the densest,
most compact, and most diverse part
of a community, with strong connec-
tions to its surroundings.

from coast to coast, they are called town centers.

Numerous obstacles can retard the natural evolution of suburbs into more livable

and sustainable communities that include town centers with urban amenities:

NIMBYism is at the forefront of actions to short-circuit suburban evolution. Assem-

bling and developing land parcels that are suitable for town centers sometimes

requires complex and sophisticated partnerships between the community and private

landowners. Zoning and subdivision requlations must often be modernized. Mixing

commercial, residential, civic, and cultural uses raises unusual development chal-

lenges and adds costs to the development process. And integrating contemporary,



large-format retail space and adequate parking into an urban context is difficult. But

communities throughout the country are succeeding.

As part of its mission to examine cutting-edge issues and propose creative solutions
for improving the quality of land use and development, the Urban Land Institute
convened a smart growth workshop June 26-28, 2006, in Washington, B.C., to dis-
till ten principles for developing successful suburban town centers. During three
days of intensive study, a team of planning and development experts drawn from
around the United States toured and studied three very different town centers in



northern Virginia: Market Common, Clarendon in Arlington; Fairfax Corner in Fairfax;

and Reston Town Center in Reston.

The ULI teams were made up of leading town center developers, public planners,
architects, economic consultants, and property advisers. They visited each site,
reviewed information about them, and met as separate teams to set out their find-
ings, conclusions, and recommendations. The teams then met jointly to debate, con-
solidate, and refine their conclusions. The lessons learned from these town centers
can be applied wherever the public and private sectors are wrestling with the chal-

ALTOON & PORTER

Botany Town Centre in Auckland is New
Zealand’s largest retail development.



Mizner Park in

Boca Raton, Florida,
replaced a failed mail
with a mix of uses
surrounding a lush
public park.

COOPER CARRY

lenges of creating sustainable town centers for their communities. Such town cen-
ters include those that are created from scratch on greenfield sites and those that
are integrated with existing development through additions or redevelopment,

regardless of whether they are under single or multiple ownership. This report pres-
ents the results of ULI's workshop, including a definition of town centers and ten
principles for creating them.



Create an Enduring and Memorable Public Realm

Respect Market Realities

Share the Risk, Share the Reward

Plan for Development and Financial Complexity
Integrate Multiple Uses

Balance Flexibility with a Long-Term Vision
Capture the Benefits That Density Offers
Connect to the Community

Invest for Sustainability

Commit to Intensive On-Site NManagement and
Programming



Mizner Park in Boca Raton, Florida, provides
a dramatic public realm at night that helps
extend the hours of shopping and dining.

Developers, urban designers, and public officials increasingly view the public
realm as the single most important element in establishing the character and
drawing power of a successful town center. Streets, plazas, walkways, civic buildings,
and parking all play a part. A well-designed public realm functions as anchor,
amenity, and defining element for a town center.

Create a Central Place for the Community

A successful public realm is one in which commerce, social interaction, and leisure
time activities mix easily in an attractive, pedestrian-friendly, outdoor setting. Peo-
ple are drawn by the simple enjoyment of being there. If that enjoyment is to be
felt, the public realm and public spaces must be well designed and programmed.

A well-conceived public realm has the following attributes:

-+ It is a compelling central space that people are attracted
to for its placement, design, and surrounding uses. The
space can be a street, a boulevard, a square, or a combina-
tion of all three with other urban design elements.

¥ Movement between uses is easy, and sight lines facilitate
wayfinding and encourage exploration.

Effective programs and events are used to animate the
space, and the capacity of the management is adequate to
ensure programming for the space.

& Open spaces are sized and shaped to allow events to be
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held in them. They provide stage areas and technical sup-
port where appropriate.

* The public realm is open to programs that are significant to the community, such
as charity events, holiday events, and civic events. It becomes a true public
place, taking on a life of its own. As a part of the community that goes beyond
simple commerce or public relations, it ultimately becomes a place with a history.
The public realm should allow for the integration of the people, the place, and
the larger community.

%1 The public realm is inclusive and brings together all the different segments of the
community that may wish to visit or use the public spaces.

" An experience is created and delivered that the market values and that
premiums for the residences and offices in the town center.

i The public realm is integrated with adjacent uses that significantly enliven the
public space, such as bookstores, libraries, public buildings, cultural facilities,



restaurants, and general retail. Each of these uses has its own vocabulary for
meeting the street and interacting with the public space that must be carefully
considered in the urban design plan.

Busy and fragmented contemporary life is balanced with comfort and
convenience—the public realm is a place that restores the soul.

Highly visible and easily accessed, the public realm is well connected to roads,
transit, and parking infrastructure.

Whether publicly or privately owned, the public realm has a strong civic identity
and feels like a public space. Freedom of speech and political expression, hall-
marks and traditions of historic town centers, are respected. The town center
project therefore has a competitive edge over other conventional projects.

Public and private responsibilities are clearly defined. For example, the streets
might be public to the curb and include eight feet of the sidewalk; the remaining
ten feet of the sidewalk might be private (where restaurants and stores can have
a presence). Thus, the public sector has a role in day-to-day operations but pri-
vate expression and flexibility are encouraged as well.

COOPER CARRY

= The big idea is to create a place that is the place to be—to make the place as

Cultural activities such as this chamber
authentic as possible, a place that will have lasting identity. ensemble concert held at Mizner Park, in

Boca Raton, Florida, help create memories

Define the Public Realm with Streets, Open Space, and ;. bring people back.

People Places

The key design elements for a town center are walkability, good circulation, connec-
tivity, and parking. A good town center plan has a street framework and design that
creates harmony among buildings and open space, the automobile and the pedes-
trian, work and leisure, and commercial and residential uses. It is critical to create a
framework that elevates the pedestrian experience through great public spaces, good
urban design, well-designed parking schemes, wayfinding strategies, and effective
management plans.

A well-designed public realm includes several features:

A well-conceived street and block pattern and network: A sound pattern and an
effective street and open-space plan allow flexibility and adaptability that permit
the public realm to evolve, change, and grow over time.

Well-defined and arran
courtyards, walkways connecting to parking facilities and surrounding areas, en-

closed public spaces, public and civic buildings, cultural facilities, and parking
facilities: These elements reinforce one another and work together to create gather-
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Suwanee Town Center in Suwanee, Georgia,
draws a crowd that enjoys its interactive
fountain,

ing spaces and sidewalk areas where retail and leisure meet. The creation of com-
pelling “outdoor rooms” and gathering places should be a highlight of the plan.

A hierarchy and guidelines for street spaces and uses, including the width of
streets and sidewalks, the heights of buildings, and the quality and level of land-
scape elements: Streets should be neither too wide nor too narrow, and this scal-
ing will vary from street to street within the town center and with the scale and
nature of the project.

% Sidewalks that are sized according to their intended use and place in the overall

scheme: Wide sidewalks are planned where restaurants and al fresco dining will be
concentrated. Narrower sidewalks are planned on less intensively used streets.
Pedestrian walkways from parking structures and surrounding areas are clearly
linked to the signature space.

© A scale that is comfortable for pedestrians: The buildings
engage the street through fenestration, materials, awnings,
and store signage and lighting. Storefront designs avoid
banality and allow for differentiation, so each store can
brand itself strongly. Pedestrian-scaled signage is big
enough for drive-by traffic to see but not obtrusively large.

% On-street parking animates the streets with slow-moving
vehicles, provides a protective wall of ears for pedestrians, and
delivers convenient parking. Two-lane streets with two-way
traffic and street parking on both sides work fine. Alterna-
tively, central parks or narrow boulevards can be used to
divide traffic into one-way loop routes on either side of the
park or boulevard, with parking on one or both sides of each street, as was done
at Mizner Park in Boca Raton, Florida; Market Common, Clarendon in Arlington,
Virginia; Birkdale Village in Huntersville, North Carolina; Southlake Town Square in
Southlake, Texas; and Santana Row in San Jose, California.

% Lighting for people, not cars: Storefront lighting is particularly effective in creat-

ing an attractive nighttime public realm, including both ground-level and upper-
level windows and signage. Intense light is detrimental to an attractive atmos-
phere, and too little light makes the space seem unsafe.

- Landscaping and art are essential ingredients in place making. Tree canopies are

important defining elements in the nuhlic realm and provide shade in outdoor
shopping environments. Water features, seating, landscaping features, street fur-
niture, and signage all play important roles in defining the public realm. Public
art creates unique places.



Urban design is coordinated so that the
public realm emerges as each phase is
built. For example, both sides of a street
should be developed at the same time
when possible, and signature public
spaces should be surrounded by build-
ings as soon as possible. Public spaces
without surrounding buildings and uses
often look like vacant lots.

Shape and Surround the
Public Realm with
Fine Buildings

STREETSENSE

Although the public realm is largely the
space between buildings, that realm and space is very much affected and defined by
the buildings that surround and shape the space. Thus, development of the designs
for these buildings should involve careful consideration of the impact on the public
realm. These buildings should be fine buildings but not necessarily iconic architec-

ture. Buildings and open space must be carefully integrated and mutually supportive.

One-story buildings, generally, do not effectively shape an attractive realm. Two-,
three-, and four-story buildings are ideal because they are tall enough to define the
space but not overwhelm it. Taller buildings can work as well, although higher
buildings will block sunlight and this can detract from the public realm. The larger
the public realm spaces, the larger the buildings that can effectively surround them.

The quality of materials and architecture visible from a public space shape and pro-
vide character to that space. Materials with lasting qualities and local appeal can
establish authenticity; without such materials, the place may not be viewed as
authentic or timeless. Buildings that face onto the signature public spaces must
have a sense of permanence that makes a statement about the authenticity of the
town center.

Historic buildings should be included where possible because they add value. The
restored church at the heart of CityPlace in West Palm Beach, Florida, is a prime
example. Iconic buildings can be elements in place making but are not essential.
Buildings should reflect authenticity, genuineness, and honest design, and respect
the local context. They can be eclectic, offer a variety of styles, provide for intimacy
and serendipity, and provide an element of surprise and possibly even grandeur.
Architectural variety allows the town center to look as if it has been developed over
time, which greatly contributes to the feeling of a place that is authentic.

THE STREET
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" An enduring, memorable public realm is char-

acterized by a pleasant and walkable environ-
ment where pedestrians can window-shop
while others dine al fresco.



Azhn'ving town center is well tuned to the level and nature of the market that
upports it. Understanding the market entails understanding not only popula-
tion counts and income levels but also growth, competition, access, and aspirations.
Each planned component in a town center should be evaluated separately to deter-
mine its basic strengths and the scope of its potential. But then all components
must be evaluated together to determine their compatibility and the mix that works
best for each component while offering an integrated, lasting environment. The goal

is to provide a town center that is greater than the sum of its parts.
A merchandising plan considers the retail mix

for target markets and the necessary balance  In a mixed-use setting, retail uses drive residential and office uses. The retail com-

of demographic and lifestyle groups. ponent sets the tone of the general environment in two ways, through the tenant
mix and through the nature of retail. First,
through the tenant mix it makes a state-

ment about the nature of the experience in

the town center. Is entertainment offered
‘ 3@ through restaurants, bookstores, and cine-
mas? Performing arts or fine arts facili-
ties also provide entertainment but

generally do not keep people in
™ the area if these retail com-
? ponents are not also
present. Does the
@ tenant mix include
*«%ﬁ specialty stores?
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upscale, middle-of-the road, or discount stores? Each provides different levels
of browsing appeal, convenience, and customer traffic. Is there a supermar-
ket? Supermarkets provide a convenience for nearby existing and future
neighborhoods, and the type of supermarket—upscale or mainstream—is
often one of the determinants of ambiance.

Second, through the very nature of retail—trips to a variety of retail spaces
by hundreds or thousands of customers per day, almost all on street level—a
high level of pedestrian activity is sustained. Although office workers and
residents generate additional pedestrian activity, they do not provide the
ongoing volume of activity generated by the retail component. Further, prox-
imity to stores and restaurants is a selling point for residential units and
office space in town centers, whereas on-site residential and office activity is
a small factor in most stores’ locational decisions.

A retail market analysis answers two “big picture” questions:

What type of retail project can be supported by the market? Types include

traditional neighborhood or community centers, more upscale centers com-
monly referred to as “lifestule centers” nower centers, regional and super

regional centers, or hybrids consisting of elements of any or all of these.

Hybrids are becoming increasingly common.

Washingtonian Cen-
ter, in Gaithersburg,
Maryland, was one of
the first town centers
to mix big-box dis-
count stores with
full-price and neigh-
borhood convenience
stores in a pedestrian
environment.

High-density residential provides a good market base
for retail at Atlantic Station, in Atlanta, Georgia.



% What size could the retail component be? Size refers to
built space and can range from less than 100,000 square
feet to more than 1 million square feet.

A retail market analysis follows six basic steps:

. Determine the spending patterns of the surrounding
population—where people shop, how much they spend.

¢ Document the type, size, and location of existing and
planned competitive retail facilities and districts, both
nearby and in the region.

Identify the likely new trade area on the basis of
the analyses of those spending patterns and competing
facilities.

