
 
 
 

 

 
PLANNING & ZONING COMMISSION 
ZONING CASE FINAL REPORT 

DATE:  March 21, 2023 
 

TO:  Honorable Mayor & City Council 
 
FROM: Planning & Zoning Commission 
 
VIA:  Eric Hill, AICP, Assistant Director of Planning acting as Secretary of the Planning & Zoning 

Commission  
  Christina D. Day, AICP, Director of Planning 
 
SUBJECT: Results of Planning & Zoning Commission Meeting of March 20, 2023
 
 
AGENDA ITEM NO. 1A - ZONING CASE 2022-018 
PETITIONER(S):  JAN MARTIN, GRAPELAND PROPERTIES, LLC, S.H. LUCAS INVESTMENTS, LLC, 
NUMERO UNO, LTD., AND SMITH-LISLE HOLDINGS, LTD. 
 
Request to rezone 5.2 acres located on the west side of J Place, 111 feet north of State Highway 190, from 
Light Commercial to Planned Development-Corridor Commercial and to rescind Specific Use Permits No. 
525 and 529 for Contract Construction; No. 526 and 528 for Auto Storage; and No. 527 and 530 for Used 
Car Dealer. Zoned Light Commercial with Specific Use Permits No. 525 and 529 for Contract Construction; 
No. 526 and 528 for Auto Storage; and No. 527 and 530 for Used Car Dealer and located within the 190 
Tollway/Plano Parkway Overlay District.  Project #ZC2022-018.  
 

 
 
Speaker Card(s) Received Support: 5 Oppose: 0 Neutral: 0 

 
Letters Received Within 200’ Notice Area: Support: 0 Oppose: 0 Neutral: 0 
       
Petition Signatures Received: Support: 0 Oppose: 0 Neutral: 0 
       
Other Responses: Support: 2 Oppose: 2 Neutral: 0 
 
RESULTS: 
 
The Commission approved the item with the following stipulations: 
 
The permitted uses and standards shall be in accordance with the Corridor Commercial (CC) zoning district 
unless otherwise specified herein. 
 
Multifamily Residential Development Standards 
 

1. Multifamily residence is an additional permitted use. 
2. Maximum Floor to Area Ratio (excluding parking garage square footage): 1.75:1 
3. Special Regulations for Multifamily Residences  

a. Minimum Floor Area per Dwelling Unit: 

APPROVED: 4-1-1 



Unit Type Minimum Floor Area 
Efficiency 400 square feet 
One-bedroom 475 square feet 
Two-bedroom 625 square feet 
Each additional bedroom 150 square feet 

b. A minimum of 20% of units must be two bedrooms or more; and
c. The average unit size will be a minimum of 700 square feet.

4. Required Parking:
a. One Bedroom or fewer: One space per unit
b. Two Bedrooms: 1.5 spaces per unit
c. Three Bedrooms or more: 2 spaces per unit

5. Maximum of 325 multifamily dwelling units

Multifamily Residential Design Standards 

In lieu of the supplemental regulations of Section 15.800 (Multifamily Residence) the following will 
be met: 

1. Streetscape along J Place:

a. On-street parking spaces will be provided along J Place

b. A sidewalk with a minimum width of 7 feet

c. Street trees are required at the rate of one three-inch caliper shade tree per 40 linear
feet of street frontage.  Trees shall be placed in planting beds or tree grates within five
feet of the back of the street curb.

2. Building Design:

a. A parking structure must be constructed between all residential units and the frontage
road of S.H. 190; however, one residential unit on each floor of the eastern and western
building facades may be exposed to the frontage road.

b. Maximum Front Yard Setback:  Building must be constructed such that a minimum of
60% of the facade falls within 15 feet of the right-of-way line.  Where easements are
present, a minimum of 60% of each facade must be built to the easement line.

c. Minimum Setback from Northern Property Line:  50 feet
d. Building Articulation: All facades must meet the following minimum standards for

articulation:
i. No building facade shall exceed a length of 100 feet without a horizontal and vertical

break in the facade.  The vertical break shall be a minimum depth/height of 3 feet for
a minimum length of 10 feet, and facades shall contain repeating patterns of
contrasting materials, material colors, and material textures that visually break up
the horizontal and vertical expanse of the facade.
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ii. Pitched roofs are not an allowed design except as may be approved on a facade
plan at the discretion of the Planning & Zoning Commission.

iii. 30% of all units must have a true balcony, with a minimum 7-foot depth and 8-foot
width to create outdoor living space.  In lieu of balconies, outdoor common areas
within the building (distinct from required public open space as listed in the following
Section 3.d) may be provided at a rate of 100 square feet per unit where a balcony
is required but not constructed.

3. Landscaping, Sidewalks, and Open Space: Landscaping will be provided per Article 17
(Landscaping and Tree Preservation) and Section 11.400 (190 Tollway/Plano Parkway Overlay
District) except as follows:

a. Along the north and south property lines, a minimum 10-foot landscape buffer and 8-
foot ornamental fence are required.  Within these landscape edges, an irrigated
evergreen, full-to-ground, solid landscape screen must be installed and maintained.
Two staggered rows of evergreen shrubs used for a landscape screen must be installed
so as to create at least a 6-foot-tall solid screen at the time of installation.  All landscaping
shall be irrigated within an automatic sprinkler system and maintained in a healthy and
growing condition.

b. Along the eastern property line, a minimum 5-foot landscape edge shall be provided
between all parking lots and public streets.  Within this landscape edge, 10 shrubs (5-
gallon minimum) shall be planted per 500 square feet.  The number of required shrubs
shall be calculated solely on the area of the required landscape edge.

c. Along the western property line, a minimum 6-foot sidewalk is required to connect to the
trail along the DART right-of-way at a feasible location.  Along the western property line,
streetscape landscaping shall be provided.

d. Interior Landscape Requirements:  Parking termini at the end of every parking row and
parking lot island per every eleven spaces are required.  The minimum total area of such
islands shall be approximately 180 square feet with minimum dimensions of 9 feet by 20
feet but may be designed so that the radii help to facilitate traffic maneuverability.  Such
islands shall contain at least one large canopy tree.  The remainder of the island space
shall be landscaped with shrubs, turf, and living ground cover not to exceed three feet
in height.

e. Open Space:  10% to 20% active open space must be provided.  Examples include
plazas, playgrounds, public art, water features, benches, courtyards, dog parks, and
other pedestrian amenities.

4. Site Amenities:  The following amenities are required:
a. Indoor exercise facility,
b. Meeting room,
c. Dog run and dog waste stations, and
d. Swimming pool.

5. EHA Mitigation Measures
a. Intake openings for outdoor air, as defined in the adopted International Mechanical

Code, as amended, must not be on the southern face of the south building unless the
parking garage is positioned between intake opening and expressway.

b. Pollution Mitigation Measures – The following standards must be used during initial
construction and must be added as notes to the site plan. The Building Official or



designee may substitute equivalent or superior construction methods upon replacement 
or reconstruction, consistent with building code requirements.  
i. Mechanical ventilation must exceed the building code as follows:

a) All ventilation units will be “outdoor-air sourced.”

b) Units will be installed on the roof of the building with air intakes not “ducted” to 
the southern face of the south building unless the parking garage is positioned 
between intake opening and expressway.

ii. Air Filtration:

a) Each “outdoor-air sourced” mechanical ventilation unit must contain a filter box 
on its air-intake side.

b) These filter boxes must contain a filter (or combination of filters in “series”), 
capable of filtering outdoor airborne “particulates” to the MERV 8 standard or 
greater, based on American Society of Heating, Refrigerating and Air-
Conditioning Engineers (ASHRAE) ratings.

iii. Noise Mitigation Measures – The following standards must be used during initial 
construction and must be added as notes to the site plan.  The Building Official or 
designee may substitute equivalent or superior construction methods upon 
replacement or reconstruction, consistent with building code requirements.

a) Construction documents sealed by an architect must be provided as part of the 
building construction plan set that details mitigation of the interior noise at each 
unit to a maximum level of 45 dBA. The engineer of record will be responsible 
for testing the interior noise and providing a noise study for all units to the 
Building Inspections Department prior to final building inspection.

b) No balconies will be within 300 feet of southern property line except if there is a 
building facing the easement dedicated to North Texas Municipal Water District 
(NTMWD) crossing east-west approximately midway through the property.

To view the hearing, please click on the provided link:  
https://planotx.new.swagit.com/videos/222359?ts=124 

RP/kob 

Google Link

https://planotx.new.swagit.com/videos/222359?ts=124
https://goo.gl/maps/maQFW8mi6Ei8fpBm7
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cc: Eric Hill, Assistant Director of Planning 
Christina Sebastian, Land Records Planning Manager 
Melissa Kleineck, Lead Planner 
Cassidy Exum, GIS Technician 
Jeanna Scott, Building Inspections Manager 
Dorothy Alatorre, Sr. Administrative Assistant - Neighborhood Services 



PLANNING & ZONING COMMISSION 
FINDINGS RELATED TO ZONING CASE 

£'i Plano 
r City of Excelle11ce 

MEETING DATE MEETING ID ZONING CASE 

ZC2022-018 March 20, 2023 PZ 03.20.23 

RESULTS Jfi 
I, 'J:° M/cha.e/�uJI� 1(ommissioner, after review of the written information and listening to the hearing
participants, voted in SUPPORT to this case, finding the following: 

1. 

2. 

3. 

The request is consistent with the overall Guiding Principles of the _Comprehensive Plan because: 

f It 1/4, · 11
., 

1!! �f!/A{1#r/f!l}f)7!l#:}f J�IJ!/ffetlflf-
The fequest is consistent with other policies, actions, maps: 
[\){�cycle Transportation Plan Map 
[ ·1/Downtown Vision & Strategy Update (2019)
[ ] Future Land Use Map & Dashboards - Character Defining Elements
[ ] Future Land Use Map and Dashboards - Description & Priorities
[ ]yarks Master Plan Map
[ '1 Jhoroughfare Plan Map & Cross-Sections 
[ vf Transit-Oriented Development Policy 
[ ] Other 

4. Comments on any of the above which further explain my position:

Date 



PLANNING & zoN1NG coMM1ss10N £� Plano
FINDINGS RELATED TO ZONING CASE r City of Excellence 

MEETING DATE MEETING ID ZONING CASE 

ZC2022-018 March 20, 2023 PZ 03.20.23 

RESULTS 

l�J,V �>-.6. Commissioner. after review of the written information and listening to the hearing
participants. voted in SUPPORT to this case, finding the following:

1. 

2. 

3. 

The request is consistent with the overall Guidin Princi les of the Comprehensive Plan because:
'---' 

M I t..l.1:::£D l i 
w.rr-::.-./ VLDF.::::::, I), 

7c, 1n - � irJ -A--.;S .,., .<.JTl�c.., u/dr/2L'i 7b 
�1�-+- �' 

The request is substantially beneficial to the immediate neighbors, surrounding community, and
general public interest because:

Th�quest is consistent with other policies, actions. maps:
[ Y] l?icycle Transportation Plan Map 
[ �owntown Vision & Strategy Update (2019) 
[ ] Future Land Use Map & Dashboards - Character Defining Elements
[ ] Future Land Use Map and Dashboards - Description & Priorities
( ] Parks Master Plan Map 
[ ] Thoroughfare Plan Map & Cross-Sections
[ y}-Transit-Oriented Development Policy
[ ] Other

4. Comments on any of the above which further explain my position:

Signature /4ate/ 



PLANNING & zoN1NG coMM1ss10N £� Plano
FINDINGS RELATED TO ZONING CASE 

('"l >Jr. fl 1 y o .,:.xce ence

MEETING DATE MEETING ID ZONING CASE 

ZC2022-018 March 20, 2023 PZ 03.20.23 

RESULTS 

I, /?eh,,,ell Ltt-f/, Commissioner, after review of the written information and listening to the hearing
participants, voted in SUPPORT to this case, finding the following: 

1. 

