














































































CITY OF PLANO 
 

PLANNING AND ZONING COMMISSION 
 

September 18, 2006 
 
 

Agenda Item No. 10 
 

Discussion and Direction: Zoning at SW Corner – Plano Pkwy./14thSt. 
 

Applicant: City of Plano 
 
 
DESCRIPTION: 
 
Discussion and direction regarding the appropriateness of the current zoning for 
approximately 49 acres of land bounded on the north by 14th Street, on the east by 
Plano Parkway, on the south by the Cottonbelt Railroad (DART) right-of-way, and on 
west by the eastern property line of Allied Waste’s recycling center. 
 
BACKGROUND: 
 
At a recent meeting, the Planning and Zoning Commission agreed to discuss the zoning 
of this area to determine if other zoning options would be more appropriate. Three 
weeks ago, staff held a meeting for the property owners. Although only three owners 
attended (representing two properties), they were very concerned about the feasibility of 
developing their small tracts of land in accordance with RT regulations. 
 
The study area was zoned Light Industrial – 1 (LI-1) for nearly twenty years and then 
rezoned to Research/Technology in 1998 as part of a larger City initiated zoning case 
that involved approximately 1100 acres. The intent of that zoning case was to create a 
campus office and light manufacturing area focused on research and technology based 
businesses. LI-1 zoning allows a variety of uses with a wide range of intensity such as 
office, retail, wholesale warehouse, distribution center, manufacturing, and truck repair. 
RT is intended to create a much more cohesive and internally compatible development 
form. It also excludes outside storage; limits the number of allowed loading docks; and 
requires landscaping for 20% of the lot area. Retail uses are allowed in RT zoning but 
they are limited to 10% of the total floor area of a development and must be built at the 
same time as rest of the project. 
 
STUDY AREA INFORMATION: 
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Current Land Uses:  
 
Extending east to west along 14th Street, the current land uses of the study area are: 

• Tri-City Police Academy  
• City of Plano Facility Services Office 
• Undeveloped land over to Bradshaw Drive (old North Star Road) including 

several small lots on Star Court, a short cul-de-sac street.  
• Undeveloped tract at the southwest corner of 14th Street and Bradshaw Drive. 
• Mobile Home Park (nonconforming use) 
• Older house used for contract construction business 

 
Surrounding Land Use and Zoning: 
 

• North (across 14th Street) - Zoning includes PD-LI-1, PD-82-Office-1, PD-30-
Multi-Family-2, and Agriculture. Land uses include a church, private soccer 
complex, apartment complex, and golf course and club house. 

• East (across Plano Parkway) – Zoning is RT. The Tri-City Police Academy’s 
outdoor firing range is located at the southeast corner of Plano Parkway and 14th 
Street. Farther to east are three single family residences and a vacant tract. The 
commission evaluated the zoning of these properties two years ago and decided 
to leave them as RT. 

• South (across the railroad right-of-way) – Zoning is RT. The property is currently 
undeveloped. 

• West – Zoning is LI-1 and LI-2 and is occupied by a solid waste recycling 
operation.  

 
REMARKS: 
 
In making a determination on whether or not to advance other zoning options for the 
study area, the commission should address the following questions: 

• Have there been significant changes in conditions since the property was 
rezoned to RT? – Plano Parkway has been extended east of Los Rios Drive and 
curves to the north crossing 14th Street. Although the Thoroughfare Plan has 
always provided for the extension Plano Parkway, the exact configuration of the 
intersection was uncertain until recently. 14th Street is no longer a continuous 
roadway; it turns to the south and connects to Plano Parkway in a “T” 
intersection. It is now necessary to make a left turn onto Plano Parkway to 
continue heading east. Traffic heading west can now continue on Plano Parkway 
through the intersection to U.S. 75. Although the exact volume has yet to be 
determined, there will be a significant decrease in traffic on this portion of 14th 
Street. This will reduce the visibility of the study area and increase the visibility of 
other properties within the RT district. 

• Is there a definable separation between the study area and the remainder of 
the RT district? – The study area is separated from the RT property to east by 
Plano Parkway and on the south by the railroad right-of-way. The land between 
its western boundary and Los Rios Boulevard includes the recycling facility, a 
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mini warehouse, day care center, a gas station, and a car repair operation. It is 
all zoned LI providing separation from the remainder of the RT district to west. 

• Are there other factors that might affect the development of the study area 
in accordance with RT regulations? – Office and manufacturing uses typically 
require sizeable tracts of land and the RT district has a larger than normal 
landscape provision. The property configuration in this area may make  
RT development more difficult. Some of the smaller tracts have been decreased 
in size over the years to accommodate right-of-way requirements. 

• What other zoning categories might be appropriate for the study area? – 
Staff discussed the following possibilities with the property owners: 

º Light Industrial-1 – Owners of at least two of the properties have indicated 
a preference for LI-1. It would provide the broadest range of uses and 
would be consistent with zoning to the west. It would allow major 
warehousing and contract construction by right. The nature of these uses 
has presented a concern in the past. 

º Light Commercial (LC) – LC zoning would not include as broad a range of 
uses a LI-1, but would permit office, retail, mini-warehouses and auto 
repair operations. 

º Retail (R) – R zoning would essentially remove light manufacturing from 
the current range of uses allowed in RT and add retail stores and 
restaurants. The apparent reduction in traffic on 14th Street, since the 
extension of Plano Parkway, may negatively impact the viability of retail 
uses. 

º Residential (various categories) – Adding more multi-family zoning to the 
area would violate the Comprehensive Plan’s housing density policy. The 
policy limits high density housing to 500 units unless separated by a 
distance of 1500 feet. The existing apartment complex on the north side of 
14th Street already contains 500 units. The current configuration of 
properties within the study area and surrounding uses are likely to make 
single-family residential development inappropriate. 

 
RECOMMENDATION:  
 
Staff seeks direction from the commission as whether or not another zoning category 
should be considered for the study area. If the commission desires, it could call for a 
future public hearing on this matter. 
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STUDY AREA MAP
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