% (alculate total buying power in the trade area and the

amount expected to be captured by the new project.
Zona Rosa, in Kansas City. Missouri, createsa & Trans|ate captured buying power into supportable square footage.
focus for a fow-density suburban market. ’
. Conduct a site and traffic analysis to ensure that the projected development can
be accommodated.

Office activity in a town center can range from second-story office space above
retail to a freestanding class A high rise. An office market analysis evaluates existing

The market in Boca Raton, Florida, expects
amenities such as valet parking at Mizner
Park.

COOPER CARRY
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office space in the region, including tenant types, building age, building size, and
concentrations and occupancy rates, as well as planned developments, transporta-
tion improvements, and industry trends.

Residential units in a town center can include apartments over retail, loft units,
apartment or condominium buildings, townhomes, and live/work units. Residential
market analysis always looks at population growth projections and at market seg-
ments of the population that may be at a point in their life cycles when density and
convenience are most attractive. Such segments include young professionals and
empty nesters.

Victoria Gardens in Rancho Cucamonga, Cali-
fornia, provides many retail environments to
serve different shopping needs.

ERHARD PFEIFFER PHOTOGRAPHER

ERHARD PFEIFFER PHOTOGRAPHER
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Civic uses can grow out of public/private part-

nerships and add to the liveliness and diver-
sity of the town center, as at Victoria Gardens
in Rancho Cucamonga, Caiifornia.
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Developing well-designed, successful town centers some-
times requires merging public and private interests and
resources so that by sharing the risks, the rewards can also be
shared. The conventional process of development is confronta-
tional—an arm-wrestling contest between the local govern-
ment and the developer to see which will get the best of the
other from the process. Developing a collaborative partnership
arrangement can avoid this zero-sum game and produce out-
comes that benefit all partners.

Public/private partnerships can be beneficial for a number of
reasons:

Local governments can no longer bear the full burden of the
costs for required public infrastructure and facilities. Private
sector partners can share the costs.

i Neither private nor public interests are served by lengthy
delays in the entitlement process. Public sector officials can
facilitate the review and approval process.

2 Planning and zoning controls are often either inadequate
or too inflexible to ensure the desired public or private
outcomes. The public and private sectors can work together
to see that the process is less important than the desired
outcome.

i The citizens of the community must be engaged and their
views heard. Public and private partners can bring unique skills and resources to
the process and together nourish a supportive consensus within the community.

Today, public/private partnerships are seen as creative alliances formed between a
government entity and private developers to achieve a common purpose. Other
stakeholders, such as nonprofit associations, have joined these partnerships. Citizens
and neighborhood groups also have a stake in the process.

Although each such partnership is unique in its local implementation, most share
development phases that are bounded by similar legal and political limits. In the
first phase—conceptualization and initiation—stakeholders are surveyed for their
opinions of the vision for the town center and the surrounding community and part-
ners are identified. In the second phase, entities document the partnership and
begin to define project elements, roles and responsibilities, risks and rewards, and

‘decision-making and implementation processes. The partners negotiate the deal and



DEVELOPMENT DESIGN GROUP

reach agreement on all relevant terms. In the third phase, the partnership attempts
to obtain support from all stakeholders, including civic groups, local government,

and project team members. Project financing begins and tenant commitments are
secured. In the fourth phase, the partnership begins construction, leasing and occu-
pancy, and property and asset management. The process is repetitive and can continue
beyond the final phase, when partners manage properties or initiate new projects.

A partnership is a process, not a product. Successful navigation through the process
results in net benefits for all parties. The public sector can leverage and maximize
public assets and increase control over the development process to create a vibrant
built environment. Private sector entities can receive more support throughout the
development process and have more certainty about approvals, timing, and accept-
able and profitable outcomes.
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SouthSide Works, in Pittsburgh, Pennsylva-
nia, is the product of a public/private partner-

ship to redevelop the site of an old steel plant

on the Monongahela River and reconnect the

community to the waterfront.
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Public events help
integrate the town
center into the fabric
of the community, as
at Suwanee Town
Center, in Suwanee,
Georgia.

i2

Risks

Public/private partnerships can encounter various types of risk:

% Market risk: Will the projected demand for space be realized?
# Construction risk: Will the project meet the budget and the schedule?

Ownership risk: Will all the hazards of owning and operating a development, such
as tenant leasing, be overcome?

. Interest-rate risk: Will the interest rate increase?

- Performance risk: Will the project achieve the public purpose for which govern-

ment justified its participation?
Rewards

The most obvious rewards for the public are the net economic and fiscal benefits—
jobs, infrastructure, taxes, fees, increases in the community's wealth and tax base—

59 raAdiirad kL
9]

A~ o T 1
T pPluuuLcu vy ju

+hnd ane e Fimm dA ALearan mn Abcboanlas Ang Fom
Liac vail e 19 LU UVTILUINIC UUOLALLT), LTDOD Lally

message that the community is on the move, that it is progressive in advancing the
welfare of its residents. Public officials also enjoy gratification and recognition for
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their work. Meanwhile, the public benefits from enhanced community amenities, a
greater sense of identity, and increased economic development.

The benefits to the private developer are perhaps the most obvious and readily
measured, because a deal must be profitable after paying all costs associated with
the investment of time and resources. In addition to the nonfinancial returns to
ego and self-esteem that are produced by a successful project, developers have
reputations to build and protect if they are to participate in other deals and con-
tinue to prosper.

Although the risks and rewards of a particular public/private partnership may be
more easily measured in the private sector, the public concerns are no less impor-
tant. A disciplined accounting of expected rewards and risks, or benefits and costs,
goes a long way toward demonstrating to key stakeholders and the general public
alike that a deal is worth doing. The public must know that all relevant factors of
the deal are being considered—that risks are being carefully defined and evaluated
and steps are being taken to offset or mitigate them. Clearly, the objective of this
accounting should be to show that the ultimate outcome of the partnership will be
positive for both the public and the private partners as a result of their respective

investments and risk taking. If an accounting of risks and rewards fails to show such

a positive outcome, good reason exists to reconsider the undertaking.

Also available from ULI:
Ten Principles for
Successful Public/
Private Partnerships

By partnering and
sharing the risks
and rewards,
public officials
and developers
are completing
urban renewal
projects such as
mixed-use space,
affordable hous-
ing, and conven-
tion centers that might have been
impossible using more traditional
methods. This publication presents
principles to help all parties navigate
the development process and get the
job done, whether for a single project
or a long-term plan. Examples and
case studies highlight best practices.
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The ambitious scale of planned town centers
often requires phasing development projects
in line with market demand. Phasing may
require different financing strategies because
early phases are riskier and later phases will
be enhanced by the ongoing success and syn-
ergies of completed projects.

|

PHASE ONE
425,000sf Retail
i 30,000sf Office

250 Units of Housing
N— T

!
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Financing and ownership issues in town centers involve numerous levels of com-
plexity beyond those that occur in most single-use projects. This complexity
typically includes one or more of the following aspects:

- Large overall project size with large capital requirements;

* A number of uses that may be financed separately and have distinct financing
requirements and market cycles;

Phasing strategies that may require separate financing for each phase;

i Several owners or equity sources of capital, including unusual ownership struc-
tures or multiple ownership structures;

+ Management issues that affect ownership, including covenants, maintenance and
management agreements, condominium uses, and the like;

% Lenders who evince a lack of understanding or interest;
" Longer predevelopment periods, requiring high levels of upfront, at-risk equity;

Longer construction and overall development time frame, exposing the project to
greater market and financial risk;

Higher overall risk, requiring higher returns to compensate;
PHASING PLAN

RETAIL

[:I RESIDENTIAL

IMIXED-USE RESIDENTIAL OVER RETAIL

OFFICE

PHASE TWO
20,000sf Retail

105 Room Hotel

300 Units of Housing

MIXED-USE OFFICE OVER RETAIL
RESTAURANT

-| MIXED-USE HOTEL OVER RETAIL

CINEMA

PARKING




Higher development costs per square foot, including higher legal costs, design

fees, and construction costs, and larger contingencies; and
¢ Public financing opportunities and challenges.

Use a Well-Organized, Well-Capitalized Approach with
Resilience and Vision

To address these issues, developers of town centers must be experienced, well
organized, and very well capitalized. Town center developments are typically taken
on by private developers that have a strong vision and the staying power to see
developments through to completion. Developers must have a long-term outlook
and be ready to embark on a long process, staying with the project well into the
operating period. They will need to develop a financial plan and structure that
includes substantial upfront, at-risk equity to get the project through a long
approval and predevelopment process—a process that may well end in a no-go
decision, resulting in the loss of a lot of money.

Developers and their financial partners need to stay with the developmeht well
into the operating period because it may take some time to achieve the initial
vision and to attain stabilized operations and income, especially when phasing is
involved. Profits on town centers are often made in the latter years of the holding
period, when the project is fully built out and performance is fully optimized. Suc-
cess also requires implementing and fine-tuning an effective management plan.
The management plan is essential to establishing solid operating performance over
a period of years and to achieving the final vision. A long-term view and patient
capital are essential ingredients.

Financial analysis must recognize the many ways in which mixed uses will affect
construction costs, projected revenues, and operations. Although mixed uses will
likely lead to higher revenues and greater profits, they also entail higher costs and
greater risks. All these factors must be reflected in the financial planning process.

Attract Financing and Work with Muitiple Sources

Financing for town centers frequently involves equity from numerous equity capital
sources, which may participate in the whole deal or just portions of it. Financing
may involve multiple owners and equity sources for each element of the project.
Legally defining where each ownership interest begins and ends is a unique and
critical step in town center projects. Maintenance and management responsibilities
for common area elements must be carefully spelled out in ownership and manage-
ment agreements. Considerable time and effort must be spent on ownership and
legal issues up front.

15
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The development of Market Common, Claren-
don in Arlington, Virginia, invoived a complex
arrangement and integration of different
types of housing and retail uses around an
energized public square.
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Significant time and effort will also be required to arrange and obtain debt financ-
ing. Multiple-use projects require lenders who recognize and understand the various
uses in the project, how they are operated, and how they fit and work together. The
lender must be willing to finance something different, something that does not fall
into standard single-use categories. This is a difficult stretch for many lenders; thus
the developer needs to spend time finding the right lender. Even then, a certain
amount of time must be spent on educating the lender about the unique aspects of
mixed-use development; public sector partners can often be helpful in this process.




Another approach is to arrange separate financing for each use, but this entails
arranging numerous deals, which is in itself challenging. Finding a lender who

understands the vision is important, and using multiple lenders may be necessary.
Using multiple lenders can work for projects in which components are separately
owned. For example, there could be different lenders for residential, retail, office,
hotel, and other uses. Whatever lender approach is used, the plan must not be com-
promised to satisfy the lender.

Capitalize on Public Financing Opportunities

Town center deals often involve public financing, which can provide much-needed
funding but comes with strings attached that may slow the process and increase its
complexity. Municipal bonds and tax increment financing are often used to finance
infrastructure improvements, parking garages, city halls or other public facilities,
and other elements of a town center. Tax credits and many other public financing
sources may be available. Putting together a solid public/private partnership can
greatly enhance the viability and success of a town center project. It is important
to look for ways to involve the public.

17



Phillips Place in Gharlotte, North Carolina, has
both mixed-use and multiuse components in
a town center environment.

18

Amixture of uses is one of the most important qualities defining a town center.
Historically, centers of towns or villages have contained a variety of uses that
serve the broader community. The “work, live, shop” concept was integral to these
centers: uses such as markets, civic buildings, offices, hotels, and urban parks cre-
ated a vibrant environment that was active during the day and the evening.

Developing a mixture of uses in a new town center or trying to introduce new uses
to an existing center is not without challenges. Each use, while bringing potential

LINCOLN HARRIS
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benefits and synergies to the center, has different constraints and issues affecting
its development. For instance, retail, residential, and office uses have different
rates of absorption. Retail uses require a critical mass and prefer to open all at
once. Residential and office uses, by contrast, have smaller and more defined rates
of absorption and require longer time frames to develop. These inherent differences
can hinder vertical integration, result in delay, and add cost to the development.

A potential solution is to consider multiple uses instead of mixed uses.

Multiuse developments contain multiple uses; however, they are not completely inte-
grated like mixed-use developments. In a multiuse scheme, for example, retail and
residential uses are located within walking distance of one another but not within
the same building. This development paradigm eliminates the complications that are
often associated with the phasing and construction of traditional mixed-use projects.
Multiuse development allows the entire critical mass of retail to be brought online at
one tivme, without having to be concerned with residential or office phasing.

Parking can either add value to or adversely affect a town center. Retail, residential,
and office uses have similar demands for parking, whether they are in a single-use
development or a mixed-use town center. While a small amount of parking can be
offset in a shared environment, the savings is not substantial and large numbers of
cars still must be accommodated in order for the commercial uses to be successful.

Integrating parking in a town center requires consideration of the following
key issues:

Typically, commercial and retail parking is more intensive than residential parking.