2. 

3. 

The request is consistent with the overall Guiding Principles of the Comprehensive Plan because: 

I d'Pvtc/.,_-� 5u.75fu{1&r I �cli+ m tJflrio r5 clf1ef {b z.. O@cc<J &?le� 
and 

The request is substantially beneficial to the immediate neighbors, surrounding community, and 
general public interest because: 

and 
V 

The request is consistent with other policies, actions, maps: 
[ ] Bicycle Transportation Plan Map 
P<f Downtown Vision & Strategy Update (2019) 
[><(Future Land Use Map & Dashboards - Character Defining Elements 
[xJ' Future Land Use Map and Dashboards - Description & Priorities 
[ ] Parks Master Plan Map 
[ ] Thoroughfare Plan Map & Cross-Sections 
C><rlransit-Oriented Development Policy 
[ ] Other 

4. Comments on any of the above which further explain my position:

'1/4' ' e //.. Sui/;

Signature 



PLANNING & zoN1No coMM1ss10N £"; Plano
FINDINGS RELATED TO ZONING CASE r City of Excellence

MEETING DATE MEETING ID ZONING CASE 

ZC2022-018 March 20, 2023 PZ 03.20.23 

RESULTS 

I, Cbo.--r� � . Commissioner, after review of the written information and listening to the hearing 
participants, voted ih SUPPORT to this case, finding the following: 

1. 

2. 

3. 

4. 

The request is consistent with the overall Guiding Principles of the Comprehensive Plan because: 
:r + � � . o. C> wNJ w 7fft,,i i2 (p rn t v';- I I � T � iu mr,,vrJ. , /IJ 
and e..,c/;r\ � 

The request is substantially beneficial to the immediate neighbors, surrounding community, and 
general public interest because: 

and #-t. 1m�c :k_lv.Jv..&fih� O\IN � f1<A.hlt-0 /'IV� 

Theyequest is consistent with other policies, actions, maps: 
[ vf Bicycle Transportation Plan Map 
[ ] Downtown Vision & Strategy Update (2019) 
[ ] Future Land Use Map & Dashboards - Character Defining Elements 
[ ] Future Land Use Map and Dashboards - Description & Priorities 
[ ] Parks Master Plan Map 
[ ] Thoroughfare Plan Map & Cross-Sections 
[ ] Transit-Oriented Development Policy 
[ ] Other 

Comments on any of the above which further explain my position: 

Date 



PLANNING & ZONING COMMISSION 
FINDINGS RELATED TO ZONING CASE 

£-a Plano 
r City of E:n:ellence 

MEETING DATE MEETING ID 

March 20, 2023 PZ 03.20.23 

RESULTS 

ZONING CASE 

ZC2022-018 

I, -�,,,FJ A Iv < ,,,r;L.- l,_.,C, Y, Commissioner, after review of the written information and listening to the
hearing participants, voted in OPPOSITION to this case, finding the following: 

[ ] I agree with the conclusions in the preliminary report provided by staff because: 

I // 2. <7. ✓ l rJ � J) :J .q 7 tJ ,/ /:_ 9 t5:l .. j,-;, ) i;- v,::. 
or 

[ ] The project is incompatible with the Future Land Use Map Dashboard of the Comprehensive Plan 
because: 

[ ] The request is inconsistent with the overall Guiding Principles of the Comprehensive Plan because: 

[ ] The request is not substantially beneficial to the immediate neighbors, surrounding community, 
and general public interest because: 

The request is inconsistent with other policies, actions, maps: 

[ ] Downtown Vision & Strategy Update (2019) 

[ ] Expressway Corridor Environmental Health Map & Guidelines 

[ ] Future Land Use Map & Dashboards - Character Defining Elements 

[ ] Future Land Use Map & Dashboards - Mix of Uses 

[ ] Redevelopment & Growth Management Policy -Action 1 (RGM1) 

[ ] Redevelopment & Growth Management Policy -Action 8 (RGM8) 

[ ] Redevelopment of Regional Transportation Corridors Policy 

[ ] Transit-Oriented Development Policy 

[ ] Other 

[ ] Comments on any of the above which further explain my position: 

c---�� ,:,;:::;--
Signature 



 
 

Agenda Item No. 1A 

Public Hearing:  Zoning Case 2022-018 

Petitioner:  Jan Martin, Grapeland Properties, LLC, S.H. Lucas Investments, LLC, Numero Uno Ltd., 
and Smith-Lisle Holdings, Ltd. 

DESCRIPTION: 

Request to rezone 5.2 acres located on the west side of J Place, 111 feet north of State Highway 190 
from Light Commercial to Planned Development-Corridor Commercial and to rescind Specific Use 
Permits No. 525 and 529 for Contract Construction; No. 526 and 528 for Auto Storage; and No. 527 
and 530 for Used Car Dealer. Zoned Light Commercial with Specific Use Permits No. 525 and 529 for 
Contract Construction; No. 526 and 528 for Auto Storage; and No. 527 and 530 for Used Car Dealer 
and located within the 190 Tollway/Plano Parkway Overlay District.  Project #ZC2022-018.   

SUMMARY: 

The applicant is requesting to rezone the subject property from Light Commercial to Planned 
Development-Corridor Commercial, and rescind Specific Use Permits No. 525 and 529 for Contract 
Construction; No. 526 and 528 for Auto Storage; and No. 527 and 530 for Used Car Dealer to allow 
multifamily residential uses with modified development standards.  This request has substantial policy 
benefits, in that it would aid in the city’s goal of redevelopment in the downtown corridor, removing uses 
that do not enhance the location as a gateway to the city. Transit Oriented Developments (TOD) mix 
residential, retail, office, and public uses in a walkable environment, making it convenient for residents 
and employees to travel by transit, bicycle, foot, or car.  The Commission should weigh whether this 
site should be considered for TOD based on the city’s land use policies.  Guidance supports design 
that proposes new residential in well-integrated and thoughtful pedestrian-oriented neighborhoods and 
minimizes or eliminates the impacts of the adjacent expressways for residents.  While the PD language 
proposes extensive mitigation, the location is in an area where residential use is generally 
inappropriate.  The design mitigates impacts to the extent practical but is unable to achieve the EHA 
policy goals for sensitive land uses on this site.  While redevelopment is beneficial in this location, 
residential uses may not be desirable due to noise and air quality from both the expressway and 
adjacent land uses.  Approval will require findings due to conflicts with the Comprehensive Plan’s policy 
guidance for Redevelopment and Growth Management. 

PLANNING & ZONING COMMISSION 
STAFF PRELIMINARY REPORT:  MARCH 20, 2023 
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APPROVAL OF THE ZONING CASE ASSOCIATED WITH THIS EXHIBIT SHAU. NOT IMPLY APPROVAL OF 
ANY ASSOCIATED STUDY, PLAT, OR PLAN, APPROVAL OF DEVELOPMENT STANDARDS SHOWN HEREON, 
OR THE INITIATION OF THE DEVELOPMENT PROCESS. PLANNING & ZONING COMMISSION ANDIOR CITY 
COUNCIL ACTION ON STUDIES, PLATS, OR PLANS RELATING TO DEVELOPMENT OF THIS PROPERTY 
SHAU. BE CONSIDERED AS AN ACTION SEPARATE FROM ACTION TAKEN ON THIS ZONING CASE. 

DESCRIPTION 

BEING 5.189 acrea SI Iha Samuel Klapper Survey, Abslrad Number 216, containing al of lhe tract or land 
desa1bed as Tract 1 and Tract 2 to Jan Martin 88 reoorded In Instrument Number 20151228001607360 of 
the Official Pubic Records, Collin County Tues (O.P.R.C.C.T), all of the trad of land desa1bed to Bally 
Malllhall recorded In Instrument Number 20080530000853290, 0.P.R.C.C.T., and all of the trad of land 
desa1bed 88 Lot 1, Block A, L&L Addition, as recorded In Instrument Number 20190919010004030, 
0.P.RC.C.T, and being desa1bed by me-tes and bounds 88 follows: 

BEGINNING at a point ror comer in the east right-of-way line of Dallas Area Rapid Transit {a 100-foot 
right-of-way). same point being the southwest comer of Lot 1. Block A o! L&L Addition, an addition to the 
City of Plano, COiiin County. Tel<.89. as recorded in Instrument Number 20190919010004030. O.P.R.C.C.T., 
IMlme point being the northwast comer de$Qibed H WIiiiam H81"bert Hunt. Tn.llt Elllete u reoorded In 
Volume 3690, Pege 56, of the Deed Reoords, Collin, County, TltJ<.88 (D.R.C.C.T.); 

THENCE N 20·1-1'18" e, alorig the east right-of-way line of said Dallas Area Rapid Transit, a distance 
of 144.1-1 feet to a point lor oomer In the east right -of-way line of said Debs Area Rapid Trenslt Tract. same 

polntbeingthe beglnnlngofa non-tangant curve to the left: 

THENCE northeasterly, oontlnulng along the east right-cl-way Une of said Dallas N88 Rapid Transit Trad 
andsald non - tangent curvetolheleft,havlnga radlus of3,396.78 feet,a cantralangla of07'17'01",adlord 
which bears N 18•35'48" E- -1 31.54 feet.and an arclength ol431.83 reet to a point for comerlorlhe 
northwestoomer ofll8idTract 1,samepolnt beingthe110Uthwestcomerofl.ot1,Block1 of823JPlace 
Addition, an addition to the City of Plano, Collin County, Texas as recorded In Volume -1188, Page 254, 
D.R.C.C.T.; 

THENCE N 88"24'33' E, with the oommon line of said 823 J Place Addition and said Tract 1. a dist011ce of 
323.-11 leet to apoint forcomerinlheoenterline ofJPlace(everiablewidth right-or-wey)oodlorlhe 
northeest comerofsaidTrad1; 

THENCE S 00'15'20"E, v.tth theoorl'll'lon llneofsald Lot 1, Block 1, and the we$! right-of-way of said J 
Place, a diffllnce o( 203.87 feet to a point lor comer ln th e we,t right -ci-wey line of 881d J Place, same point 
belngthebeglrwilngofa tangent curva to the left: 

THENCE southeastl!l1y, departing the west right-of-way llna of 11Sld J Place and along said tangent curve to 
the left,havlng a radlus of450.001eet,acentral angle of12•50'19",adlordwhlch bears 
S 08'40'29"E - 100.82 feel,andan an:lengthof100.83feet toapolntfor comer ln the cent1;1rllneof11SldJ 
Place andthe beglrwiing or a revera curve to the rlght: 

THENCE southeas1811y,continuing along thecenlElrlineof11SidJPlace andwith saidcurve to th1;1 
right,having a radiuaof500.00,acenlnll angla of12•50'19",adlordwhich bears 
S 06'40'29'E- 111.80 flllli,andan an:IElngthof112.04feet toapoint forcomer inlhecenlElrlineofsaldJ 
Place: 

THENCE S 00'15'20" E, continuing along the centerline of said J Place, a dl$lallce of 131.30 feet to a point 
torcomer ln the center11neofsaldJPlace; 

THENCE S 88'43'3-1" W, paHlng at a dl,tance of 23.83 feet. a point tormmer In the wast right-of-way llna 
of,aldJPlece,11Smepoint beingthe southeastoomerof,ald Lotl,Blocl<.A.andcontlnulngwith the 
common line of said Lot 1, Block A and said WIiiiam Herbert Hunt tract, In all, a total distance of 522.72 feet 
to the POINT OF BEGINNING and CONTAINING 5.189 aaes (or 22$,021 square feet) of land, more or less. 