Retail and office patrons prefer (arge fields of parking that are public and open,
with great visibility.

k t
ENTRARCE [ifasanry o
I

Key Supporting
Land Uses

Residential and office uses are two of
the most critical uses for a town cen-
ter because they

. Create synergy with retail use,
including restaurants (a special
subcategory of retail use);

Add to sidewalk and street
traffic—retail loves crowds;

Contribute to a more complete
experience of a neighborhood envi-
ronment, in the eye of the user;
and

Complement and feed other uses
and users: for example, civic build-
ings and hospitality facilities.

Retail and office patrons prefer open, public

parking with great visibility. Residents prefer
secure, private parking located close to their
units.
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Santana Row, a
mixed-use town cen-
ter in San Jose, Cali-
fornia, integrates
housing above the
stores.

Mixed uses are integrated vertically and
horizontally. Multiuses are located within
walking distance of each other and can be
integrated horizontally, but the uses do
not share buildings.
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Residential patrons prefer secure, private park-
ing arrangements located close to their units.

# Much as in single-use developments, parking
needs to be well distributed and balanced
to meet parking needs throughout the town
center.

Factoring in the reality and scale of parking
demand can make designing for an urban
experience difficult.

First and foremost, town centers are place-based developments. A sense of place
functions as an anchor and helps distinguish a town center from a typical single-use
development. The integration of multiple uses with a multilayered system of streets,
sidewalks, paths, alleys, and parks helps create a memorable environment for both
the pedestrian and the patron arriving by car. Close attention must be paid to all
these elements in order for a center to be successful.

Integrating uses helps moderate the balance between vehicular traffic and pedestrian
flow by creating different traffic peaks throughout the day and week. For example,
residential uses help keep the retail uses and the sidewalks busy in the evenings,
while office uses help generate activity in the center during the day. Having multiple
uses or mixed uses is not as important as having a diverse range of uses.

Town centers must be more than a brand name. They must connect with people at
an emotional level and be perceived by the community as belonging to it. The inte-
gration of multiple uses creates the diverse urban character that people identify
with and enjoy. A mixed-use town center supports an environment that allows for a
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Long-term vision is the framework, and flexibility is a tool
for implementing it—together, they provide the basis for
planning at the outset, decisions during development, and
adjustments at maturity.

Historically, town centers have grown and changed organically.
Creating a new town center requires analogous flexibility over
the course of development as markets shift, consumer prefer-
ences change, and relationships among uses mature. Given the
uncertainty of the future, a basic flexibility can be incorpo-
rated by designating mixed-use zoning that allows for density
and use to shift within a project. Further flexibility can be

B ensured through phased development. Each completed phase

" is assessed for its success as a town center component, as well

National Harbor, in Prince George's County, Maryland, is planned as . . . .
) ) g v, arylanc, Is pann! as its economic success. Even the efficacy of the street grid
a dramatically scaled mixed-use town center that will be a major

destination for residents of the Washington, D.C., area as weil as for should be reviewed. SUbsequent phases should be planmd to

tourists and conventioneers. Future phases, developed in line with respond to changes, refine and build on successes, and correct
growing demand, will track the long-term vision for the site. any weaknesses.

‘THE PETERSON COMPANIES

At Fairfax Corner, in Fairfax, Virginia, parking is used as a
land bank for future higher-density development.
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Phasing, while providing flexibility, should not be interpreted as a series of incom-
plete increments. The first phase should be a viable project in itself, able to thrive
commercially and establish the area as a growing town center. Each subsequent

phase should merge with the existing environment to sustain viability and growth.

Considerations of building design, block size, and infrastructure location also sup-
port future flexibility. Large floor plates and attention to fenestration may allow for
adaptive use of buildings, providing the basic requirements for retail, office, and res-
idential uses. Large block sizes not only allow for these adaptable floor plates but
also allow for complete redevelopment into an entirely new use, should that become
appropriate in the future. Placing infrastructure around the outer edges of a surface
parking lot so that later construction of a garage does not require reconfiguration
also enables flexibility.

These components of flexibility are essential but must be approached in the context
of a long-term vision. Adjustments in size, density, mix, and location of uses must
maintain the integrity of the town center concept and support the development of
the community’s core. Basic concepts such as the public realm, human scale, street
grids, and overall quality cannot be compromised. The notion that a town center is
built for the future, to endure beyond any of its current tenants and uses, is the
vision that guides the development process.

Where parcels are developed over time by different developers or eventually sold,
this long-term vision is of paramount importance. It requires a master planner—a
keeper of the flame—to maintain the T %%%%

integrity and quality of the plan over e
time. Where ownership is more diverse,
the master planner may be the jurisdic-
tion in which the town center is located,
supported by a vocal community and
property owners invested in the town
center. The role of the community is par-
ticularly noteworthy because a successful
town center is the true heart of the com-
munity. Its success depends on the com-
munity's continued relationship with the
town center. Looking forward with both
a long-term vision and flexibility is key
to developing and sustaining a vibrant

town center.

STREETSENSE

STREETSENSE

Crocker Park in Westlake, Ohio, will be a 12-
block town center upon completion. its vision
is to include large residential neighborhoods
and office development linked to the retail
uses that are already operating.

Crocker Park in Westlake, Ohic. While long-
term development plans should be flexible,
planning and design must adhere to the long-
term vision of superior quality.
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The development of an appealing,
vibrant town center requires a well-

designed mix of uses at a density high
enough to achieve a critical mass of
people on the street. A truly successful
town center will be the most densely de-
veloped and lively part of the community.

Designing a dense town center requires
the introduction of pedestrian-friendly
spaces. In contrast to the automobile’s
domination of conventional low-density
development, higher density makes the
human scale possible. Imagine a densely
developed, mixed-use center where peo-
ple can easily walk along broad sidewalks
lining attractive storefronts and safely
cross narrow streets as they move within
the development. Now picture a conven-

tional strip center set behind a large
Mockingbird Station in Dallas, Texas, Den- parking field and next to a wide highway. The former invites people to get out of their

sity and transit are mutually supportive in cars and stay, perhaps walking from shopping to dining and on to other activities.

town center environments. The latter dissipates the energy of the center by encouraging car-based “laser” shop-

ping—park the car, buy the item, get back in the car, and leave.

Easton Town Center in Columbus, Ohio. . . . .
) ) o All the same, adequate convenient parking is essential to the success of retail devel-

High density means more amenities, more

liveliness, more synergies between devel-

opment components and more choices for tant part of our transportation system and people rely on their cars to get to stores,

opments and necessary for office and residential uses as well. Cars are the most impor-

the public. to get to work, and to get home. Accordingly, an efficient, well-designed parking sys-
tem must be planned at the beginning. It is especially impor-
tant that parking be shared among uses. Thus, parking that is
used by office workers during the day can be used by residents
or theatergoers at night. Well-managed, convenient, and visible
parking facilities contribute greatly to a town center's appeal
and incentive for use. It is important to remember, however,
that one of the primary benefits of a dense town center is to

e town center, it will not
achieve the overall livability and pedestrian friendliness that
make the town center concept work.
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The size of a town center and the amount of parking needed are based on the size

of the target market. Is the town center appealing to a regional market, a commu-
nity market, or perhaps just a neighborhood market? The bigger the market is, the
higher the density threshold for the project. In any case, the goal is to build to the
threshold of density that is necessary to attain a critical mass for that town center.
For town centers that are already built, achieving this goal means reworking the
master plan to allow for more dense development.

Density increases opportunities for public transit and also for cross-shopping, keep-
ing the whole center thriving by creating synergy among its various uses. In a de-
velopment with shorter distances between the stores, restaurants, residential spaces,
and offices, residents or office workers can easily become consumers. This kind of
dense, mixed-use setting is very well suited to incorporating public transit access
points, thus further increasing the appeal of the center and promoting walking.

Perhaps the most important fact is that denser development facilitates the creation
of a sense of place. A place that is filled with people who have many places to go
and things to do is full of energy. What is a town center without the liveliness that
people bring to it? There is a direct correlation between that liveliness and high
density. This makes high density a key element in achieving a town center develop-
ment that feels authentic.

The development of the Market Common,
Clarendon in Arlington, Virginia, included

enveloping this mixed-use development

with townhouses that increased density and

shielded the surrounding neighborhood
from back views of the shopping center.

How Higher Density
Creates Great Places
to Live

Higher density helps create
walkable neighborhoods.

%+ Higher density supports housing
choice and affordability.

<= Higher density helps expand

transportation choices.

Higher density supports commu-
nity fiscal health.

Higher density helps improve
security.

Z: Higher density helps protect the
environment. '
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Connectivity requires an understanding of the
complex interrelationships among planned
uses, roads, pedestrian ways, transit, open
space, and the surrounding neighborhoods.
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VILLAGE CENTERS

One of the defining characteristics of town center developments is that they
are very public and have strong connections with the surrounding community.
The fact that patrons look on town centers as public centers, not as managed shop-

ping centers or private commercial developments, is an important distinction. Strong
connections to surrounding neighborhoods, commercial areas, and park systems help
reinforce the view that the town center is accessible to all users. A sense of owner-
ship and belonging separates and characterizes town centers from traditional and
lifestyle-based centers.

Connectivity to a town center occurs at a variety of levels. The most obvious con-
nection is through a well-designed series of roads at the arterial, collector, and local
scales. Town centers, like other regional or semiregional destinations, can generate a
high volume of vehicular traffic. Designing roads that are adequate to handle and
distribute the traffic that feeds these centers is very similar to designing roads in
conventional projects, until the
CIVIC USES roads diminish to a local capacity
and the interface with pedestrian
traffic intensifies. Town centers
require an effective balance
between pedestrian and vehicular
traffic. Sidewalks, walkways, and
bike trails are also key components
that feed into and connect a town
center to surrounding neighbor-
hoods and other communities.

Town center developments typically
have a retail and commercial com-
ponent that is place based. High
volumes of pedestrian traffic and a
great sidewalk experience are critical
to the success of these uses. The
sidewalk environment should not be
overlooked as an element that can
fascinate and amuse pedestrians.
Given enough width, sidewalks offer
opportunities to accommodate small
narks, fountains, cafés, and resting

areas. Along with clear sight lines

STREETSENSE

into the adjacent retail spaces,

PARKS
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these components can make a sidewalk extremely effective in supporting a sense of
place and expanding the experience of someone walking through the development.

Designing a great sidewalk requires consideration of five points:

= Sidewalks need to be activated by being next to occupied retail space, residential
stoops, and well-maintained lobbies for office and other compatible uses.

- Sidewalks need to be occupied, with people always there throughout the day and
evening.

- Sidewalks need to be well maintained and free of litter. Having an involved com-
munity presence is important in this respect.

+: Sidewalks need to impart a sense of permanence. They should be lined by mature
trees, high-quality landscaping, and high-quality materials.

<. Sidewalks need to be retail-friendly, safe, secure, and comfortable. These charac-
teristics are achieved by making streets easy to cross (with on-street parking) and
by providing inventive signage and few sidewalk distractions.

A multilayered approach to infrastructure and walkway systems needs to be consid-
ered. Although the car is still the primary mode of transportation to and from town
center developriients, pubtic tia i
areas and provide natural means of access. The success of these alternative modes
depends on how well they can be integrated into the primary road system.

Connectivity must include accessibility;
Victoria Gardens in Rancho Cucamonga,
California.
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Connectivity enhances transportation
choices—driving, walking, and transit—and
enhances the desirability and marketability of
the town center; Broadway Plaza in Walnut
Creek, California.
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Open space can also be an important component linking a town center to a broader
park system. This is particularly the case with suburban town centers, where land
areas and more generous open-space requirements create opportunities for connec-
tion to larger parks.

Apart from the physical aspects of connectivity, another very important type of con-
nection occurs at the emotional level. Successful town centers have strong bonds of
ownership with surrounding neighborhoods and communities. They are perceived as
real places that have qualities that are unique to them and their region. Mizner
Park, as an example, has an architecture that
reflects the Spanish Mediterranean characteris-
tics of the region, while Country Club Place has
a different, specific expression that relates to
the Kansas City suburban context of the 1930s.
It is the uniqueness and specifically the charac-
ter of these centers that makes them special
and connects them to the community.

Another area that is often overlooked with
respect to connectivity is the retail merchandjis-
ing strategy. Regional content can apply to
more than architecture or physical design. Some
of the most successful town centers have a
great number of local and national merchants.
Good local tenants have roots in the commu-
nity and are typically keyed into local trends
and preferences. This is particularly true of
restaurants and food-related tenants, which
have a strong sense of local tastes and put a
lot of effort into creating places that are
unique to their personalities.

Developing successful town centers is a very
complicated process with many issues to con-
sider. A system of roads and walkways that pro-
vide easy access to the center from the sur-
rounding community is one of the most
important elements to get right. Commercial
uses, such as retail spaces, offices, and hotels,
require high levels of traffic and visibility to
thrive, Similarly, the place-based nature of a
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town center creates strong emotional connections with the surrounding community.
A sense of uniqueness and specificity are characteristics that separate a town center
from other developments or centers. Reinforcing connections at the physical and
emotional levels strengthens the position of the center in the market and helps

ensure its continued long-term viability.

STREETSENSE
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5ustainabih'ty is not just a buzzword that stands for the use of green products
and protection of the environment. Sustainable design uses a holistic approach
that includes economic and social as well as environmental considerations. The goal
of sustainable development is to be environmentally responsible and physically
enduring while performing well over the long term. This kind of success requires
adaptability and good economic and commercial performance. It also means having
a strong and adaptable social fabric that makes people want to be in that place and
return to it often.

One way to view the sustainability of any development is to observe how enduring
and memorable it is; whether it is based on a long-term vision that is market based
and flexible; whether it is planned and financed for adaptability to its complex set-
ting; and whether it is well connected and well integrated
with the surrounding community. Each of these characteristics
is recognizable as reflecting some of the principles that are
the subject of this book (2 Respect Market Realities; 4 Plan for
Development and Financial Complexity; 6 Balance Flexibility
with a Long-Term Vision; 8 Connect to the Community). They
may each be examined in more detail in that context, but
integrating all the principles wisely will achieve the framework
for sustainability.

Good sustainable development of town centers often takes
place on infill sites, but when it does occur in a rural or
greenfield setting it is especially important that it be designed
well. Infill sites reduce infrastructure costs, offer transporta-
tion alternatives, and restore or enhance local economic and
social vitality. Regardless of the location, the project must be
well connected to the surrounding environment (streets, parks,
and trails) and to places where people can access public tran-
sit. Planning for sustainability means thinking beyond the car
to incorporate other transportation choices such as walking,
cycling, car sharing, trains, and buses. Public transportation
that can facilitate independence at all stages of life and all
income levels and provide easy access to quality-of-life ameni-
ties is important to every community.

The enduring nature of sustainable development means that
environmental considerations play an important role. The con-
ventional practice in development is to engineer solutions to
environmental problems—if it is too hot, more energy will



cool it off; if it is too wet, a bigger pipe will carry the water away; if the landscap-

ing is stressed, give it more water.

Before engineered solutions became the vogue, however, solutions to these issues
existed—solutions that we seem to have forgotten in the interim. Among them:

Factor the local climate into the design.
¥ Plan for water conservation and recycling.
# Optimize the efficiency of systems.
Factor Local Climate into the Design

Climate should be used as a design determinant. Climate is an important part of
what makes a place unigue. Vernacular building designs often reflect local climatic
conditions. They should take advantage of building orientation, prevailing winds,
and tree cover for cooling. The effect of the sun’s rays should be managed to
enhance or limit heating.

For success over the

long haul, investing

in the public realm
is as important as
investing in store
spaces; Broadway
Plaza in Walnut
Creek, California.
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The high level of amenities, landscaping,
and attention to every detail creates a
memorable destination that people will
enjoy visiting and revisiting at Kierland
Commons in Scottsdale, Arizona.

Plan for Water Conservation and Recycling

A variety of practices can be designed into a project to help conserve water, Water-
conserving plumbing fixtures and faucets are some of the more obvious ones. Such
practices as using graywater and rooftop rainwater-harvesting systems to recycle
water and using natural drainage systems and pervious paving to recharge aquifers
are becoming more common. Landscaping with native plants and drought-tolerant

plants adapted to local climate and moisture conditions reduces the need for inten-
sive irrigation.
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Optimize the Efficiency of Systems

Energy efficiency should be built into a project to minimize or eliminate the use of
nonrenewable energy sources. The incorporation of passive solar and natural cooling
principles enhances energy efficiency. High-efficiency heating, ventilating, and air
conditioning systems as well as lighting, appliance, and plumbing systems reduce
energy consumption, diminish waste, and avoid pollution from the use of fossil
fuels. The efficient use of lumber creates a tighter building envelope. The thoughtful
integration of design, materials, and systems makes a project more comfortable,
healthier, and potentially less expensive.

Other techniques can be used to prevent environmental impacts: designing to reduce
dependence on the automobile, using resource-efficient materials, reducing the
quantity of materials used, designing for durability and adaptability, protecting local
ecosystems, conserving water, ensuring the health of indoor environments, and
avoiding construction waste.

Sustainability requires having a flexible approach and thinking in the long term.
Sustainability is the glue that binds financing, planning, zoning, designing, market-
ing, and building and creates quality of life and a sense of community. Planning for
sustainability does not stop at buildout. A strong, long-term strategy addresses:

Continuing programming and amenities;
Ensuring continued environmental responsibility;
" Securing a mix of uses;
i Maintaining high-quality design, particularly in architecture;
.. Upholding maintenance plans (building, site, community, and infrastructure); and
» Financing for long-term management and care.

The “people experience” is the key. People want the true benefits of community and
the quality of life it produces. It is also important to be adaptable, allowing land
uses to change over time.

Another, perhaps simpler, way to view sustainable development is as high-quality
development. A high-quality town center is sustainable when it promotes economic
vitality, fosters environmental integrity, and encourages a lasting sense of commu-
nity. Sustainable development promotes health, conserves energy and natural
resources, is well connected to the community, and is economicaily successful.



Management and programming for town
centers are more complex and intensive
than for conventional shopping centers;
Easton Town Center, Columbus, Ohio.
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Atown center is more than a real estate development. It is designed to be the
heart and soul of a community and, as such, it functions as a public as well
as a private place. Residents and visitors to a town center are invited 24 hours a
day, which means that management must be more intensive and ongoing than at a
shopping center or other type of commercial development. Because a town center
will be the densest, most diverse, and most active place in a community, manage-
ment will likely be more complex and expensive, and it will definitely need to be
more sophisticated.

Managing a town center is, in some ways, like operating a small city, and many of
the functions that a local government performs in a real downtown must be per-
formed by the private managers of a town center. The scale of these functions will
be proportional to the intensity and mix of uses in the center and will need to be
attuned to the needs of the different users. Operation and maintenance standards

of the buildings and the public realm will need to be higher than in a city, as will
security costs, since a town center competes directly with other nearby private
developments, especially shopping centers. Potential conflicts must be understood in
advance and avoided. For example, trash pickups must be arranged so as not to dis-




turb residents or shoppers, and garbage rooms must be air conditioned so noxious
smells do not waft through the tree-lined streets or up to residents” windows. Man-
agement also includes such mundane but critical tasks as maintaining bathrooms
that are spotless, fountains that work flawlessly, sidewalks and streets that are in
top repair and litter free, flowers that are blooming, and a tree canopy that is
mature, trimmed, and healthy.

Management efforts, while intensive, should be unobtrusive, sensitive, and discreet.
Too many security guards; too much overt control, and too many rules will make the
center feel unnatural and uncomfortable. Management will need to be more politi-
cally astute than in a typical real estate development, since different segments of
the public undoubtedly will take ownership of the center as strong community bonds
are established and nurtured. This situation will require a constant interface with
the public since it becomes, in essence, a partner in the ongoing operation of the
town center.

Continuous programming of activities and events in the public spaces is a significant
aspect of town center management. Such programming will ensure that visitors’
experiences are memorable and pleasant. Management must remember that people
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As the public realm is
open 24 hours a day,
the level of quality
and attention o
detail must be first-
rate; Mizner Park,
Boca Raton, Florida.

who are at the town center are not just customers or consumers, but also residents

or other citizens who may not be there to buy anything at all but simply to experi-
ence community life. Planned events should include ongoing activities such as con-
certs and farmers markets, as well as such community-defining events as 4th of July
fireworks displays. Unplanned events such as political rallies or community protests
are also important because they deepen the center’s connections to the community,
but they need to be carefully coordinated with the day-to-day operations of the cen-
ter to avoid needless conflict.

Marketing also plays a role in ensuring a town center’s long-term competitiveness,
and significant opportunities exist for cross-marketing the center’s various uses.
Management should help coordinate these efforts to take advantage of the synergies
they offer. A preferred customer card for residents is one example. A parking man-
agement program that includes valet parking, shared parking among the users of the
town center, frequent monitoring of parking availability and conditions, and mainte-
nance of high standards at parking entrances and in garages also helps market the

center as a desirahle and enioyahle place to come to,

The managers of a town center are its long-term champions, the keepers of the
flame, and the ones who ensure continuity and uphold standards as the center
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matures. Economic, social, and political conditions change, and the managers’ role

includes ensuring that the town center remains competitive in the broadest sense.
This is true whether the town center evolves under single or multiple ownership.

Managers carry out this role in numerous ways, first, by leasing to the right mix of
tenants and ensuring that the mix evolves as customer preferences and retail trends
change. Second, they should ensure that all development adheres to the town cen-
ter's master plan and vision as it matures. Third, they should draw up and enforce

a set of covenants, conditions, and restrictions (CC&Rs) that clearly articulate the
development standards and rules within the town center. The ideal master plan and
accompanying CC&Rs should be drafted in ways that encourage flexibility, innova-
tion, and change within a framework of high standards and compatibility with the
founding vision of the town center.
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About NMHC—-the National
Multi Housing Council

NMHC is a national association ;:epresentillg the interests of the nation’s larger
and most prominent apartment firms. NMHC advocates on behalf of rental hous-
ing, conducts apartmentrelated research, encourages the exchange of strategic
business information, and promotes the desirability of apartinent living. One-third
of Americans rent their housing, and 15 percent of all U.S. households live in an

apartment home.

Doug Bibby, President

About Sierra Club

The Sierra Club’s members are 700,000 of your friends and neighbors. Inspired by
nature, we work together 1o protect our communities and the planet. The Club is

America’s oldest, largest, and most influental grassroots environmental organization.

Larry Fahn, President

About AlA-the American Institute of Architects

Since 1857, the AIA has represented the professional interests of America’s archi-
tects. As AIA members, more than 75,000 licensed architects, emerging profession-
als, and allied partners express their commitment to excellence in design and livabil-
ity in our nation'’s buildings and communities. Members adhere to a code of ethics
and professional conduct that assures the client, the public, and colleagues of an
AJA-member architect’s dedication to the highest standards in professional practice.

Douglas L. Steidl, President

About ULI-the Urban Land Institute

ULI~the Urban Land Institute is a honprofit educational and research institute
supported by its members. Its mission is to provide responsible leadership in the
use of land to enhance the total environment. ULI sponsors educational programs
and forums to encourage an open exchange of ideas and sharing of experiences;
initiates research that anticipates emerging tand use trends and issues and propos-
es creative solutions based on that research; provides advisory services; and pub-
lishes a wide variety of materials to disseminate information on land use and devel-
opment. Established in 1936, the Institute has more than 24,000 members and
associates from more than 80 countries representing the entire spectrum of the

land use and development disciplines.

Richard M. Rosan, President
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s this country continues to grow and change, communities are left to

figure out where all these new people will live, work, and shop. New

markets are emerging for real estate that offers a more convenient
lifestyle than is offered by many low-density sprawling communities. New compact
developments with a mix of uses and housing types throughout the country are
being embraced as a popular alternative to sprawl. At the core of the success of
these developments is density, which is the key to making these communities
walkable and vibrant.

Unfortunately, in too many communities higher-density mixed-use development

is difficult to construct because of zoning and building codes that favor low-density
development with segregated uses and because of opposition {rom the commu-
nity. This publication looks at several myths surrounding higher-density develop-
ment and attempts to dispel them with facts to help dismantle the many barriers

such developments face.

ULIL is proud to have partnered with NMHC~the National Multi Housing Council,
Sierra Club, and AIA-the American Institute of Architects on this publication.
This convergence of interests highlights the importance each organization has
placed on finding a new development pattern that better fits the needs of a

srowing and changing country.
] £ SIng }

ULI will continue to i)rovidc forums in which all stakeholders can explore and
debate issues about growth and development patterns and how properly designed
and incorporated density can be used to accommodate new growth. ULI will conduct
research, produce well-balanced information, and identify best practices on issues
relevant to growth and density. Through these efforts, ULl and its partners hope to
play a role in planning a better development pattern for the future.

Harry H. Frampton I1I

Chair




Myth and

merica’s changing population is creating demand for new types of homes,

offices, and retail outlets. Better solutions are needed to the challenges
created by changing demographics, dwindling natural areas, smog and

public health issues, shrinking municipal budgets, and traffic congestion. Commu-

nities that answer these challenges will develop into great places to live.

America will add roughly 43 million new residents—that’s 2.7 million new residents
per year—between now and 2020." America is not only growing but also under-
going dramatic demographic changes. The traditional two-parent household with
children is now less than a quarter of the population and getting proportionally
sialler. Single-parent houscholds, single-person houscholds, empty nesters, and
couples without children make up the new majority of American households, and
they have quite different real estate needs.’ These groups are more likely to choose
higher-density housing in mixed-density communities that offer vibrant neighbor-

hoods over single-family houses far from the community core.

The fact is that continuing the sprawling, low-density haphazard development pat-
tern of the past 40 years is unsustainable, financially and otherwise. It will exacer-
bate many of the problems sprawl has already created—dwindling natural areas
and working farms, increasingly longer commutes, debilitating traffic congestion,
and harmful smog and water pollution. Local officials now realize that paying for
basic infrastructure—roadways and schools, libraries, fire, police, and sewer services

—spread over large and sprawling distances is inefficient and expensive.