THE FOLLOWING SUP !IRE TO BE RESCINOEOW1THAPPROVAL 
OF THE PROPOSED ZONING: 

s -525: CONTRACT COJ,fSTRUCTlON (ORD. f,fCJ, 2003 -11 -18) 
�8: AUTO STORAGE (ORD. NO. 2003-11-18) 
s-m: USEDCARDEAI.ER(ORD.N0.2003-11-16) 
s-528: AUTO STORAGE (ORO. NO. 200l-11 -16) 
S-629: CONTRACT CONSTRUCTION (ORD. NO. 2003-11-16) 
S-630: USEDCARDEALER(ORD.N0.2003-11-16) 

ZONING EXHIBIT 

CASE NO. ZC2022-018 

TRG 'J' PLACE ADDITION 

LOT 1, BLOCK A 

5.189ACRES 

SAMUEL KLEPPER SURVEY, ABSTRACT NO. 216 

CITY OF PLANO, COLLIN COUNTY, TEXAS 

FEBRUARY 16, 2023 

OWNER 
JAN MARTIN 

541 "J" PLACE 
PLANO. TEXAS 75074 

(214)577-2903 

APPLICANT 

OWNER 
SMITH - LISLE HOLDINGS 

1414 14th STREET 
PLANO, TEXAS 75074 

(214)475-4203 
CONTACT: BILL LISLE Ill 

TRENSIC ACQUISITION COMPANY, LLC 
8235 DOUGLAS AVENUE 

SUITE 950 
DALLAS. TEXAS 75225 

(214)462-7 1 90 
CONTACT; ADAM BROWN 

OWNER 
NU MERO UNO, LTD. AND 

GRAPELAND PROPERTIES, LLC AND 
S.H. INVESTMENTS, LLC 

1350 MANUFACTURING STREET 
SUITE 1 01 

DALLAS, TEXAS 75207 
(214)741-5018 

CONTACT: JIM LAKE 

ENGINEER 
ML CLARK CONSUL TING, LLC 

PO BOX 1 7 0  
ADDISON, TEXAS 75001 

(214)675-1960 
CONTACT: MICHAEL L. CLARK, PE 

MLCC PROJECT NO. 001-017 

dwoods
PolyLine

dwoods
Text Box
J PLACE



AGENDA ITEM NO. 1A (03/20/23) PAGE 4 OF 21 

STAFF PRELIMINARY REPORT - INTRODUCTORY REMARKS 

The applicant is requesting to rezone the subject property from Light Commercial to Planned 
Development-Corridor Commercial and rescind Specific Use Permits No. 525 and 529 for Contract 
Construction; No. 526 and 528 for Auto Storage; and No. 527 and 530 for Used Car Dealer to allow 
residential uses with modified development standards.  The subject property is zoned Light Commercial 
(LC) with Specific Use Permits No. 525 and 529 for Contract Construction; No. 526 and 528 for Auto 
Storage; and No. 527 and 530 for Used Car Dealer and is located within the 190 Tollway/Plano Parkway 
Overlay District.  The LC district is intended to provide for a wide array of retail, office, and service uses 
to meet the needs of residents and businesses.  Some vehicle-related uses and limited assembly, 
which address local service and employment opportunities are also included in LC districts.  A planned 
development district provides the ability to amend use, height, setback, and other development 
standards at the time of zoning to promote innovative design and better development controls 
appropriate to both off- and onsite conditions. 

A concept plan, TRG J Place Addition, is attached as agenda item 1B. 

History 

A similar zoning case, ZC2021-027, was submitted under the interim comprehensive plan but was later 
withdrawn by the applicant.  

In 2003, the property was part of a city-initiated rezoning of 66.4 acres between the Red Line and Silver 
Line DART right-of-way, K Avenue, and State Highway 190.  The case was part of a series of rezoning 
requests along the K Avenue corridor to better align the zoning with the land use recommendations of 
the comprehensive plan.  Prior to that case (ZC2003-53), this property was zoned Light Industrial-1.  
The SUPs currently attached to the property (Specific Use Permits No. 525 and 529 for Contract 
Construction; No. 526 and 528 for Auto Storage; and No. 527 and 530 for Used Car Dealer) were 
approved with the rezoning so that existing uses under the LI-1 zoning retained a conforming use status 
under the new Light Commercial zoning designation. 

Surrounding Land Use and Zoning 

North The properties are zoned Light Commercial (LC) and are developed as minor vehicle repair 
and service contractor. 

East Across J Place, the property is zoned Light Commercial (LC) and is developed as hotel. 

South The property is zoned Light Commercial (LC), and is vacant.  Beyond that State Highway 
190 is elevated, and there is parking for the CityLine/Bush DART station under the highway. 
Across State Highway 190, the properties are located within the City of Richardson and are 
professional/general administrative offices.  

West Across DART right-of-way, the property is zoned Planned Development-491-Corridor 
Commercial (PD-491-CC) and is developed as multifamily residences. 

Proposed Planned Development Stipulations 

The proposed planned development language is as follows: 

https://content.civicplus.com/api/assets/32f361e5-fc12-40ff-9391-ee651ad0b18b
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The permitted uses and standards shall be in accordance with the Corridor Commercial (CC) zoning 
district unless otherwise specified herein. 

Multifamily Residential Development Standards 

1. Multifamily residence is an additional permitted use.
2. Maximum Floor to Area Ratio (excluding parking garage square footage): 1.75:1
3. Special Regulations for Multifamily Residences

a. Minimum Floor Area per Dwelling Unit:

Unit Type Minimum Floor Area 
Efficiency 400 square feet 
One-bedroom 475 square feet 
Two-bedroom 625 square feet 
Each additional bedroom 150 square feet 

b. A minimum of 20% of units must be two bedrooms or more; and
c. The average unit size will be a minimum of 700 square feet.

4. Required Parking:
a. One Bedroom or fewer: One space per unit
b. Two Bedrooms: 1.5 spaces per unit
c. Three Bedrooms or more: 2 spaces per unit

5. Maximum of 325 multifamily dwelling units

Multifamily Residential Design Standards 

In lieu of the supplemental regulations of Section 15.800 (Multifamily Residence) the following 
will be met: 

1. Streetscape along J Place:

a. On-street parking spaces will be provided along J Place

b. A sidewalk with a minimum width of 7 feet

c. Street trees are required at the rate of one three-inch caliper shade tree per 40 linear
feet of street frontage.  Trees shall be placed in planting beds or tree grates within five
feet of the back of the street curb.

2. Building Design:
a. A parking structure must be constructed between all residential units and the frontage

road of S.H. 190; however, one residential unit on each floor of the eastern and
western building facades may be exposed to the frontage road.
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b. Maximum Front Yard Setback:  Building must be constructed such that a minimum of
60% of the facade falls within 15 feet of the right-of-way line.  Where easements are
present, a minimum of 60% of each facade must be built to the easement line.

c. Minimum Setback from Northern Property Line:  50 feet
d. Building Articulation: All facades must meet the following minimum standards for

articulation:
i. No building facade shall exceed a length of 100 feet without a horizontal and

vertical break in the facade.  The vertical break shall be a minimum depth/height
of 3 feet for a minimum length of 10 feet, and facades shall contain repeating
patterns of contrasting materials, material colors, and material textures that visually
break up the horizontal and vertical expanse of the facade.

ii. Pitched roofs are not an allowed design except as may be approved on a facade
plan at the discretion of the Planning & Zoning Commission.

iii. 30% of all units must have a true balcony, with a minimum 7-foot depth and 8-foot
width to create outdoor living space.  In lieu of balconies, outdoor common areas
within the building (distinct from required public open space as listed in the
following Section 3.d) may be provided at a rate of 100 square feet per unit where
a balcony is required but not constructed.

3. Landscaping, Sidewalks, and Open Space: Landscaping will be provided per Article 17
(Landscaping and Tree Preservation) and Section 11.400 (190 Tollway/Plano Parkway
Overlay District) except as follows:

a. Along the north and south property lines, a minimum 10-foot landscape buffer and 8-
foot ornamental fence are required.  Within these landscape edges, an irrigated
evergreen, full-to-ground, solid landscape screen must be installed and maintained.
Two staggered rows of evergreen shrubs used for a landscape screen must be
installed so as to create at least a 6-foot-tall solid screen at the time of installation.  All
landscaping shall be irrigated within an automatic sprinkler system and maintained in
a healthy and growing condition.

b. Along the eastern property line, a minimum 5-foot landscape edge shall be provided
between all parking lots and public streets.  Within this landscape edge, 10 shrubs (5-
gallon minimum) shall be planted per 500 square feet.  The number of required shrubs
shall be calculated solely on the area of the required landscape edge.

c. Along the western property line, a minimum 6-foot sidewalk is required to connect to
the trail along the DART right-of-way at a feasible location.  Along the western property
line, streetscape landscaping shall be provided.

d. Interior Landscape Requirements:  Parking termini at the end of every parking row
and parking lot island per every eleven spaces are required.  The minimum total area
of such islands shall be approximately 180 square feet with minimum dimensions of 9
feet by 20 feet but may be designed so that the radii help to facilitate traffic
maneuverability.  Such islands shall contain at least one large canopy tree.  The
remainder of the island space shall be landscaped with shrubs, turf, and living ground
cover not to exceed three feet in height.

e. Open Space:  10% to 20% active open space must be provided.  Examples include
plazas, playgrounds, public art, water features, benches, courtyards, dog parks, and
other pedestrian amenities.
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4. Site Amenities:  The following amenities are required:
a. Indoor exercise facility,
b. Meeting room,
c. Dog run and dog waste stations, and
d. Swimming pool.

5. EHA Mitigation Measures
a. Intake openings for outdoor air, as defined in the adopted International Mechanical 

Code, as amended, must not be on the southern face of the south building unless the 
parking garage is positioned between intake opening and expressway.

b. Pollution Mitigation Measures – The following standards must be used during initial 
construction and must be added as notes to the site plan. The Building Official or 
designee may substitute equivalent or superior construction methods upon 
replacement or reconstruction, consistent with building code requirements.
i. Mechanical ventilation must exceed the building code as follows:

a) All ventilation units will be “outdoor-air sourced.”

b) Units will be installed on the roof of the building with air intakes not “ducted” to 
the southern face of the south building unless the parking garage is positioned 
between intake opening and expressway.

ii. Air Filtration:

a) Each “outdoor-air sourced” mechanical ventilation unit must contain a filter box 
on its air-intake side.

b) These filter boxes must contain a filter (or combination of filters in “series”), 
capable of filtering outdoor airborne “particulates” to the MERV 8 standard or 
greater, based on American Society of Heating, Refrigerating and Air-
Conditioning Engineers (ASHRAE) ratings.

iii. Noise Mitigation Measures – The following standards must be used during initial 
construction and must be added as notes to the site plan.  The Building Official or 
designee may substitute equivalent or superior construction methods upon 
replacement or reconstruction, consistent with building code requirements.

a) Construction documents sealed by an architect must be provided as part of the 
building construction plan set that details mitigation of the interior noise at each 
unit to a maximum level of 45 dBA. The engineer of record will be responsible 
for testing the interior noise and providing a noise study for all units to the 
Building Inspections Department prior to final building inspection.

b) No balconies will be within 300 feet of southern property line except if there is 
a building facing the easement dedicated to North Texas Municipal Water 
District (NTMWD) crossing east-west approximately midway through the 
property.