Most public leaders want (o create vibrant, economically strong cornmunities where
citizens can enjoy a high quality of life in a fiscally and environmentally responsible
manner, but many are not sure how to achieve it. Planning for growth is a compre-
hensive and complicated process that requires leaders to employ a variety of tools
to balance diverse community interests. Arguably, no tool is more important than
increasing the density of existing and new communities, which includes support for
infill development, the rehabilitation and reuse of existing structures, and denser
new development. Indeed, well-designed and well-integrated higher-density devel-
opment makes successful planning for growth possible.

Density refers not only to high-rise buildings. The definition of density depends
on the context in which it is used. In this publication, higher density simply means
new residential and commercial development at a density that is higher than
what is typically found in the existing community. Thus, in a sprawling area with
single-family detached houses on one-acre lots, single-family houses on one-fourth
or one-cighth acre are considered higher density. In more densely populated
areas with singlefainily houses on small lots, townhouses and apartments are con-
sidered higher-density development. For many suburban communites, the popu-
lar mixed-use town centers being developed around the country are considered

higher-density development.

Fact



Most land use professionals and community leaders now agree that creating com-
munities with a mix of densities, housing types, and uses could be the antidote to
sprawl when implemented regionally. And across the country, the general public is
becoming more informed and engaged in making the tough land use choices that
need to be made while understanding the consequences of continiing to grow as
we have in the past. Many have also come to appreciate the “place-making” bene-
fits of density and the relationship between higher-density development and land
preservation. Media coverage of the topic of growth and development has also
evolved. Past media coverage of growth and development issues was often limited
to the heated conflicts between developers and community residents. Many in the
media are now presenting more thoughtful and balanced coverage, and several
editorial boards support higher-density developinents in their communities as an

antidote to regional sprawl.

Yet despite the growing awareness of the complexity of the issue and growing sup-
port for higher-density development as an answer to sprawl, many still have ques-
tions and tears related to higher-density development. How will it change the neigh-
borhood? Will it make traffic worse? What will happen to property values? And what
about cnime? Ample evidence—documented throughout this publication—suggests
that well-designed higher-density development, properly integrated into an existing
community, can become a significant commmnunity assct that adds to the quality of life
and property values for existing residents while addressing the needs of a growing
and changing population.

Many people’s perception of higher-density development does not mesh with the
reality. Studies show that when surveyed about higher-density development, those
interviewed hold a negative view. But when shown images of higher-density versus
lower-density development, people often change their perceptions and prefer
higher density.3 In a recent study by the National Association of Realtors® and
Smart Growth America, six in ten prospective homebuyers, when asked to choose
between two communities, chose the neighborhood that offered a shorter com-
mute, sidewalks, and amenities like shops, restaurants, libraries, schools, and pub-
lic transportation within walking distance. They preferred this option over the one
with longer commutes and larger lots but limited options for walking.* The 2001
American Housing Survey further reveals that respondents cited proximity to work
more often than unit type as the leading factor in housing choice.” Such contra-
dictions point to widespread misconceptions about the nature of higher-density
development and sprawl. Several of these misconceptions are so prevalent as to be
considered myths,

To some degree, these myths are the result of memories people have of the very-
high-density urban public housing projects of the 1960s and 1970s that have been
subsequently deemed a failure. Somehow, the concept of density became associated

with the negative imagery and social problems of depressed urban areas. The reality




is that complex interrelated factors such as the high concentration of poverty and
poor educational and employment opportunities combined to doom the public
housing projects. Even very-high-density housing can be practical, sale, and desic-
able. For example, the mixed-income apartments and condominiums or luxury high
rises in New York and Chicago—some of the safest and most expensive housing in

the country—prove that density does not equal an unsafe environment.

The purpose of this publication is to dispel the many myths surrounding higher-
density development and to create a new understanding of density that goes
beyond simplistic negative connotations that overestimate its impact and under-
estimate its value. Elected officials, concerned citizens, and community leaders can
use this publication to support well-designed and well-planned density that creates
great places and great communities that people love. With the anticipated popula-
tion1 growth and continuing demographic and lifestyle changes, consensus is build-
mg that creating communities with a mix of densities, housing types, and uses will

be both necessary and desirable.

Higher-Density Development: Myth and Fact is the sixth in a series of Urban Land
Institute myth and fact booklets. The series is intended to clarify misconceptions
surrounding growth and development. Other topics covered have included trans-
portation, smart growth, urban infill housing, environment and development, and

mixed-income housing.

Higher-Density Development: Myth and fuct examines widespread misconceptions
related to higher-density development and secks to dispel them with relevant facts
and information. Although the benefits of higher-density development are often
understated, so are the detrimental effects of low-density development. The advan-
1ages and drawbacks of higherdensity development are compared throughout this
publication with the alternative of low-density development. In the process, mis-

conceptions regarding low-density development are also addressed.




Higher-density development overburdens public schools and other
public services and requires more infrastructure support systems.

k-

The nature of who lives in higher-density housing—fewer families with
children—puts less demand on schools and other public services than
low-density housing. Moreover, the compact nature of higher-density
development requires less extensive infrastructure to support it.

. ublic officials across the country suggle to afford the infrastructure need-
ed to support sprawling development. A recent study analyzing the costs
of sprawl estimated that more than $100 billion in infrastructure costs
could be saved over 25 years by pursuing better planned and more com-
pact forms of development.® The issue has transcended political parties and ideolo-
gies and has become an issue of basic fiscal responsibility. California’s Republican
Governor Arnold Schwarzenegger has criticized “fiscally unsustainable sprawl,””
while Michigan’s Democratic Governor Jennifer Granholm has noted that sprawl

“is hampering the ability of this state and its local governments to finance public
facilities and service improvements.™
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Progressive and conservative groups have identified sprawl as a real problem.
Charter of the New Urbanism states that “placeless sprawl” is an “interrelated com-
munity building challenge.™ Conservative groups have concluded that “sprawl is
in fact a conservative issue” with “conservative solutions” and that “sprawl was in

large part created through government intervention in the economy.”"

Indeed, numerous government policies over the last half century have led to and
supported sprawl. Iistorically, federal spending tor transportation has subsidized
large-scale highway construction over other modes of transportation. Financing
policies from the Federal Housing Administration have promoted suburban sub-
divisions across the nation. Large lot exclusionary zoning has forced the artificial
separation of land uses, leading to large distances between employment centers,
housing, and retail. But many government agencics now realize they cannot afford

to continue providing the infrastructure and public services that sprawl demands.

Not only do local governments absorb much of the cost of more and more road-
ways, profoundly longer water and electrical lines, and much larger sewer systems to
support sprawling development, they must also fund public services to the new resi-
dents who live farther and farther from the core community. These new residents
need police and fire protection, schools, libraries, trash removal, and other services.
Stretching all these basic services over ever-growing geographic areas places a great
burden on local governments. For example, the Minneapolis/St. Paul region built
78 new schools in the suburbs between 1970 and 1990 while simultaneously closing
162 schools in good condition located within city limits.” Albuquerque, New Mexico,
faces a school budget crisis as a result of the need to build expensive new schools in

outlying areas while enrollment in existing close-in schools declines.
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Unfortunately for local governments, a growing body of evidence shows that
sprawling development often does not pay enough property tax to cover the serv-
ices it requires. A study conducted for a suburban community outside Milwaukee
found that public services for an average-price single-family house in that commu-

nity cost more than twice as much as the property taxes paid by the homeowner."

One reason for the disparity between property tax revenue and the cost of public
services is expenditures for public schools. Low-density suburbs and exurban areas
generally attract families with more school-age children. In fact, single-family
developments average 64 children for every 100 units, compared with only 21 chil-
dren for every 100 units of garden apartments and 19 children for every 100 units
of mid- to high-rise apartments.” The reason is that multifamily housing attracts

predominantly childless couples, singles, and empty nesters.

And although apartment renters do not pay property tax directly, apartment owners
do. Apartments are also usually taxed at a higher commercial real estate tax rate,"
so a typical mixed-use development with retail, office, and apartiments may subsidize
the schools and other public services required by residents of low-density housing in
the same community. This phenomenon is further exacerbated because many mult-
family developments and retail and office establishments pay for their own trash dis-
posal, shuttle buses, and security.

Reducing the distance between homes, shops, and offices also reduces the cost of
public infrastructure. According to one of many studies, “The public capital and
operating costs for close-in, compact development [are] much lower than they

»l5

[are] for fringe, scattered, linear, and satellite development.”"* And many of these

studies do not take into account the advantages created by making public transit

Nonfamily
Households
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more feasible as well as making delivery of basic services like
mail delivery, trash collection, and police and fire protec-

tion more efficient.

Another emerging body of research suggests that higher-
density development is an important component of eco-
nomic development initiatives and helps attract new
employers. “Information economy” is a terin used to

define the growing industries based on the economics of
the Internet, information goods, and intellectual property.
Workers in this field are known as “knowledge workers,”
and many believe they are the future of the American econ-
omvy. These workers are comfortable with the latest technol-
ogy and, because their skills are transferable, choose their
jobs based on the attributes of the town
or city where they are located. They
seek out vibrant, diverse urban centers
that offer access to technology, other
knowledge workers, and lifestyle.’®

The economic development game has
changed. Employers now follow the
workers rather than the other way
around. Therefore, communities that [N
focus on providing a high quality of life
with the energy and vitality created by
urban centers will be mmuch more likely

to attract these highly prized, talented,

JONATHAN RGSE & COMPANIES

and productive workers than communi-
ties of faceless sprawl. Companies that understand the
appeal of these communities are making relocation deci-
sions with these workers in mind. Studies have shown that
increasing employment density increases labor productivity,

generally by reducing commuting times."”

Thus, introducing higher-density projects into a community
will actually increase that community’s revenue without
significantly increasing the infrastructure and public service
burdens. Blending apartments into low-density communities
can help pay for schools without drastic increases in the num-
ber of students. Diversifying housing options and adding
amenities like shops and offices close by will improve the
quality of life and attract businesses and people that will
strengthen the community’s economic stability. Increasing

density provides a real economic boost to the community

and whire and nnwﬂ"g ervices

and h.“]h& pay for the infrast

that everybody needs.
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Higher-density'developments IoWér property values in

surrounding areas.

PROFILE

No discernible difference exists in the appreciation rate of properties:
located near higher-density development and those that are not. Some
research even shows that higher-density development can increase

property values.

g2 he precise value of real estate 1s determined by many {actors, and isolating

the impact of one factor can be difficult. Although location and school
district are the two most obvious determining factors of value, location
within a community and size and condition of the house also affect value.
Several studies have examined whether multifamily housing has any impact on the
value of nearby single-family detached houses. These studies have shown either no

impact or even a slightly positive impact on appreciation rates.
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For instance, one study by the National Association
of Home Builders looked at data from the American
Housing Survey, which is conducted every two years PROT FILE
by the U.S. Census Bureau and the Department of
Housing and Urban Development. It found that
between 1997 and 1999, the value of single-family

’Eché:‘loﬁ‘ at La»kesid:é: .

houses within 300 feet of an apartment or condo-

minium building went up 2.9 percent a year, shightly
higher than the 2.7 percent rate for single-family

homes without multfamily properties nearby.™

Another study, commissioned by the Family Housing
Fund in Minnesota, studied affordable apartments
in 12 Twin Cities neighborhoods and found “little
or no evidence to support the claim that tax-credit
family rental developments in [the] study eroded
swrrounding home values.” And a long-term study
by Harvard University’s Joint
Center for Housing Studies
published in 2003 also confirms
that apartiments pose no threat
to nearby single-family house
values, based on U.S. Census
data from 1970 to 2000.%

Not only is there compelling

evidence that increased density

0TOGRAPH OSTEVE HINDS

does not hurt property values

of nearby neighbors: researchers
at Virginia Tech University have
concluded that over the long
run, well-placed marketrate
apartments with attractive
design and landscaping actually
increases the overall value of
detached houses nearby.” They
cite three possible reasons. First, the new apartments
could themselves be an indicator that an area’s econ-
omy is vibrant and growing. Second, multifamily
housing may increase the pool of potential future
homebuyers, creating more possible buyers for exist-
ing owners when they decide to sell their houses.
Third, new multifamily housing, particularly as part
of mixed-use development, often makes an area
more attractive than nearby communities that have

fewer housing and retail choices.”
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Concerned citizens should use the entitlement process to demand high-quality
development in their communities while understanding that density and adjacent
property values are not inversely related. Higher-density real estate developers
and investors in higher-density real estate need to appreciate the fact that most
Americans’ wealth is held in their home equity. Therefore, changes in property
salues can have very real consequences to existing property owners. Likewise,
homeowners would benefit from knowing that developers make a substantial
financial commitment when investing in new higher-density projects. This invest-
ment is an incentive to make the project successful, which can give the commu-
nity leverage in working with the developer. Such interrelated and overlapping
economic interests among these stakeholders make it all the more likely that a
mutually beneficial agreement can be reached. Such an agreement can result in
a project that enhances the existing community, ensures the appreciation of resi-
dents’, developers’, and the local government’s financial interests, and addresses

the neceds of current and future residents of the community and regiorn.




Higher-d}en'sity development creates more regional traffic congestion
and parking problems than low-density development.

Higher-density development generates less traffic than low-density development
per unit; it makes walking and public transit more feasible and creates opportunities
for shared parking.

- ost people assume that higher-density development generates more traffic than low-

- density development and that regional traflic will get worse with more compact devel-
opment. In fact, the opposite is true. Although residents of low-density single-family

1 communities tend to have two or more cars per household, residents of high-density
apartments and condominiuins tend to have only one car per household.” And according to one
study using data from the National Personal Transporiation Survey, doubling density decreases the
vehicle miles traveled by 38 percent.”

ant
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The reason is that higher-density developments make for more walkable neighbor-
hoods and bring together the concentration of population required to support pub-
lic transportation. The result is that residents in higher-density housing make {fewer
and shorter auto trips than those living in low-density housing.* Condominium and
townhouse residents average 5.6 trips per day and apartment dwellers 6.3 car trips
per day, compared with the ten trips a day averaged by residents of low-density com-

munities. (A trip is defined as any time a car leaves or returns to a home.)

Increasing density can significantly reduce dependency on cars, but those benefits
are even greater when jobs and retail are incorporated with the housing. Such
mixed-use neighborhoods make it easier for people to park their car in one place
and accomplish several tasks, which not only reduces the number of car trips
required but also reduces overall parking needs for the community. But if retail
uses are to survive, they must be near households with disposable income. Having
those households within walking distance of the shops builds in a market for the
stores. One study indicates that in some markets, 25 to 35 percent of retail sales

must come from housing close to shops for the shops to be successtul
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With a typical family now making more car trips for family, personal, social, and
recreational reasons than for commuting to work,” reducing the number of
noncommuting trips takes on greater importance in the battle to reduce traffic
congestion and parking problems. A case study in Washington, D.C., found that
workers in dense downtown Washington made 80 percent of their mid-day trips
by foot while suburban workers made 67 percent of their mid-day trips by car.*
Although a suburban office park would never reach the density levels of a down-
town area, planners can still reduce the auto dependency of suburban office work-

ers by using some of the same design techniques. Concentrating density around

RAGE DALY CAR T

suburban offices, allowing and encouraging retail and restaurants in and near
the offices, and planning for pedestrian and hike access can all reduce the

number of lunchtime car trips required by office workers.

Higher-density mixed-used developments also create efficiencies through shared
parking. For example, office and residential uses require parking at almost exact
opposite times. As residents leave for work, office workers return, and vice versa. In

addition, structured parking becomes feasible only with higher-density developments.

Higher-density development also makes public transit more feasible. When a com-
munity that includes residences, shops, and offices reaches a certain threshold of
density, public transit-shuttles, bus service, trams, or light rail becomes an option
for residents. It is estimated that a minimum density of seven dwelling units per
acre is needed to make local bus service feasible with an intermediate level of
service ® Light rail needs a minimum density of nine dwelling units per acre to

be feasible.” When a community can take advantage of these options and increase
the transportation choices for residents, relief is greater as total car dependency is

further broken. Such choices are impossible tor low-density developments.




Higher:dénsity develdphent leads to hig(hér crihe rates.

B s .
The crime rates at higher-density developments are not significantly different from

those at lower-density developments.

eople sometimes associate density with crime, even though numerous
studies show thal no relationship exists between the two. A study in Irving,

Texas, using geographic information systems and crime statistics, found no

link between crime and density. In fact, it found that single-family neigh-
borhoods are “not all associated with lower crime rates.”* Another study conducted
by the University of Alaska found no relationship between housing density and

crime in Anchorage.”
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Arizona researchers found that when police data are analyzed per unit, apartments
actually create less demand {or police services than a comparable number of single-
family houses. In Tempe, Arizona, a random sample of 1,000 calls for service showed
that 35 percent originated from single-family houses and just 21 percent came from
apartments. Similarly, a random sample of 600 calls for service in Phoenix, Arizona,
found that an apartment unit’s demand for police services was less than half of the

demand created by a singlefamily house.”

One reason for the misperception that crime and density are related could be that
crime reports tend to characterize multifamily properties as a single “house” and
may record every visit to an apartment community as happening at a single house.
But a multifamily property with 250 units is more accurately defined as 250 houses.
To truly compare crime rates between multifamily properties and single-family
houses, the officer would have to count each household in the multifarmily commu-
nity as the equivalent of a separate singlefamily household. When they do so, many
find what the previous studies prove: that crime rates between different housing

types are comparable.

Higherdensity developments can actually help reduce crime by increasing pedestrian
activity and fostering a 24-hour community that puts iore “eyes on the street™ at

all times. Many residents say they chose higher-density housing specifically because
they felt more secure there; they feel safer because there are more people coming
and going, making it more difficult for criminals to act without being discovered.
This factor could explain why a ULI study of different housing types in Greenwich,
Connecticut, shows that higher-density housing is significantly less likely to be bur-
glarized than single-famnily houses.* The relationships among design, management,
and security became better understood in the past few decades with the publication
of several seminal works, mcluding Defensible Space: Crime Prevention. through Urban
Design by Oscar Newman® and Fixing Broken Windows: Restoring Order and Reducing
Crime in our Commaunities by George Kelling and Catherine Coles.” Many new higher-
density developments include better lighting plans and careful placement ol buildings

and landscaping to reduce opportunities for crime, contributing to a safer community.

With the emergence of better-quality designs, higher-density mixed-use develop-
ment i an attractive and safe addition to a community, one that is increasingly
attracting a professional constituency seeking safety features. In fact, the luxury

segment is one of the fastest-growing components of the multifamily industry.”




Higher-density development is environmentally more
destructive than lower-density development.

‘Low-density ;deve|0_‘pme)‘nt increases air and water pollution and destroys natural
areas by paving and urbanizing greater swaths of land.

ow-density sprawl takes an enormous toll on our aiy, water, and land. The
United States is now losing a staggering 2 million acres of land a year to

haphazard, sprawling development.” More than 50 percent of Americans

live in places where the air 1s unhealthy to breathe,” and childhood asthma
and other respiratory diseases are on the rise.” Almost half the damage to our

streams, lakes, and rivers is the result of polluted runoff from paved surfaces.®

It is inefficient land use, not economic growth, that accounts for the rapid loss of
open space and farms. Since 1994, liousing lots larger than ten acres have account-
ed for b5 percent of the land developed.” This loss of land often causes unexpect-
ed economic challenges for rural communities, where farmland, forests, ranchland,
and open space tend to be the economic drivers that atiract businesses, residents,
and tourists. Low-density sprawl compromises the resources that are the core of
the community’s economy and character. The majority of American homeowners
think it is important to stop these trends. In fact, 76 percent of local ballot initiatives
related to land conservation passed in November 2004, making $2.4 billion in fund-
ing available for protection of parks and open space.” But purchasing land is only

part of the solution and not always an option for fmancially strapped governments.

Higher-density development offers the best solution to managing growth and pro-
tecting clean air and clean water. Placing new development into already urbanized
arcas that are equipped with all the basic infrastructure like ntility lines, police and
tire protection, schools, and shops eliminates the financial and environmental costs
of stretching those services farther and farther out from the core community. Com-
pact urban design reduces driving and smog and preserves the natural areas that
are assets of the community: watersheds, wetlands, working farms, open space, and
wildlife corridors. It further minimizes impervious surface area, which causes ero-
sion and polluted stormwater runoff. Two studies completed for the state of New
Jersey confirm thar compact development can achieve a 30 percent reduction in
runoff and an 83 percent reduction in water consumption compared with conven-

tional suburban development.*
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Many communities employ techniques such as infill and brownfield development
to transform unused, abandoned lots into vibrant, revenue-generating components
of the community. Some create direct incentives for higher-density development.
The city of Austin, Texas, for example, created a program that rewards developers
for locating projects in the city’s existing neighborhoods and downtown. Others
award points for a variety of attributes, such as transit access, the redevelopment of
empty lots, and an increase in pedestrian facilities. By employing standards for fac-
tors like open space, dense development, and impact on water quality, communi-

ties can facilitate good urban design that preserves natural resources.

Although a well-designed higher-density community offers residents a higher-
quality environment, poorly planned sprawl does the opposite. Because low-density
sprawl gobbles up so much land through large-lot zoning, it ends up destroying the
very thing most people moved there for in the first place—the natural areas and
farmland. It forces people to drive longer distances, increasing regional air quality
problems. The average American man spends 81 minutes behind the wheel every
day, while women average 63 minutes. And surveys show that the time spent driving
has been consistently increasing every year.* The national road network, currently
at 4 million miles according to the U.S. Departiment of Transportation, is still grow-
ing at an alarming rate, mainly for the purpose of connecting new low-density sub-
urbs back to core communities. Along with the water and air pollution, construc-
tion of these highways perpetuates the cycle of sprawl, fragments wildlife habitats,

and dries up a community’s financial coffers.

Increasing density not only improves air and water quality and protects open
space but also redirects investments to our existing towns and cities. It can
revitalize existing communities and create more walkable neighborhoods with
access to public transit and hiking and biking trails. Pedestrian-friendly higher-
density developments offer general health benefits as well. Mixed land uses give
people the option to walk and bike to work, shops, restaurants, and entertain-
ment. The convenience of compact communities may help fight diseases related
to obesity.” Higher-density communities are vital to preserving a healthy environ-
ment and fostering healthy lifestyles.
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Higher-density development is unattractive and does
not fit in a low-density community.

AttraCfive, well-designed, and well-maintained higher-density
development attracts good residents and tenants and fits into
existing communities.

igher-density development comes in many forms. Some of the most attrac-
tive well-planned modern development is built at a high density. Across
America, appealing higher-density mixed-use town centers have been
wildly popular with the public. Lushly landscaped boulevards, fountains,
and showcase architecture have created a sense of place in areas previously known

only for faceless, uninteresting low-density development. The enduring appeal
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and desirability of older and more gracious higher-density neigh-
borhoods—Georgetown in Washington, D.C., Beacon Hill and
Back Bay in Boston, and Lincoln Park in Chicago—attest to the
fact that some of the more desirable neighborhoods in America
historically have been of higher density than that found in typical

outer suburbs.

This return to the design principles of the pastis at the core of the
new urbanist movement that took hold in the 1990s. The move-
ment grew as many people came to miss the sense of community
that was created by the mixed-density and mixed-use communities
of the past. They realized that low-density subdivisions isolated
their owners not only from pedestrian access to shops and offices
but also from their neighbors. The growing sense of social alien-
ation, highlighted in books like Robert Putnam’s Bowfing Alone,*®
has led many back to the comfort of communities that are a
reminder of the places where many of us grew up. These new
communities combine the best design ideas of the past with the
modern conveniences of today to provide residents with what has

been missing from many sprawling areas—a sense of commmunity.

Today’s developers, architects, and planners know
that to attract customers and to secure zoning
approvals and community acceptance, they must
produce attractive and innovative properties that
complement their surroundings. Design profession-
als are driven to produce projects that meet users’
demands, understand and respond to the context
of a site, enhance its neighborhood, and are built
to last.®In fact, attendance at a recent American

Institute of Architects-sponsored conference on

“'STEVE HINDS

density far surpassed expectations, speaking to the
interest among land use professionals in addressing

the design issues associated with density.™

It is plausible that the high level of citizens’ opposition
1o density may be based on an outdated notion of what
higher-density development looks like. A University

MEENF AND PARTNERS, PHOTOGRAP

of North Carolina study revealed that when given a
choice between two attractively designed communities,
one higher density and the other low density; the majority preferred
the higherdensity option.” Other visnal preference swveys con-
firm that there is an almost universal negative reaction to the visual
appearance of commercial strip sprawl and an almost universal posi-
tive reaction to traditional town-like communities of the past, com-

munities that almost invariably included a mix of densities and uses.™
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. . .
Our population is changing and becoming increasingly diverse. Many of these
househalds now prefer higher-density housing, even in suburban locations.

2% hen many of us think of the American Dream, we envision married
couples with children living in single-family detached houses in

the suburbs. The notion is that the only people who want to live

¥ In higher-density areas are those who cannot afford a traditional

house with a back yard or who want to live in the middle of the city. Both percep-

tions are flawed.

This country’s population is changing, and so are its real estate preferences. These

lifestyle changes have significant implications for suburban development. For the

first time, there are more single-person households (26.4 percent) than married-
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couple-with-children households (23.3 percent).”® The groups growing the fastest,
people in their mid-20s and empty nesters in their 50s, are the groups most likely
to look for an alternative to low-density, single-family housing.*

A growing number of Americans are redefining their American Dream. They are
seeking a more convenient and vibrant lifestyle. And while some seek this lifestyle
in cities, many others seek the same lifestyle in the suburbs. According to a 2002
study by the National Association of Home Builders, more than half the renters
questioned said they wanted to live in the suburbs.® Moreover, a national survey

of homebuyers’ community preferences found that nearly three-quarters of all

PROTFILE
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buyers preler to live in a community where they can walk or bike to some desti-
nations.” The 2001 American Housing Survey further reveals that respondents
cited proximity to work more often than unit type as the leading factor in housing
choice.”” These surveys confirm that many people prefer the suburbs but want the

amenities traditionally associated with cities, including living close to work.