Zoning Case Number:

Date Prepared:
Findings Required
Findings Not Required
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1 | Future Land Use Map

The Downtown Corridors future land use category applies to historic Downtown 
Plano and the K Avenue and 14th Street corridors.  Located along former State 
Highway 5, FM 544, and the Houston & Texas Central and Cotton Belt Railroads 
(now the DART Red/Orange and Silver Line), these areas have long served as 
major gateways to Downtown for both car and rail. The Downtown Corridors 
category is intended to create attractive gateways and support the continued 
transformation of historic Downtown Plano into the civic and cultural heart of the city.

Transit-Oriented Development (TOD) Areas - The principles of transit-oriented 
development will be used at planned stations along both rail lines, with residential, 
employment, retail, and civic uses located within one-quarter mile of a rail transit 
stop. Development elsewhere in the corridors should be oriented towards the rail as 
secondary frontage, especially where elevated, to improve aesthetics and create 
welcoming gateways into the community.

Corridor Revitalization & Redevelopment - As some of the oldest parts of the city, 
development along the K Avenue and 14th Street corridors reflects many decades of 
growth, infill, and transition, resulting in an eclectic mix of warehouses, 
commercial centers, and neighborhoods.  These corridors will redevelop to serve 
as gateways to Downtown Plano and transit nodes with street, bike, trail, and 
sidewalk improvements emphasized to create a more accessible, walkable, and 
unified corridor. Parking structures should be provided to reduce surface parking 
and encourage efficient use of land. 

Historic Preservation - Development projects should respect the historic character 
of Downtown and surrounding neighborhoods. Creative opportunities should be 
supported which both allow Plano’s heritage resources to remain in active and 
productive use and protect them from the pressures of growth and redevelopment.

Zoning Case Fact Sheet

Downtown Corridors (DT)

1. Enhancing bicycle and pedestrian
connections

2. Improving mobility connections between
Downtown and Collin Creek area

3. Focusing density in Downtown core and
within 1/4 mile walking distance of rail
stations

PRIORITIES

Neighborhoods (N)
Neighborhood Corners (NC)
Community Corners (CC)
Suburban Activity Centers (SA)
Urban Activity Centers (UA)
Downtown Corridors (DT)

Expressway Corridors (EX)
Employment Centers (EM)

Social Network (SN)
Open Space Network (OS)

The Future Land Use Map shall not constitute 
zoning regulations or establish zoning district 
boundaries.

Subject Property

Click here to view the
Downtown Corridors

Dashboard
DT

https://www.planocompplan.org/
https://www.planocompplan.org/260/Vision-Guiding-Principles
https://www.planocompplan.org/260/Vision-Guiding-Principles
https://www.planocompplan.org/287/Future-Land-Use-Map-Dashboards
https://www.planocompplan.org/295/EX-Expressway-Corridors
https://www.planocompplan.org/288/N-Neighborhoods
https://www.planocompplan.org/290/NC-Neighborhood-Corners
https://www.planocompplan.org/291/CC-Community-Corners
https://www.planocompplan.org/292/SA-Suburban-Activity-Centers
https://www.planocompplan.org/293/UA-Urban-Activity-Centers
https://www.planocompplan.org/294/DT-Downtown-Corridors
https://www.planocompplan.org/295/EX-Expressway-Corridors
https://www.planocompplan.org/296/EM-Employment-Centers
https://www.planocompplan.org/297/SN-Social-Network
https://www.planocompplan.org/298/OS-Open-Space-Network
https://www.planocompplan.org/295/EX-Expressway-Corridors
https://www.planocompplan.org/294/DT-Downtown-Corridors
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Recommended Proposed

Employment

Housing

Recommended Proposed

Retail 

Office

Institutional

Industrial

Recommended Proposed

Detached SF

Attached SF

Multifamily

Land Use Mix (acres)

Housing Mix (units)

0% 20% 40% 60% 80% 100%

0% 20% 40% 60% 80% 100%

Employment Mix (acres) 0% 20% 40% 60% 80% 100%

2

2 | Mix of Uses

85-90% 88.5%
(-0.7%)

10-15% 11.5%
(+0.7%)

50-60% 41.1%
(+0.4%)

20-30% 18.1%
(+0.2%)

15-30% 15.8%
(+0.1%)

0-15% 17.8%
(-0.7%)

0-90% 2.7%
(-0.2%)

0-90% 4.5%
(-0.4%)

0-90% 92.8%
(+0.6%)

Land Use & Housing Inventory (LUHI)

If approved, the request would result in the following Mix of Uses:
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LUHI Snapshot Date: 1/1/2023
Measurement Area: All properties within the EX 
Category along US 75

Click here for  
“How to Read 

The Dashboards”
?

https://www.planocompplan.org/316/LUHI-Map-Data
https://www.planocompplan.org/284/How-to-Read-the-Dashboards
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3 | Desirable Character Defining Elements

DESIRABLE CHARACTER 
DEFINING ELEMENT

RECOMMENDED BY 
COMPREHENSIVE PLAN

APPLICANT 
PROPOSAL

Building Heights 1 to 5 stories

Density

Non-TOD Areas - 
SF: 4 to 22 DUA 

MF: 10 to 50 DUA
TOD Areas -

SF: 4 to 40 DUA
MF: 10 to 100 DUA

Intensity
Moderate 

(50 to 75%  
Lot Coverage)

Open Space
TOD Areas: 5 to 10%

Other: 10 to 20% 
Active Open Space

Parking Orientation
Mix of garages, 

structured, on-street, 
surface lots, and valet

Block Pattern & 
Streetscape

Short block grid
Urban Streets

Multimodal Access

1. Automobiles
MEDIUM: 

May require short 
walk to destination

2. Transit
HIGH: 

Served by rail and bus 
stations

3. Micromobility
HIGH: 

Connected to trails 
and bike routes

4. Pedestrians HIGH: 
Highly walkable

Click here for  
“How to Read 

The Dashboards”
?

https://www.planocompplan.org/284/How-to-Read-the-Dashboards
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4 | Other Comprehensive Plan Maps

Bicycle Transportation Plan MapThoroughfare Plan Map

Parks Master Plan MapExpressway Corridor  
Environmental Health Map

EHA-1 EHA-2 Not Applicable

https://www.planocompplan.org/303/Bicycle-Transportation-Plan-Map
https://www.planocompplan.org/300/Thoroughfare-Plan-Map-Cross-Sections
https://www.planocompplan.org/302/Parks-Master-Plan-Map
https://www.planocompplan.org/301/Expressway-Corridor-Environmental-Health
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5 | Comprehensive Plan Policies & Actions
CORE POLICIES: The following policies are applicable to all zoning cases.  No specific analysis of these policies are 
provided in the staff report as these serve as the fundamental basis for all staff recommendations.

LAND USE-RELATED POLICIES: The following policies are applicable on a case-by-case basis depending upon the type, 
location, and general nature of the request.  Refer to the staff report for analysis of these policies with the respect to the 
proposed zoning change, where applicable.

Land Use: Plano will support a system of organized land use to provide housing and employment choices 
aligned with the market, where new and redevelopment areas respect the viability and quality of life for 
existing neighborhoods, businesses, and institutions. 

Redevelopment & Growth Management: Plano will protect and preserve the well-established built 
environment of Plano and prevent overcrowding by requiring new growth and redevelopment to respect the 
unique development patterns, suburban character, housing needs, infrastructure capacity considerations, 
and fiscal constraints of our community. 

Redevelopment of Regional Transportation Corridors: Plano will encourage 
reinvestment and redevelopment of identified regional transportation corridors to 
create cohesive developments that incorporate well-designed commercial, retail, and 
housing opportunities, where those uses are appropriate according to the Future Land 
Use Map and other related Comprehensive Plan standards.

Applicable

Not Applicable

Transit-Oriented Development: Plano will proactively encourage development 
within walking distance of existing and planned transit stations to create an integrated 
mix of uses including residential, employment, retail, and civic spaces.

Applicable

Not Applicable

Special Housing Needs: Plano will support the special housing needs or residents 
including seniors, people with disabilities, and low- to moderate-income households 
through inclusive regulations and programs and actions furthering the goals stated 
in the Consolidated Plan.  Proposed locations for special housing needs should be 
afforded the same health and safety considerations as other housing.

Applicable

Not Applicable

Undeveloped Land: Plano will reserve its remaining undeveloped land for high 
quality development with distinctive character, prioritizing businesses offering skilled 
employment.  Neent.  New housing in these areas will only be considered appropriate where 
it is consistent with the Future Land Use Map and other related Comprehensive Plan 
standards.

Applicable

Not Applicable

Revitalization of Retail Shopping Centers: Plano will encourage reinvestment, 
revitalization, and redevelopment of underperforming neighborhood retail corners to 
accommodate a viable combination of local commercial, retail, and entertainment 
uses.  Where appropriate transitions can be maintained, redevelopment may present 
opportunities to introduce residential uses and improve access.

Applicable

Not Applicable

OTHER POLICIES/DOCUMENTS: Additional policies may apply where applicable:
Envision Oak Point (2018)
Downtown Vision & Strategy Update (2019)

Spring Creekwalk Master Plan (1990)

https://www.planocompplan.org/151/Land-Use
https://www.planocompplan.org/151/Land-Use
https://www.planocompplan.org/151/Land-Use
https://www.planocompplan.org/271/Redevelopment-Growth-Management
https://www.planocompplan.org/271/Redevelopment-Growth-Management
https://www.planocompplan.org/271/Redevelopment-Growth-Management
https://www.planocompplan.org/155/Redevelopment-of-Regional-Transportation
https://www.planocompplan.org/152/Transit-Oriented-Development
https://www.planocompplan.org/220/Special-Housing-Needs
https://www.planocompplan.org/153/Undeveloped-Land
https://www.planocompplan.org/219/Revitalization-of-Retail-Shopping-Center
https://www.plano.gov/1339/Envision-Oak-Point
https://content.civicplus.com/api/assets/fc5501c3-2211-4a40-9375-4709dead31c5?cache=1800
https://content.civicplus.com/api/assets/bcd4ad34-1c74-4e07-9659-636fab9f1a10?cache=1800
Mbell
Rectangle

Mbell
Text Box
Pending P&Z Direction
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FOR RESIDENTIAL AND MIXED-USE DEVELOPMENTS ONLY: The following actions from the Redevelopment & 
Growth Management (RGM) Policy are applicable to requests for mixed-use developments:

RGM5: Ensure that any rezoning requests for multiuse development include:

A)

B)

C)

RGM8: Limit new residential development to areas that are appropriate based on individual site 
considerations and consistency with the Future Land Use Map and Dashboards. Multifamily developments 
should also meet a housing diversification or economic development need of the city, including transit-
oriented development, special housing needs (as defined by the city’s Considated Plan), or be constructed  
as part of a high-rise 10 stories or greater.