With the continuing decentralization of cities and the rise of suburban communi-
ties with urban-like amenities, many people find that they can live and work in the
suburbs with all the attributes of suburbia they desire without giving up walkability
and convenience. A recent study confirms that in many regions, more office space
is located in suburban locations than downtowns,” providing an opportunity for
people to live near their jobs. Communities and developers that have recognized
and responded to the dual trends of decentralized offices and a growing desire
for a more convenient lifestyle have been rewarded. Well-placed mixed-use, higher-
density developments in the suburbs are increasingly popular, creating a new

sense of place.

Communities are being developed using the best concepts of traditional comrmu-
nides—smaller lots, a variety of housing types, front porches and sidewalks, shops
and offices within walking distance, and public transit nearby. Communities like
Celebraton in Flonda and King Farm in Maryland have been so popular with the
homebuying public that past worries over whether the demand exists for them have
been replaced by concerns about their rapid price appreciation, putting them out of
the reach of all but the highestincome houscholds. Today’s real demographic and
lifestyle changes are inspiring a return to traditional development styles that offer
walkable, bikeable, and more dynamic communities that put residents closer to
shops, offices, and parks.




Higher-density houéing is only for lower-income
households.

People of all |n(:0|11e“g:roubs choose hiéhér-densitywﬁousing.

ultifamily housing is not the housing of last resort for households un-

able to afford a single-family house. Condominiums, for instance, are

often the most sought afier and highly appreciating real estate in many
% urban markets. The luxury segment of the apartment market is also
rapidly expanding. Most people are surprised to learn that 41 percent of renters
say they rent by choice and not out of necessity, and households making more than
$50,000 a year have been the fastest-growing segment of the rental market for the
past three years.” Multifamily housing throughout the world has historically been
the housing of choice by the wealthiest individuals because of the access and con-
venience it provides. From Manhattan to Miami to San Francisco, higher-density

housing has been prized for the amenity-rich lifestyle it can provide.

Higher-density development can be a viable housing choice for all income groups
and people in all phases of their lives. Many financiallv secure baby boomers, who
have seen their children leave the nest, have chosen to leave behind the yard
maintenance and repairs required of a single-family house for the more carefree
and convenient lifestyle multifamily housing provides. Interestingly, their children,
the echo boomers, are entering the age where many will likely live in multifamnily
housing. Just starting carcers, imany are looking for the flexibility of apartment liv-
ing to follow job opportunities. Their grandparents, likely on a fixed incoine, may
also prefer or need to live in multifamily housing as physical limitations may have

made living in a single-family house too challenging.

Providing balanced housing options to people of all income groups is important
to a region’s economic vitality. The availability of affordable multifamily housing
helps attract and retain the workers needed to keep any economy thriving. In
many American towns and cities, rapidly rising house prices are forcing working
famnilies to hive farther away from their jobs. In fact, the lack of affordable housing

is mentioned as the number one probiem tacing working families today.”
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Rolliﬂs Square

Rollins Square, a mixed-use developmént in;Boston's South

fo
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End, is a truly mixed-income community that provide‘sfhous‘ing{
for a-wide spectrumiof people in all ihﬁcomebrackets.ijen‘ty :

Rollins Square effectively provides housing for
low-, moderate-, and high-income households
in one attractive development that is well
integrated into the existing community.
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I'Onis a‘,1244-ackre maste ‘planned community along the::
deep-water marshes of Hobcraw Creek in Mount Pleasant,
. SouthCarolina. Just six miles.east of Chai ston; the: com-"
munity features 700 single-family homes; comrﬁunsty';fa cili-

- ties ‘ahd‘qsﬁa‘n-scale ‘t‘ommgr\cia] area. Vin Grah

As the problem of alfordability worsens, workers on the lower end of the salary
scale may move to more affordable cities, leaving a labor shortage in their wake.
Such shortages make a region less desirable as an employment center. According
to PricewaterhouseCoopers, access to a large and diverse labor pool is the most

important factor in making corporate decisions on locations.” Communites that

do not provide housing for all income groups become less desirable corporate
locations.
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District 4 Briefing Information

The City of Plano Neighborhood Services Division of the Planning Department
administers the federally funded Community Development Block Grant (CDBG) and the
HOME Investment Partnerships Grant. These grant funds a variety of projects that
provide assistance to low and moderate income Plano residents.

Plano has received over $22.7 million in federal grants since 1985.
The following represents Housing Rehabilitation and/ or Emergency Services and First
Time Homebuyers for Grant year 2007-2008 to date in District #4

Neighborhood Services completed three (3) housing rehabilitation projects
totaling $117,920.00

Emergency Service projects during the 2007-2008 CDBG grant years totaled 3
projects with funds expended in the amount of $2,740.

The City of Plano First Time Homebuyers program was very successful during the
year. :

A total of four (4) First Time Homebuyers received assistance in the amount of
$17,608 to purchase their first homes.



CITY OF PLANO

PLANNING & ZONING COMMISSION

August 18, 2008

Agenda No. 12
Discussion and Direction: Golf Nets

Applicant: City of Plano

DESCRIPTION:

This item is a request for discussion and direction regarding golf nets.

REMARKS:

On June 18, 2007, the Planning & Zoning Commission called a public hearing to
consider amendments to the Zoning Ordinance to establish regulations that would allow
golf courses and driving ranges to install protective netting where needed. Golf netting
has never been specifically defined in the Zoning Ordinance. Last year, the City of
Plano settled a lawsuit over the installation of a golf net on a residential property.
During mediation discussions associated with the settlement, the City of Plano agreed
to consider amending the Zoning Ordinance to allow golf courses and driving ranges to
erect nets. Staff had also been approached by golf course operators interested in
erecting nets to address specific instances of golf balls being hit onto adjacent
properties.

The Planning & Zoning Commission considered a Zoning Ordinance amendment
establishing a definition for golf nets and allowing for 60-foot tall golf nets to be erected
in conjunction with country club, outdoor commercial amusement, and golf course uses
in any zoning district, but not residential uses, on February 18, 2008 (Zoning Case
2007-16). The Commission recommended denial and expressed concerns regarding
setting precedence throughout the city for allowing golf nets, aesthetics, and decreased
property values.

The City Council considered the amendment on March 25, 2008. The Council denied
the proposed ordinance amendment and sent the item back to the Planning & Zoning
Commission to consider the following:

¢ Allowing existing nets to remain up to a specified height, to be determined;



e Allowing driving ranges only, whether on golf courses or independent
businesses, to install nets; and

¢ Consider horizontal net options for residential properties.

Other than the mention of horizontal nets, Council was not inclined to allow residents to
install new nets beyond those nets that exist today. No action has been taken since
City Council's consideration of the proposed ordinance amendment.

ISSUES:

The following are issues for the Planning & Zoning Commission to consider pertaining
to golf nets.

Height:

There is not a reasonable one-size-fits-all vertical height that will appease all and
address the intent or desire of the person or business installing the net to stop the flight
of a golf ball. Establishing a maximum height to address all situations is difficult given
many variables. The terrain of the golf course properties, as well as the design of the
golf courses, contribute significantly in determining how tall a net is needed to contain
errant balls.

‘Leqalizing Existing Nets: -

Allowing all existing nets up to a maximum determined height to remain is complicated.
It is difficult to inventory all existing nets since they are on private property. Any chosen
maximum height would be arbitrary and would be difficult to reference to substantive
reasons related to golf ball flight for its establishment. Allowing property owners to
register their property and their existing net may not be inclusive of all golf nets installed
to date. Property owners may be reluctant to register nets or permit staff on private
property to inventory nets prior to adoption of an ordinance knowing that such
information could potentially be used for enforcement actions. Additionally, should
existing nets be legalized, consideration needs to be given to maintenance and whether
or not the net can be replaced if damaged or if it must be taken down.

Prohibiting New Residential Nets:

If existing residential nets are allowed to remain, but no new nets are allowed to be
constructed, future residential properties that experience errant balls do not have a
means to protect themselves. The number of errant golf balls that affects one lot may
not be significant to the current owner, but would be of concern to a new owner.

Golf courses can and often do change course layout, pin position, etc., to vary the play

on the course and to respond to changes in golf club and ball technology that affect the
distance and trajectory of a golf ball flight.
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Horizontal Nets:

Allowing horizontal nets in conjunction with vertical nets, but limited to a maximum
height such as 35 feet, allows property owners another option for deflecting and/or
containing errant golf balls, while potentially minimizing aesthetic and property value
concerns from those concerned with taller nets from being erected. The 35 foot height
is consistent with the permissible height of the primary structure (house) in most zoning
districts.

Signage and Other Appurtances:

Consideration should be given to prohibiting signage and other appurtances from being
displayed on the golf nets and/or supporting structures.

Private Covenants and Restrictions:

If the city were to adopt regulations allowing residential properties to erect nets, it is
possible that existing covenants regulating residential properties may prohibit the
installation of the nets. The city does not enforce private covenants; it is the
responsibility of the homeowners associations to enforce their covenants.

Design Provisions:

‘Consideration should to be given to requiring golf nets being cable-supported in order to
prevent loose nets from flapping in the wind. Additionally, staff recommends requiring
the golf nets to be made of flexible netting; this would prohibit materials such as
chainlink from being used. Also, given the spacing in chainlink fencing, it would likely
not contain errant balls.

Definition:

The Zoning Ordinance does not define golf nets; therefore, consideration should be
given to establishing a definition for golf nets.

Staff requests that the Commission provide direction regarding Zoning Ordinance
amendments pertaining to golf nets.

RECOMMENDATION:

Recommended that the Planning & Zoning Commission provide direction on potential
Zoning Ordinance amendments regarding golf nets.
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Weldon J. Montgomery
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For inclusion in the packet to the P&Z
Dated August 15, 2008

The golf safety nets have been in the Chase Oaks area of Plano for
almost 20 years. These golf safety nets have been in place with the
full knowiedge of the City of Plano.

It was stated in the Piano City Council meeting that there was one (1)
legal goif safety net in the City of Plano. The referenced golif safety
net at 628 Water Oak Drive, Plano, Texas 75025 was established in
District Court by the Joseph John Mansour lawsuit against City of
Plano. (copy attached)

The District Court in its ruling against the City of Plano stated the
City’s actions were a “clear abuse of discretion, as being arbitrary and
capricious’. The Court also stated "that substantial justice would be
done by granting the requested” golf safety net.

The decision came from an appeal from a Board of Adjustment ruling
onh October 24, 1991. (copy attached)

624 Water Oak Drive, Plano, Texas requested a golf safety netin
Board of Adjustment December 4, 1991. This request was denied.
This request documents that that a petition by the neighbors in favor
of the golf safety net was submitted. This ruling also documents that
a pool worker at 624 Water Oak Drive and a sprinkler system worker
at 632 Water Oak were hit by stray golf balls.

Both golf safety nets at 628 and 624 Water Oak Drive, Plano, Texas
are still standing providing protection t¢ residences and visitors.

We believe any reasonable person looking at the above would see
that the City of Plano lost the court case and dropped all enforcement
against golf safety nets in Chase Oaks area.

Under separate request we are requesting copies of documents
stating how the City of Plano implemented the order of the Court in
the decision cited above that the City lost.



City staff in Council meeting stated they were aware of only one other
jurisdiction with a goif safety net. The referenced ordinance states
"golf safety nets may be permitted in all districts”.

They are called golf safety nets since they provide some protection to
the individual person both residing at and visiting the premises where
located. Testimony by a qualified doctor as to the damage golf balls
can do to an individual was presented at the Council meeting. We will
be happy to provide additional testimony by a doctor as to the
detrimental effect of a golf ball on a human body. The maximum
negative effect to a human being from a golf ball is death.

We can document deaths due to golf balls in the Dallas area. |

It is our understanding that the City has a legal duty to maintain or
increase the safety of its residences. As the Court stated, arbitrary or
capricious restrictions on golf safety nets will increase the danger to
citizens.

Some people have tfried to make this an aesthetic issue. This is not
an issue of painting a house purple or decorating it with large pink
circles. We helieve the evidence shows there is a legal difference
between a significant safety issue and aesthetics.

We stand ready to provide help and assistance so that the City of
Plano can continue to be both a great place and a safe place to live
and work.