No more than 50% square footage for residential uses. Requests should also conform with other 
identifying elements (density, building heights, etc.) in the applicable Dashboard descriptions.

Phasing requirements that prevent the disproportionate completion of residential uses prior 
to nonresidential uses within the development. Nonresidential square footage must constitue a 
minimum of 33% of all square footage approved for occupancy during development (e.g., every 2 
square feet of residential development requires at least 1 square foot of nonresidential development; 
and

Key design features provided prior to, or concurrent with, the construction of any residential uses.
These include elements of the development supporting the long-term value to the overall community, 
and specificially any new residents, such as open/green space, amenities, street enhancements, 
and trails.

Applicable

Not Applicable

6 | Findings Policy

RGM1: Mix of Uses, Density, & Building Height 

In accordance with the Redevelopment and Growth Management (RGM) Policy Action 1, zoning change requests that do 
not conform to the mix of uses, density, and building heights as described in the Dashboards are disfavored. Requests 
that do not conform to these criteria may be occasionally allowed when found:

Consistent with the Guiding Principles of the Comprehensive Plan; and

Substantially beneficial to the immediate neighbors, surrounding community, and general public interest.

RGM5: Mixed-Use Developments

In addition, the Redevelopment and Growth Management (RGM) Policy Action 2 requires findings when approving a 
mixed-use development that exceeds 50% square footage for residential uses and/or does not conform to other identifying 
elements (density, height, etc.) in the applicable Dashboard.

Applicable

Not Applicable

Are Findings Required?

Yes, because the request does not comply with the Mix of Uses of the associated Dashboard. 
Yes, because the request does not comply with the Building Heights of the associated Dashboard. 
Yes, because the request does not comply with the Maximum Density of the associated Dashboard. 
Yes, because the request is inconsistent with Action RGM5 (for mixed-use developments).
No, findings are not required.

Pending P&Z 
Direction

https://www.planocompplan.org/295/EX-Expressway-Corridors
mzahir
Polygonal Line
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STAFF PRELIMINARY REPORT - CONFORMANCE TO THE COMPREHENSIVE PLAN 

The proposed request has been reviewed for conformance with the Comprehensive Plan 2021.  Major 
factors included in the analysis are provided below, but the Comprehensive Plan Fact Sheet has more 
specific details about the request. 

Comprehensive Plan 

Guiding Principles – This set of Guiding Principles to the Comprehensive Plan establishes 
overarching themes that apply to all policies and actions and express values for Plano Today, Plano 
2050, and Plano Together.  Since the principles do not stand alone but are used in concert with one 
another and carry across the Plan as a whole, each principle must be judged through a lens that 
incorporates all of the other principles to be fully and accurately understood.  As such, the Commission 
is encouraged to review the full list of Guiding Principles and judge zoning requests through the lens of 
all principles.   

Transit-Oriented Development Policy and Downtown Vision & Strategy Update – The comprehensive 
plan supports the development of transit-oriented development (TOD) to create an integrated mix of 
uses within walking distance of light rail stations.  The plan defines downtown corridor TOD as a mixed-
use community within an average 1/4-mile (1,320-foot-radius) walking distance of a transit stop and 
core commercial area.  TODs mix residential, retail, office, and public uses in a walkable environment, 
making it convenient for residents and employees to travel by transit, bicycle, foot, or car.  

The CityLine/Bush DART station (located in Richardson) is not included on the Future Land Use Map. 
The omission was intentional to prioritize TOD in and around stations within the city of Plano. 
Supporting the CityLine/Bush DART Station, there are approximately 2,900 TOD multifamily units in 
Richardson and 386 in Plano.  By comparison, there are approximately 1,850 TOD multifamily units in 
Plano supporting both Downtown and 12th Street stations.  However, the intent to focus TOD on Plano 
stations is not stated explicitly in the plan, which leaves ambiguity as to whether this policy support 
applies to DART stations not shown on the Future Land Use Map.  

The subject property is located within 1/4 mile of the CityLine/Bush DART Station in the City of 
Richardson but is approximately 1/2 mile from the DART Silver Line 12th Street Station.  Although 
separated from the station by State Highway 190, the expressway is elevated at this location, and there 
are at-grade trails and signalized crosswalks planned along the rail line to allow bicycle and pedestrian 
connectivity between Plano and Richardson.  The proximity to the CityLine DART station would likely 
be an attractive feature of the proposed development to future residents and businesses, generally 
consistent with the goals of the TOD Policy. 

The Downtown Vision and Strategy Update (2019) includes CityLine as one of the four stations in its 
study area (CityLine Station, 12th Street Station, Downtown Plano Station, Parker Road Station).  It 
states: 

“The CityLine/Bush Station serves Richardson and Plano.  While the platform is in Richardson 
on the south side of the Bush Turnpike, it is within walking distance of new multifamily housing 
and underdeveloped property south of Plano Parkway.  The CityLine, Raytheon, and other 
developments in Richardson bring thousands of employees to the area.  Properties in Plano are 
suitable for mixed-use development.  Commercial uses may find market support from heavy 
commuter traffic.  Successful residential use in this area requires imaginative design and 
amenities.” 

https://planocompplan.org/260/Vision-Guiding-Principles
https://www.planocompplan.org/152/Transit-Oriented-Development
https://content.civicplus.com/api/assets/fc5501c3-2211-4a40-9375-4709dead31c5?cache=1800
https://content.civicplus.com/api/assets/fc5501c3-2211-4a40-9375-4709dead31c5?cache=1800


AGENDA ITEM NO. 1A (03/20/23) PAGE 10 OF 21 

The request meets the general vision for mixed-use development in the area south of Plano Parkway 
near the CityLine station.  Furthermore, under the “Continuing the Momentum” section, it states: 

“Develop 1,000 units of housing within ½ mile of the Downtown Plano Station and 2,000 units 
within the Plano DART Corridor.  Promote a variety of housing and price points.” 

The subject property is located more than ½ mile from the Downtown Plano Station but is within the 
Plano DART Corridor.  Approximately 3,000 total units have been built or are pending construction in 
the DART corridor since this policy was adopted in 1999.  However, this document has not been 
updated since the comprehensive plan's adoption.  These housing targets may be considered obsolete 
due to implementing the new Future Land Use Dashboards and Land Use and Housing Inventory 
(LUHI).  As stated previously, the number of units requested is inconsistent with the DT Dashboard for 
this area. 

The request has the potential to support the general goals of the TOD policy and the Downtown Vision 
& Strategy Update; yet, it is uncertain whether the more recently adopted Comprehensive Plan 2021 
continues to emphasize TOD for the CityLine/Bush transit station.  If the Commission and City Council 
find that the TOD Policy should be applied in these situations, the request should be considered 
consistent with the Transit-Oriented Development Policy and the Downtown Vision and Strategy 
Update. 

Future Land Use Map Category & Dashboard 

Future Land Use Category – The subject property is located in the Downtown Corridors (DT) category 
of the Future Land Use Map (FLUM).  Staff finds the request to be generally consistent with the intent 
of the category, allowing redevelopment of aging commercial and light industrial properties and 
improving aesthetics along a key Downtown gateway.  The proposal also includes structured parking 
and direct connections to a hike-and-bike trail along the property’s western boundary.   

However, careful consideration is needed to ensure that the proposed site design provides sufficient 
amenities and quality-of-life protections for future residents and meets the city’s definition of TOD. 
Those issues, including analysis of the sufficiency of EHA mitigation, are addressed more specifically 
in other sections of this report.   

FLUM – DT Description and Priorities 
Description Meets 
Priorities Enhancing bicycle and pedestrian connections Meets 

Improving mobility connections between Downtown and Collin 
Creek area 

Not Applicable 

Focusing density in Downtown core and within 1/4 mile walking 
distance of rail stations 

Pending 
Commission 
Direction on 
Applicability 

Mix of Uses – The request would provide Multifamily Types, as defined by the Comprehensive Plan. 
Additional Housing Types are supported in the DT area; however, these would need to be in the form 
of Detached or Attached Single-Family Types as the existing amount of Multifamily Types (92.2%) 
exceeds the recommended maximum (90%).  As proposed in the associated Concept Plan, the request 

https://www.planocompplan.org/287/Future-Land-Use-Map-Dashboards
https://planocompplan.org/294/DT-Downtown-Corridors
https://www.planocompplan.org/294/DT-Downtown-Corridors
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would further increase the amount of Multifamily Types above the recommended amount to 92.8%. 
Additional multifamily is not supported. 

FLUM – DT Mix of Uses 
Land Use Mix Meets 
Employment Mix Meets 
Housing Mix Does Not Meet 

Desirable Character Defining Elements – The request complies with many of the Character Defining 
Elements of the DT Dashboard, with the possible exception of Density.  At 64.6 dwelling units per acre 
(DUA), the proposed density exceeds the recommended maximum density of 50 DUA for Multifamily 
Types for properties outside of Transit-Oriented Development (TOD) areas.  For TOD areas, those 
located within 1/4 mile of transit stations, the DT Dashboard recommends up to 100 DUA.  The subject 
property is located within 1/4 mile of the DART CityLine station in the City of Richardson; however, as 
was discussed in the TOD Policy section, there is ambiguity as to whether the higher density allowance 
should be applied for stations outside of Plano.  Direction from the Commission is sought regarding the 
applicability of the TOD allowances of the DT Dashboard and the TOD Policy to this site.  If deemed a 
TOD area, the proposed density would comply with the density recommendations of DT Dashboard. 
However, it should be noted that if deemed a TOD area, the proposed 13.7% active open space would 
exceed the maximum 10% recommended for TOD areas by the DT Dashboard. 

FLUM – DT Desirable Character Defining Elements 
Building Height Meets Multimodal Access 

• Automobiles
• Transit
• Micromobility
• Pedestrians

Meets 
Meets 
Meets 
Meets 

Maximum Density Pending 
Commission 
Direction on 
Applicability 

Intensity Meets 
Open Space Meets 
Parking Orientation Meets 
Block Pattern & Streetscape Meets 

Other Comprehensive Plan Maps 

Thoroughfare Plan – Development of the site will include widening and improvements to J Place, a 
Type G Local Street.  The concept plan includes the provision of parallel, on-street parking spaces and 
a 7-foot sidewalk along J Avenue. 

Bicycle Transportation Plan, and Parks Master Plan Maps – The associated concept includes a 
connection to DART Hike-and-Bike trail to the west of the subject site.   

Expressway Corridor Environmental Health Map – The property falls entirely within the EHA-2 
boundary.  Sensitive land uses, including multifamily housing, are not appropriate within EHA-2.  
Mitigation is permissible in the EHA-1 area but is not, by policy, permissible in EHA-2.  However, the 
proposal includes mitigation to aid their request. 

https://www.planocompplan.org/294/DT-Downtown-Corridors
https://www.planocompplan.org/300/Thoroughfare-Plan-Map-Cross-Sections
https://www.planocompplan.org/303/Bicycle-Transportation-Plan-Map
https://www.planocompplan.org/302/Parks-Master-Plan-Map
https://www.planocompplan.org/301/Expressway-Corridor-Environmental-Health
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Other Comprehensive Plan Maps 
Thoroughfare Plan Map Meets 
Bicycle Transportation Plan Map Meets 
Parks Master Plan Map Meets 
Expressway Corridor Environmental Health Map Does Not Meet 

Policies & Actions of the Comprehensive Plan and Other Studies 

Redevelopment of Regional Transportation Corridors Policy – Although this request would provide 
much needed reinvestment into the site, it would also introduce sensitive-land uses where they are not 
appropriate according to the Expressway Corridor Environmental Health Map.  For this reason, staff 
finds the request inconsistent with the Redevelopment of Regional Transportation Corridors Policy. 

Redevelopment and Growth Management Policy: Action 1 (RGM1) – This action recommends that 
zoning requests conform to the recommended mix of uses, density, and buildings heights described in 
the DT dashboard.  According to the provided concept plan, this request does not conform to the DT 
Housing Mix and Density recommendations.  As the request is inconsistent with RGM1, findings will be 
required by the Commission to approve the request.  

Redevelopment and Growth Management Policy: Action 8 (RGM8) – This action recommends 
residential uses be limited to areas appropriate based on individual site considerations and the FLUM 
Dashboards.  Furthermore, it recommends multifamily uses should further the city’s housing diversity 
or economic development goals.  The proposal does improve the area by removing uses that are 
inappropriate for a gateway to the city.  The applicant’s Planned Development language improves the 
conditions on site for residential.  There is no doubt that redevelopment is beneficial, but substantial 
questions remain as to whether residential use is appropriate in this location.  Due primarily to the 
inconsistency of the Dashboard Mix of Uses and the site location within EHA-2, staff finds the request 
is inconsistent with RGM8. 

Comprehensive Plan Policies and Actions/Other Studies 
Redevelopment of Regional Transportation Corridors Policy Does Not Meet 
Transit-Oriented Development Policy Pending Commission 

Direction on Applicability 
Downtown Vision & Strategy Update Pending Commission 

Direction on Applicability 
Redevelopment & Growth Management Policy – Action 1 Does Not Meet 
Redevelopment & Growth Management Policy – Action 8 Does Not Meet 

Findings Policy – Findings are required to recommend approval of this item due to inconsistency with 
action RGM1, which recommends rezoning requests conform to the mix of uses, density, and building 
heights as described in the associated Dashboard. 

Comprehensive Plan Summary 

The request meets the general description and priorities of the DT Dashboard.  It is inconsistent with 
the recommended Housing Mix of the DT Dashboard and may exceed the density standard depending 
on how the TOD policy is considered.  Additionally, it would introduce sensitive land uses in an area 
where they are inappropriate according to the Expressway Corridor Environmental Health Map.  It may 

https://www.planocompplan.org/155/Redevelopment-of-Regional-Transportation
https://www.planocompplan.org/271/Redevelopment-Growth-Management
https://www.planocompplan.org/271/Redevelopment-Growth-Management
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meet the Transit-Oriented Development goals of the city, pending Commission direction on the 
applicability of the TOD Policy for the CityLine/Bush DART station.  Due to inconsistency with Action 
RGM1, approval of the request will require Findings by the Commission and City Council.  The Findings 
Forms have been attached to this staff report for review.  

Comprehensive Plan Policy Summary 
Policy or Study Analysis 
Future Land Use Map and Dashboards 

• Description & Priorities Meets 
• Mix of Uses Does Not Meet 
• Character Defining Elements Partially Meets, May Meet Fully Pending 

Commission Direction on Applicability of TOD 
Regarding Density 

Thoroughfare Plan Map Meets 
Bicycle Transportation Plan Map Meets 
Parks Master Plan Map Meets 
Expressway Corridor Environmental Health Map Does Not Meet 
Redevelopment of Regional Transportation 
Corridors Policy 

Does Not Meet 

Transit-Oriented Development Policy Pending Commission Direction on Applicability 
Redevelopment & Growth Management Policy 

• RGM – Action 1 Does Not Meet (Triggers Findings Policy) 
• RGM – Action 8 Does Not Meet 

Downtown Vision & Strategy Update Pending the Planning & Zoning Commission 

Adequacy of Public Facilities 

Wastewater Demand Summary – Analyzing the city’s existing gravity wastewater mains, the increase 
in sewer demand with the proposed land use may prompt additional off-site wastewater improvements 
necessary to meet the demand flows required for future development. 

Water Demand Summary – Observing the city’s existing water distribution system, the proposed 
development can be supported with nearby water mains.  The developer is responsible for determining 
if on- or off-site improvements are necessary to meet fire flow demands. 

Traffic Impact Analysis (TIA) – A TIA is not required for this rezoning request based on current 
thoroughfare standards.  Staff has compared the proposed mix of uses on Tract 1, including the 
introduction of 325 multifamily residential units, with the existing lumber yard and auto shop using the 
average Institute of Traffic Engineers (ITE) trip generation rates.  
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The table below shows the estimated traffic generation during daily and peak hours (7:00-9:00 a.m. 
and 4:00-6:00 p.m.): 

Building Area or Unit Total AM PM Daily 
Existing Development 

4300 SF Lumber Yard Store (storage yard not 
included in calculation) 

10 11 73 

9900 SF Auto Care Center 28 35 235 
Total 38 46 308 

Proposed Development 
325 Multifamily Residential units 114 127 1500 

School Capacity – Plano Independent School District has provided a letter regarding school capacity, 
which staff has included. 
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March 15, 2023 

Raha Pouladi 
Lead Planner 
1520 K Avenue, 2rd Floor 
Suite 250, Plano, Texas 75074 

RE: Property located on the west side of J Place 111 feet north of State Highway 190 

Dear Raha, 

You have inquired as to the capacities and enrollment projections for the schools impacted by a potential 
development property located on the west side of J Place 111 feet north of State Highway 190, Plano. 

The following table provides both enrollment and capacity figures. 

2022/23 2023/24 2024/25 2025/26 2026/27 Functional Program 
School Enrollment Enrollment Enrollment Enrollment Enrollment Capacity Capacity 

(Projected) (Projected) (Projected) (Projected) 

Forman ES 549 568 553 581 583 765 900 

Armstrong MS 611 590 599 557 583 1,178 1,385 

McMillen HS 1,172 1,092 1,042 1,025 960 1,629 1,916 

Plano East Senior HS 3,083 3,142 3,089 2,958 2,859 3,374 3,494 

The enrollment figures are derived from our most recent demographer's report. The 2022/2023 column 
represents actual enrollment as of October 2022. All other enrollment figures are projected and are 
based on City zoning as it existed in the Fall of 2022. The impact of any zoning changes since that time 
(including this requested rezoning) are not yet factored into the projections. 

Program capacity figures are based on current building floor plans, and the application of the District's 
maximum class size to every standard classroom. 22 students max for Kindergarten and Grades 1 
through 4, 26 max for Grade 5, and 28 max at the Secondary level. 

Functional capacity figures recognize there will always be inherent/uncontrollable inefficiencies in 
classroom utilization. For instance, as mentioned above, the District limits class sizes in kindergarten 
through grade 4 to a maximum of 22 students. If a building has three first grade classrooms, it can 
accommodate up to 66 students (Program Capacity). However, if only 54 students are enrolled in first 
grade, each class will actually only serve 18 students. The additional capacity of 12 students (66-54) is 
not utilized as it is not available to other grades or other campuses. In recognition of this variable, the 
functional capacity is calculated at 85% of the program capacity. 

I 

uperi of Business and Employee Services 
D 



AGENDA ITEM NO. 1A (03/20/23) PAGE 16 OF 21 

Public Safety Response Time – Based upon existing personnel, equipment, and facilities, fire 
emergency response times will be sufficient to serve the site.  Residential units in this area will increase 
EMS and fire calls for service and may impact future staffing levels and the type of equipment assigned 
to area fire stations. 

Access to and Availability of Amenities and Services – The subject property is located within Park Fee 
Service Area 2.  Private open space will be provided to serve residents within the subject property, per 
the proposed planned development standards. 

The subject property is located within the Harrington Library’s service area and service to future 
residents would be possible with the current library resources. 
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STAFF PRELIMINARY REPORT - ANALYSIS & RECOMMENDATION 

Redevelopment 

The history of zoning on this property shows there are uses located here that, while allowed by SUP, 
have not been in alignment with the city’s land use goals for at least 20 years.  The DT future land use 
category envisions redevelopment of the area to provide a welcoming, attractive gateway to Downtown 
that supports the transformation of the larger area into the civic and cultural heart of the city.  The PD 
standards provide for transportation improvements creating a more accessible, walkable, and unified 
corridor.  Structured parking is proposed to encourage efficient use of land.  Removal of those uses 
and associated site improvements are consistent with the development goals of the city. 

Multifamily Residential Use 

The applicant is proposing a maximum of 325 multifamily residential units. 

There are some significant challenges posed by multifamily residential development within the subject 
property: 

1. Comprehensive Plan:  The requested use, as proposed in the associated PD district, is not in
conformance with significant portions of the Comprehensive Plan as detailed in the analysis
above.

2. Surrounding Zoning and Land Use:  The surrounding zoning on the north, east, and south sides
is Light Commercial (LC) which allows uses that may be incompatible with residential living.
Land use to the north includes major vehicle repair, and the building has seven service bays
with doors facing the subject property.  Major Vehicle Repair use is subject to residential
adjacency standards.  Vehicle service bays may not face a residential district within 150 feet,
and no use, including outdoor vehicular repair, servicing, or testing, is permitted within 150 feet
of a residential district.  Photos of the site indicate outdoor servicing may be occurring on the
property immediately north of this request.  The PD has commercial base zoning, but standard
multifamily (MF-1, MF-2, and MF-3) zoning districts are protected by the zoning ordinance from
this development condition.

3. Commercial Use of the Property:  The subject property is a prime location for future economic
development.  It has high visibility from DART and the State Highway 190 service road and good
access to the surrounding thoroughfares.  The existing LC zoning allows a wide variety of
nonresidential uses, and commercial development here would benefit from existing residential
development and zoning in Plano in the general area, as well as in the CityLine development in
Richardson.

4. In the general area, there are 2,638 multifamily units either pending or with plans under review,
including 2,300 units at Collin Creek Mall and 338 at Heritage Creekside.

To further expound on this last issue, with the initial rezoning request to create the zoning for the 
redevelopment of Collin Creek Mall (UMU-3), the city and the applicant partnered together and hired 
RCLCO Real Estate Advisors to provide a residential analysis.  This analysis is attached to this report 
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and analyzed the area shown in the adjacent map.  This analysis aimed to promote a diverse mix of 
housing options to respond to the region’s evolving demographics and housing preferences.   

This firm specializes in real estate strategy development related to master-planned mixed-use 
communities.  RCLCO’s analysis identified the target market audiences for the proposed 
redevelopment and how the reimagined site could provide the products, lifestyle, amenities, and design 
elements that residents seek.  The analysis was completed in 2018 and recommended a total of 1,900 
multifamily rental units for the Collin Creek Mall property, and stated this number was a 10-year demand 
projection.  The demand for these units will be met with the construction of the Collin Creek Mall 
redevelopment.  As this study is aging, the city has hired AECOM to perform an updated study which 
is currently underway.  

Due to the issues above, the subject property is not appropriate for multifamily residential use. 

Access to DART 

The proposed development is north of the CityLine station in Richardson.  Using routes along the 
sidewalks as shown on the concept plan and/or via the trail adjacent to the DART line, the walking 
distance to the Bush DART station is approximately 1,000 feet (0.2 miles). 