Weldon J. Montgomery, I
For Chase Oaks



- JUDGMENT

'NO. 199-1503-91

IN RE: g IN THE DISTRICT COURT OF
JOSEPH JOHN MANSOUR, § COLLIN COUNTY, TEXAS
- §
PETITIONER § 199TH JUDICIAL DISTRICT
JUDGMENT

On the 28th day of February, 1992, came on to be heard the above~entxtled and
numbered cause and the Petmoner, JOSEPH JOHN MANSOUR, appeared not personally,

“but by and through his attorney of record, William J. Roberts, and announced ready for

trial, and ReSpondents, The City of Plano, Texas, and The Board of Adjustment of the City
of Plano, Teias, made their é.ppearances by and through their attorneys of fecor'd, Gary
Chatham, City Attorney for the City of Plano, Texas, and Edwin M. Snydgr,‘ Assistant City
Attomcy for the Citjr_of Plano, Texas. All parties present announced ready to be heard by

the Court. Since a jury would ‘have:-been inappropriate to hear the petition before the

~ Court, none was demanded, This cause being an appeal by Petitioner, JOSEPH JOHN

MANSOUR, under Section 211.011 of the Texas Local Goverﬁzhent Code, wherein

Petitioner challenges the City of Plano Board of Adjustment’s failure to grant a variance

of Section 3-1002(1) of the Zoning Ordinance of the City of Plano, Texas, Ordinance

 Number 86-3-14, as amended, the Court ordered, and the parties agreed, that the case

would be determined by the Court after reviewing the entire record of the prior Hearing of

the Board of Adjustment of the City of Plano, Texas, after hearing the final arguments of

..counsel for all parties, and after reviewing briefs submitted by attorneys for all parties.




The Court annoﬁnced in open court that it had reviewed the entire record as the
same had been submitted to it by the Board of Adjustment of the City of Plano, Texas, |
including listening to the tape recording or record of the meeting of the Board of
Adj’ustment of October 24, 1991, the same being the meeting wherein Petitioner was denied
his appeal. The Court then heard arguments of counsel representing all parties hereto.
. The Court thereafter reviewed all briefs submitted by counsel representing all parties

hereto.

The Court ﬁnds{\that the Board’s decision denying: the variance requested by

Petitioner in this causei (&) was against the overwhe ing evidence that such a variance
‘YLL Utrsres—
was not contraty to the public interest; (Z)Awas speaal conditions; (3) that a literal

enforcement of the Ordinance against the Applicant (Petitioner herein) for the reqﬁested
variance would result in unnecessary hardship; (4) that the spirit of the Ordinance is
observed whilé granting the requested variance; and, (5) that substantial justice would be
done by granting the requested variancé. The Court further finds that such a decision
denying the variance requested by the Applicant (Petitioner herein), in the face of such
evidence and without reference in the record to any guiding principles of law br fact, is
clcar'_abuse of discretion, as being arbitrary and capricious and without the afore:ﬁenﬁone'd
refercnce to any principles of law or the facts.

IT IS, THEREFORE ORDERED, ADJUDGED, AND DECREED by this Court
that the previous Order or action of the Board of Adjustment of the City of Plano, Texas,
in this case is hereby REVERSED and. the variance requested by Apphcant (Petitioner
- herein) is-hereby-GRANTED. - - oo




For purposes of identiﬁcation, the variance herein grantéd is the same previously
requested by JOSEPH JOHN MANSOUR in his Appeal Number 91-43 heard before the
Board of Adjustment of the City of Plano, Texas, on October 24, 1991, as the same is
reflected in the Minutes of said Board. For further purposes of identification, the variance
herein granted by this Court is effective as to the real property of Petitioner located in the
City of Plano, County of Col_Iin, Texas, known as 628 Water Oak Drive, Plano, Texas 75025,
.and being more fully described as being Lot 11, Block K, Chase Oaks Addition, an Addition
10 the City of Plano, Collin County, Texas, as the same is recorded in the Map and Plat |
Records of Collin County, Texas.

IT IS FURTHER ORDERED that all costs of court expended or incurred in this
cause are adjudged against the party incurring the same, that all writs and legal processes
for the enforcement of this judgment or the collection of costs of court may issue as the

same may be necessary, and that all other relief not expressly gré.'nted berein be, and the

same is, hereby denied. .
- SIGNED this the g _ day of W L, W92,

TUDGE PRESIDING
APPROVED AS TO FORM:
\
) \/'\ /2, B l/\tﬁ
‘ “ROBERTS,

Attorney for Petitioner

ity of Plano, Texas and ...
The Board of Adjustment for the
City of Plano, Texas

JUDGMENT : | Page 3
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Mr. Wiemers affirmed the house has been there for twenty-seven
years. He stated he did not find out about the encroachment
until he closed on the property. '

After further discussion, the Board granted the variance regquest
Yy a unanimous vote of 4/0.

APPEAL - 628 WATER OAK IVE: Mr. Joseph John Mansour,
homeowner, was present to request a variance of Section 3-1002(1)
of the Zoning Ordinance Number 86-3-14 to allow a fence with an
overall - height of twenty (20) feet, Gerry Maciejewski,
representing the City, stated the Ordinance requires that in a
Residential District, any fence 1located to the rear of the
minimum required front yard line shall not exceed eight (8) feet
in height above the grade of the adjacent property.

Gerry explained that this case came to staff’s attention through
~an Inspector who was making routine inspections in the area. She
further explained that the applicant has erected black plastic
netting on metal poles adjacent to a six (6) foot high wrought
iron fence on the east side of the property. The purpose of the
fence is to stop golf balls from being hit onte the applicant’s
property. Gerry stated the applicant does not believe the
installation gqualifies as a fence; however, both the Building
Official and the Director of Planning and Transportation have
determined it to be a fence.

Mr. Mansour stated his home sits on the eighth hole of the golf
course and twenty to twenty-five balls per day are hit onto his
property. He further stated he has had sixteen windows broken by
golf balls. Mr. Mansour stated he erected the net to prevent
injury to persons and physical damage to his home so that he can
enjoy his rights to his property He further stated the net does
not obstruct the view and it has drastically reduced the number
of golf balls hit onto his property. Mr. Mansour indicated he
has received approval from his homeowner’s association. ‘

Mr. Mansour stated he did research alternatives and saw a similar
structure at a home near a golf course in Richardson. He stated
his net 1is designed of plastic which will not rot or become
deteriorated by ultra-violet rays. Mr. Mansour explained that
the golf course management has given him a lot of "lip service",
however, they have not done much to alleviate the problem. He
stated they cancelled the last scheduled meeting with him and
there are no meetings pending. Mr. Mansour stated he has been
looking for a solution to the problem for nineteen months and
this structure has been up for three months

Mr. Mansour explained that the golf course was there when he
bought his home; however, no one warned him of the severity of
the problem. He stated that some days the tee box is closer to
his home than on other days. Mr. Mansour stated he has had no
‘objections from his neighbors, and one of his neighbors who is
experiencing the same problem wants to install the same type of
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structure. Upon guestioning by the Board about the height of the -
structure, Mr. Mansour stated he is an engineer and he determined
the height of the net by watching the balls come onto his
_ property. He explained that the posts are made of heavy gauge
steel set in concrete at least three feet in the ground. He
stated there is essentially no wind load.

Mr. Phlllip Jorgensen, homeowner at 624 Water Oak Drive, stated
he is experiencing the same problem and wants to install the same
type of structure. ' Mr. Jorgensen further stated he feels his
family is in danger and wants the net to protect them. He
explained that the builders want to sell the homes and when he
asked if there was a problem with golf balls coming onto the
property, he was told there was no problem.

After further dlscussion, the variance request was denied 3/1
Awith Mr. McGill voting agalnst the request.

V' APPEAL #91-45 5705 SEVILLE _COURT: Mr. Mlchael VanHuss, Sterling
Designs, Incorporated, was present to request a variance of
SBection 3-300 of the Zoning Ordinance Number 86-3-14 to allow the
use of a non-masonry exterior insulation system exceeding ‘the
twenty-flve percent (25%) allowable limit for a single family
residence. Gerry Maciejewski, representing the City, stated the
Ordinance requires . that = exterior wall construction for
residential structures of three stories or less shall consist of
- a minimum of seventy-five percent (75%) nasonry with no single
wall face of any residence containing less than  fifty percent
(50%) of its exposed surface of masonry construction. She added
that this construction standard applies only to the first floor
of a residential building.

-Gerry explained that, accordlng to the Planning Department the

intent of the ordinance in prohibiting this system as an exterior
wall standard for construction ig a maintenance issue. She
stated the Planning Department is currently studying the "stucco"
issue and expects to have prellmlnary information to the Planning
and Zoning Commission sometime in November or December. However,
they are currently concentrating on multi-family, not on single
family structures.

‘Gerry explained that several companies have had these types of
systems tested and approved through 1.C.B.0. Evaluation Reports,
"which is a suitable alternate method to the requirements of the
© Building - Code. She stated that staff recommends denial of the
requested variance because a hardship had not been proven.

... Mr. Mayer stated he has been. agalnst granting variances for this

material in the past and he is still not convinced a valid
hardship exists. He further stated there is no proof of the
product’/s reliability over a number of years.

Mr. VanHuss explained that this is an exterior insulation finish
system, which is an architectural alternative to the traditional
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PRESENT:

Larry May, Chairman
David Haynes, Vice Chair
Howard Mayer ‘
Michael McGill _
Gerald Brooks, Alternate
Larry Regen, Alternate

ABSENT:

- Jinmy Verner

STAFF: \ ,
John Pierce, Building Official
Scott Williams, Code Analyst :

Gerry Maciejewski, Zoning Administrator
Hazel Pitalo, Administrative Secretary

An executive session of the Board of Adjustment was_called.to
order at 3:40 p.m. to receive legal counsel from the City
Attorney regarding the granting of variances. Dick "Bode,
Councilman, Gary Chatham, City ' Attorney, and Frank Turner,
Director of Planning, were also present at the Executive Session.
The Executive Session was adjourned at 4:55 p.m.

'~ The Board then convened into the  regular meeting, which was
called to order by Chairman May on Wednesday, December 4, 1991 at
.5:05 p.m., in the Council Chambers of thé Plano Municipal Center.
A quorum was present and notice of the meeting had been posted
for the time and manner required by law., The purpose of -the
meeting was to hear appeals of the Zoning  Ordinance. The
following action took place: g : :

/ APPEAY, #91-47 624 WATER OAX DRIVE: Mr. Phil Jorgensen,
homeowner, was present to reguest a variance of Section 3—1902(1)
of the Zoning Ordinance Number 86-3~14 to allow a fence with an
overall height of +twenty (20) feet. Gerry Maciejewski,
representing the City, stated the Ordinance requires that in a
residential district, any fence located to the Trear of the
minimum required front yard line shall not exceed eight (8) feet
in height above the grade of the adjacent property. :

Cerry explained that the proposed fence is east of last month's
.. appeal.#91=44 for. 628 Water Oak_Drive.__ The property owner has.
erected twenty (20) foot high poles on the east side of his
property upon which he would like to erect black plastic netting.
The purpose of the fence is to stop golf balls from, being hit
onto the applicant’s property. Gerry stated staff Trecommenas
denial of the subject variance because the applicant chose to
purchase a home on a golf course and this is a common problem.
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Mr. Jorgensen stated he bought the home six months ago and was
told by the builder there was no problem with golf balls coming
onto the property. However, he further stated there are ten to
twenty golf balls per day belng hit onto his property and he is
concerned for the safety of his family and visitors. Mr.
Jorgensen explained that he cannot comfortably use his back yard
during golfing hours. He presented a petition to the Board
listing neighbors who are in support of the fence. Mr. Jorgensen
stated the fence is not visible from the street and does not
block any view. He. further stated the City should not allow a
community to be built in a hazardous location next to a golf
course.

Upon questioning by the Board, Mr. Jorgensen stated the fence was.
designed by a neighbor, who is an engineer. He further stated he
has talked with the golf course to try to get a resolution and
the have planted three trees and adjusted the tee box, but he
feels the fence is the best course of action.

- Mr. Larry Phillips, President of Prestige Pools, stated that

while building a pool in the Jorgensen’s back yard, one of the

golf balls hit a worker. Mr. Phillips stated the Jorgensens feel

the safety of their children is most important and related that

~ they had deadbolts put on the gates separating the pool from the
play area.

- Mrs. White, a nelghbor at 632 wWater Oak Drive stated she is in
favor of the variance. She further stated she has had windows
broken by the golf balls and a worker who was putting in her
sprinkler system was hit by a stray golf ball.

- After further discussion, the Board denied the variance request
by .a vote of 3/2, 'with Mr. Haynes, Mr. McGill and Mr. Mayer
voting for denial.

PEAT, #91-48 600 NOR CENTRAL EXPRESSWA Mr. Jack Harvard,
representing Haynes/Lico Properties II, was present to request a
variance of Section 3-1109 of the Zoning Ordinance Number 86-3-14
to provide three hundred and thirty (330) off-street parking
spaces instead of the required three hundred and forty-five (345)
spaces. Gerry Mac1ejewsk1, representlng the City, stated this
parcel was developed in 1984 and is comprised of office and
retail uses. At one time, another restaurant (Elmer McFudd’s)
was located in the retail strip. At that time, sufficient
parking spaces were provided. After the restaurant moved out,
the site plan was revised and a motor bank was added to the site
. taking up twenty-elght (28) parklng spaces. The property owner
was told at that time, that 'dus o thHe rediuced parking; -another
restaurant use would not be allowed on the property.

(‘n'r"r-v nvn1=1~nor§ that the ammlicant is currentlv nonn+1n+1nﬁ with
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“two dlfferent restaurants (Mlng Garden and Bob Willy’s). Prlgr
to making. a commitment, a variance is required. Three retaill