There are currently sidewalks along the west side of J Place that could accommodate pedestrians, but 
there are no sidewalks along the State Highway 190 service road.  Future residents would be able to 
access the pedestrian connection/crosswalk along State Highway 190 located at the trail adjacent to 
the DART line, which provides a pedestrian connection to the north and south in this area, by a 
proposed trail connection, which is required from this development.  However, they are required to 
cross the three-lane westbound service road, proceed under State Highway 190, and cross the three-
lane eastbound service road to access the Bush DART station.   

NTMWD Sanitary Sewer Easement 

An existing 20-foot permanent sanitary sewer easement to North Texas Municipal Water District 
(NTMWD) is situated between the two proposed five-story structures.  The developer has engaged in 
discussions with NTMWD to preserve the integrity of the existing 36-inch force main throughout 
construction and continuously provide access for maintenance to the existing easement.  NTMWD has 
requested to install an Odor Control Unit and Enclosure on the property not to be disturbed during 
construction as part of the force main improvements prompted by the DART Silver Line project. 

Residential Uses in Expressway Corridors 

The city’s long-range planning policies have focused on limiting residential development in expressway 
corridors for the dual purposes of preserving land for economic development and maintaining safety 
and quality of life for residents.  In 2018, the Planning Department hired Harris Miller Miller & Hanson, 
Inc. (HMMH).  This firm specializes in acoustical and air quality analysis, performing a noise and air 
pollution study, and developing more refined policies or regulations based on the results of the analysis.  
As part of the study, HMMH examined the science and best practices of associated quality-of-life issues 
to aid decision-makers in considering development patterns when applying setback policy and 
considering potential exceptions to that policy.   
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Research provided by HMMH shows that noise and air pollution impact public health, particularly for 
extended durations of exposure and sleeping at night.  Based on the study results, the city modified the 
policy in the Comprehensive Plan and adopted zoning regulations that pertain to specific sensitive land 
uses.  The Comprehensive Plan map designates two areas, Expressway Corridor Environmental 
Health Area One (EHA-1) and Expressway Corridor Environmental Health Area Two (EHA-2).  

Land uses are designated which are particularly impacted by noise and air quality factors from the 
expressways, including residential uses.  Developing residential uses in EHA-2 areas is designated as 
inappropriate land use; noise levels are at or greater than 75 dBA Ldn in those areas.  EHA-1 is the 
portion further from the expressways, where outdoor noise levels are greater than or equal to 65 dBA 
Ldn and less than 75 dBA Ldn.  Sensitive land uses are appropriate in EHA-1 if satisfactory mitigation 
is achieved based on the results of an EHA Site Analysis.  The EHA Site Analysis must be prepared 
by a recognized expert in the field, document existing site conditions and noise levels, estimate exterior 
noise levels at all floors of the buildings containing SLUs, propose air quality and noise mitigation 
strategies, and evaluate the effectiveness of the proposed mitigation strategies in achieving a target 
maximum outdoor noise level of 65 dBA Ldn.    

The city’s buffer standard is intended to offer a higher quality of life to residents by abating sound for 
open spaces and allowing residents to open windows for ventilation and enjoy private patio or porch 
spaces.  While the Expressway Corridor Environmental Health Areas focus on mitigating outdoor noise 
levels where specific land uses are proposed, the applicant has required that the residential buildings 
be constructed to achieve interior noise levels of 45 dBA Ldn or less.  This standard will help ensure 
interior noise levels are sufficient for health and safety concerns related to sleep disturbance, which is 
consistent with the intent of the regulation.   

The land use impacts of highway air pollution are also intended to be addressed through the EHA-1 
and EHA-2 designations in the city’s policy.  The Expressway Corridor Environmental Health Study 
notes that particulate matter concentration is significantly higher within 330 feet of major highways and 
concentrations of some air pollutants decrease by over 50% within the first 100 to 150 meters (330 to 
490 feet) from the edge of the roadway.  Consistent with these findings, the EHA-2 area is intended to 
protect residents from the potential health impacts of living in a location with higher risks.  The southern 
edge of the property under consideration is within 140 and 210 feet of the edge of State Highway 190. 

The subject site is located within Expressway Corridor Environmental Health Area Two (EHA-2).  The 
request is for two 5-story multifamily residential buildings, which are a sensitive land use.  The site does 
not contain existing sensitive land uses.  The applicant has provided an EHA Site Analysis to support 
the request, which will be attached to the staff report. 

The associated concept plan shows a parking structure between the expressway and the two residential 
buildings to act as a noise barrier, resulting in an outdoor noise level of up to 74 dBA Ldn for the south 
building and up to 65 dBA Ldn for the north building.  The planned development stipulations include a 
requirement for improved building materials to achieve maximum indoor noise levels of 45 dBA Ldn. 
This indoor target is consistent with the intent of the guidelines, but the mitigation does not achieve the 
target for outdoor noise levels contained in Comprehensive Plan 2021.  The EHA Site Analysis confirms 
that there is no reasonably feasible mitigation that could achieve the target maximum outdoor noise 
level of 65 dBA Ldn for the south building.  For these reasons, staff finds the request not wholly in 
compliance with the EHA Guidelines. 
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Planned Development Stipulations 

The applicant is proposing planned development standards related to site and building design, which 
are intended to support multifamily residential living on the subject property.  

These standards include: 

1. Open Space: The proposed planned development stipulations include a requirement for a
minimum of 10% to 20% active open space within the property.

2. Residential Standards:

a. All residential units must be constructed to achieve interior noise levels of 45 dBA Ldn or
less.

b. No balconies will be within 300 feet of the southern property line unless inside a courtyard
with garage positioned between balcony and expressway or on the north face of the southern
building facing opposite the expressway.

3. Setbacks and Landscape Edges:  The request includes reduced setbacks to allow flexibility for
multifamily residential buildings.  The applicant has also included a minimum 10-foot landscape
buffer and 8-foot ornamental fence along the north and south property lines to protect future
residents from existing vehicle repair use on the north and State Highway 190 to the south.
Within these landscape edges, an irrigated evergreen, full-to-ground, solid landscape screen will
be installed and maintained.

4. Building Facades:

a. The applicant is placing restrictions on facade lengths to break up the building faces.
b. The proposed design of the building and reduced setback is intended to allow a minimum of

60% of the facade fall within 15 feet of the right-of-way line to promote an urban feel.
c. Pitched roof is prohibited for this development.
d. A true balcony will be provided for at least 30% of all units.

5. Street Trees:  The applicant is proposing to provide one 3-inch caliper shade tree per 40 linear
feet of street frontage.

Overall, the PD district is designed to include standards that will allow for multifamily residential 
development to occur consistent with the companion concept plan.  They meet numerous 
Comprehensive Plan objectives, such as modifying the building design to mitigate the noise and air 
pollution, where possible, applying the proposed street section along J place, and providing trail 
connection, as noted in the Planned Development Stipulation. 
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SUMMARY: 

The applicant is requesting to rezone the subject property from Light Commercial to Planned 
Development-Corridor Commercial, and rescind Specific Use Permits No. 525 and 529 for Contract 
Construction; No. 526 and 528 for Auto Storage; and No. 527 and 530 for Used Car Dealer to allow 
multifamily residential uses with modified development standards. This request has substantial policy 
benefits, in that it would aid in the city’s goal of redevelopment in the downtown corridor, removing 
uses that do not enhance the location as a gateway to the city. Transit Oriented Developments 
(TOD) mix residential, retail, office, and public uses in a walkable environment, making it convenient 
for residents and employees to travel by transit, bicycle, foot, or car. The Commission should weigh 
whether this site should be considered for TOD based on the city’s land use policies. Guidance 
supports design that proposes new residential in well-integrated and thoughtful pedestrian-oriented 
neighborhoods and minimizes or eliminates the impacts of the adjacent expressways for residents. 
While the PD language proposes extensive mitigation, the location is in an area where residential 
use is generally inappropriate. The design mitigates impacts to the extent practical but is unable to 
achieve the EHA policy goals for sensitive land uses on this site. While redevelopment is beneficial 
in this location, residential uses may not be desirable due to noise and air quality from both the 
expressway and adjacent land uses. Approval will require findings due to conflicts with the 
Comprehensive Plan’s policy guidance for Redevelopment and Growth Management.. 

RECOMMENDATION: 

Due to the lack of conformance with the RGM1, this request is disfavored under the 
Comprehensive Plan and will require a justification of findings by the Planning & Zoning 
Commission.  The Planning & Zoning Commission may occasionally allow proposals that do not 
strictly conform to the standard above, as noted in the Findings Form. 































































































































































 
 
 

March 15th, 2023 

 

Ms. Christina D. Day 

Director of Planning 

City of Plano – Planning Department 

1520 K Avenue, Suite 250 

Plano, TX 
 

Re: ZC2022-018; Request to rezone 5.2 acres located on the west side of J Place, 111 
feet north of State Highway 190 from Light Commercial to Planned Development-
Corridor Commercial and to rescind Specific Use Permit Nos. 525 and 529 for 
Contract Construction, Nos. 526 and 528 for Auto Storage, and Nos. 527 and 530 for 
Used Car Dealer. Zoned Light Commercial with Specific Use Permit Nos. 525 and 
529 for Contract Construction, Nos. 526 and 528 for Auto Storage, and Nos. 527 and 
530 for Used Car Dealer and located within the 190 Tollway/Plano Parkway Overlay 
District.  

 

Dear Christina, 

I first want to thank you and the Planning Staff for your time, effort and vision in assisting us with 
this application over the past year. In particular, Mr. Eric Hill and Mrs. Raha Pouladi have been 
instrumental in crafting a project that the City of Plano can be proud of in a corridor that has been 
identified for redevelopment. We are providing this letter to a) support our petition to create a 
Planned Development-Corridor Commercial (PD-CC), for a 5-story multifamily project to replace 
the existing low-rise industrial buildings and outdoor storage and b) rescind the six SUPs currently 
in place. 

The property’s future land use category is Downtown Corridor (DT) in the Comprehensive Plan 
(“Comp Plan” or “Plan”). The Comp Plan discusses Transit Oriented Development Areas (TOD), 
Corridor Revitalization & Redevelopment and Historic Preservation within the Downtown 
Corridor. The spirit of the Comp Plan’s objective for the Downtown Corridor is to transition this 
area of Plano away from old warehouses and open lots to a “more accessible, walkable and unified 
corridor”. This zoning proposal is a valuable opportunity for Commission to allow redevelopment 
of a blighted area in step with the spirit of the Plan. Specifically, the Comprehensive Plan identifies 
three main priorities of the Downtown Corridor: 1. Enhancing bicycle and pedestrian connections, 
2. Improving mobility connections between Downtown and Collin Creek area, and 3. Focusing 



 
 
 

density in the Downtown core and within ¼ mile walking distance of rail stations. This proposal 
accomplishes all three.  

The Comp Plan provides dashboard tools for evaluating rezoning petitions to either favor or 
disfavor. The tools disfavor on two points and the Downtown Vision and Strategy Update disfavors 
based on interpretation. We ask P&Z to review each and make findings in order to approve our 
petition.  

Disfavored because… 

1. Downtown Corridor Dashboard is above the 90% threshold for Multifamily Types;  
2. Above the maximum density of 50 UPA 
3.  The Downtown Vision and Strategy (published in 1999) initially recommended 1,000 

new units in the study area. Later updates expanded the recommendation to 2,000 units 
within the broader Plano DART Corridor (CityLine/Bush station to Parker Road station). 
According to Staff’s estimation the 2,000 unit recommendation has been exceeded over 
the last 24 years of growth and development. 

 

Why Approve? 

1. This 90% Multifamily/10% Single Family is unlikely to ever come into “balance” within 
the DT Corridor boundaries. The best way to induce landowners to forego their current 
cash flow from old warehouses and sell for redevelopment is to re-zone for higher density. 
Developers of Single Family Attached and Detached cannot economically deliver low-
density SF units outside of the occasional custom home or small Townhome development. 
Single Family will organically follow and fill in smaller gaps where feasible if the City 
first catalyzes positive change with larger sites like ours. To accommodate the Comp Plan’s 
goal for redevelopment in the corridor, exceptions to the dashboard thresholds will be 
necessary.  
 

2. The project will be approximately 68 Units per Acre. The Comp Plan disfavors density 
above 50 UPA in non-TOD locations. However, the Comp Plan supports density up to 100 
UPA in TOD locations. The Comp Plan does not explicitly acknowledge the CityLine/Bush 
Station in Richardson as a transit stop for TOD purposes under the Comp Plan. We ask the 
Commission to remedy this by explicitly acknowledging the CityLine/Bush Station as part 
of the TOD analysis. If so, the project is 0.20 mile walking distance from the CityLine/Bush 
station to the sidewalk egress from our site and the density would be supported. 
 

3. The Downtown Vision and Strategy Update states: “The opportunity for growth extends 
across the entire 2 1/2 mile DART corridor from the President George Bush Turnpike to 
Parker Road Stations. With the addition of the proposed 12th Street Station, the entire 



 
 
 

corridor is within walking distance of one of four DART stations. No place outside of 
Downtown Dallas is better served by transit”. With the Silver Line infrastructure 
improvements bringing substantially more connectivity to Plano, it is prudent for the 
Commission to consider expanding the vision from prior years to add residential density in 
one of the most transit-rich locations in DFW. Additionally, the 2,000 units mentioned in 
the Downtown Vision and Strategy Update can reasonably be read as a goal, not a hard cap 
on residential units. 

Rescinding Special Use Permits 

We request that the existing Special Use Permits listed below be terminated upon City Council 
voting to change zoning to PD-CC and adopt the PD stipulations as submitted. 

SUP 525 – Contract Construction 

SUP 526 – Auto Storage 

SUP 527 – Used Car Dealer 

SUP 528 – Auto Storage 

SUP 529 – Contract Construction 

SUP 530 – Used Car Dealer 

 

 

 

 

 

Sincerely, 

Adam Brown  

Trinsic Residential Group 

 



 

 

 
 
 
 
MEETING DATE 
 

Monday, April 10, 2023 
 
RESULTS 
 

I, Mayor/Councilmember   , after review of the written information and listening to the 
hearing participants, voted in SUPPORT of this case, finding the following:  

 
1. The request is consistent with the overall Guiding Principles of the Comprehensive Plan 

because:                                                                                                                            ; 
and 
  

2. The request is substantially beneficial to the immediate neighbors, surrounding 
community, and general public interest because:                                                                      ; 
and 

 
3. The request is consistent with other policies, actions, maps: 

 

☐ Bicycle Transportation Plan Map 

☐  Downtown Vision & Strategy Update (2019) 

☐  Future Land Use Map & Dashboards – Character Defining Elements 

☐  Future Land Use Map & Dashboards – Description & Priorities 

☐  Parks Master Plan Map 

☐  Thoroughfare Plan Map & Cross-Sections 

☐  Transit-Oriented Development Policy 

☐ Other:     

 
4. Comments on any of the above which further explain my position:  . 
 
 
Overall, I believe the applicant’s request should be supported; and the reasons I have 
indicated above outweigh the project’s incompatibility with the mix of uses, density, or 
building heights favored by the Future Land Use Map Dashboard of the Comprehensive Plan. 
 
 
   

Signature  Date 
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City Council Findings Form 

 

The Guiding Principles establish overarching themes that apply to all policies and actions and express 
values for Today, 2050, and Together.  These Principles are not intended to stand alone but to be 
used in concert with one another and carry across the Plan as a whole. Each principle must be judged 
through a lens that incorporates all of the other principles to be fully and accurately understood. 
 
Guiding Principle 1 | Plano Today  
1.1. The Plan enhances the quality of life in the near term, continually striving to meet the needs and 

priorities of current residents, businesses, and institutions of Plano.  
1.2. The Plan promotes the safety, viability, and vibrancy of Plano’s existing neighborhoods, 

managing growth and shaping change that complements the city’s suburban character and rich 
history.  

1.3. The Plan promotes the educational, recreational, and cultural centers of the community, providing 
an environment for world-class facilities, businesses, and institutions that support a vital 
economy.  

1.4. The Plan respects the suburban character of Plano and seeks to preserve and enhance the built 
environment.  

1.5. The Plan acknowledges that Plano is mostly developed and does not anticipate significant 
changes in population or residential development in the future.  

1.6. Implementation of the Plan will be open and transparent, with a high standard for exceptions to 
land use principles, proactively seeking community input, and updated when needed with 
opportunities for the public to continually share their needs and priorities with community leaders 
and inform the decision-making process. 

 
Guiding Principle 2 | Plano 2050  
2.1. The Plan enhances the quality of life in the long term, preparing for future generations of 

residents, businesses, and institutions of Plano who may not yet have a voice but are impacted 
by the decisions of today.  

2.2  The Plan successfully manages Plano’s transition to a mature city, seeking innovative 
approaches and best practices to accommodate emerging trends, technologies, and 
opportunities that improve the quality of life and allow the city to remain attractive and vibrant 
into the future.  

2.3  The Plan builds on Plano’s strong history of thoughtful planning, guiding future development and 
redevelopment where it is safe, attractive, appropriate, and convenient; contributes to a variety 
of housing, employment, and social opportunities; and respects the natural environment.  

2.4  Implementation of the Plan will be fiscally responsible, ensuring that alternatives are considered 
and completion of actions provides the greatest long-term value. 

 
Guiding Principle 3 | Plano Together  
3.1. The Plan serves people of all backgrounds, striving to meet the needs of an inclusive and vibrant 

community that calls Plano “home.”  
3.2 The Plan promotes a community that is safe, engaged, and rich in educational, cultural, and 

recreational opportunities that are highly desirable to residents and visitors alike.  
3.3  The Plan embraces Plano’s position as a leader in the region, demonstrating the city’s standard 

of excellence and supporting our neighbors through linkages including health, economy, culture, 
transportation, and sense of community.  

3.4  The Plan manages growth and redevelopment in a gradual manner, ensuring changes are 
beneficial to neighbors and the surrounding community based on real, city-level demand.  

3.5  Implementation of the Plan will be done in partnership with the community and educational, 
nonprofit, civic, cultural, faith-based, and governmental organizations, promoting cooperation 
towards common goals that enhance the quality of life for the residents, businesses, and 
institutions of Plano. 
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MEETING DATE 

Monday, April 10, 2023 

RESULTS 

I, Mayor/Councilmember , after review of the written information and listening to the 
hearing participants, voted in OPPOSITION to this case, finding the following: 

☐ I agree with the conclusions in the preliminary report provided by staff because:
 . 

or 

☐ The project is incompatible with the Future Land Use Map Dashboard of the

Comprehensive Plan because:                                                                                                                        ;
and

☐ The request is inconsistent with the overall Guiding Principles of the Comprehensive Plan

because:                                                                                                                         ;
and

☐ The request is not substantially beneficial to the immediate neighbors, surrounding

community, and general public interest because:                                                                   ;
and

The request is inconsistent with other policies, actions, maps:

☐ Downtown Vision & Strategy Update (2019)

☐ Expressway Corridor Environmental Health Map & Guidelines

☐ Future Land Use Map & Dashboards – Character Defining Elements

☐ Future Land Use Map & Dashboards – Mix of Uses

☐ Redevelopment & Growth Management Policy - Action 1 (RGM1)

☐ Redevelopment & Growth Management Policy - Action 8 (RGM8)

☐ Redevelopment of Regional Transportation Corridors Policy

☐ Transit-Oriented Development Policy

☐ Other:

☐ Comments on any of the above which further explain my position:  . 

Overall, I believe the applicant’s request should be opposed due to the reasons I have 
indicated above. 

Signature Date 
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City Council Findings Form 

 

The Guiding Principles establish overarching themes that apply to all policies and actions and express 
values for Today, 2050, and Together.  These Principles are not intended to stand alone but to be 
used in concert with one another and carry across the Plan as a whole. Each principle must be judged 
through a lens that incorporates all of the other principles to be fully and accurately understood. 
 
Guiding Principle 1 | Plano Today  
1.1. The Plan enhances the quality of life in the near term, continually striving to meet the needs and 

priorities of current residents, businesses, and institutions of Plano.  
1.2. The Plan promotes the safety, viability, and vibrancy of Plano’s existing neighborhoods, 

managing growth and shaping change that complements the city’s suburban character and rich 
history.  

1.3. The Plan promotes the educational, recreational, and cultural centers of the community, providing 
an environment for world-class facilities, businesses, and institutions that support a vital 
economy.  

1.4. The Plan respects the suburban character of Plano and seeks to preserve and enhance the built 
environment.  

1.5. The Plan acknowledges that Plano is mostly developed and does not anticipate significant 
changes in population or residential development in the future.  

1.6. Implementation of the Plan will be open and transparent, with a high standard for exceptions to 
land use principles, proactively seeking community input, and updated when needed with 
opportunities for the public to continually share their needs and priorities with community leaders 
and inform the decision-making process. 

 
Guiding Principle 2 | Plano 2050  
2.1. The Plan enhances the quality of life in the long term, preparing for future generations of 

residents, businesses, and institutions of Plano who may not yet have a voice but are impacted 
by the decisions of today.  

2.2  The Plan successfully manages Plano’s transition to a mature city, seeking innovative 
approaches and best practices to accommodate emerging trends, technologies, and 
opportunities that improve the quality of life and allow the city to remain attractive and vibrant 
into the future.  

2.3  The Plan builds on Plano’s strong history of thoughtful planning, guiding future development and 
redevelopment where it is safe, attractive, appropriate, and convenient; contributes to a variety 
of housing, employment, and social opportunities; and respects the natural environment.  

2.4  Implementation of the Plan will be fiscally responsible, ensuring that alternatives are considered 
and completion of actions provides the greatest long-term value. 

 
Guiding Principle 3 | Plano Together  
3.1. The Plan serves people of all backgrounds, striving to meet the needs of an inclusive and vibrant 

community that calls Plano “home.”  
3.2 The Plan promotes a community that is safe, engaged, and rich in educational, cultural, and 

recreational opportunities that are highly desirable to residents and visitors alike.  
3.3  The Plan embraces Plano’s position as a leader in the region, demonstrating the city’s standard 

of excellence and supporting our neighbors through linkages including health, economy, culture, 
transportation, and sense of community.  

3.4  The Plan manages growth and redevelopment in a gradual manner, ensuring changes are 
beneficial to neighbors and the surrounding community based on real, city-level demand.  

3.5  Implementation of the Plan will be done in partnership with the community and educational, 
nonprofit, civic, cultural, faith-based, and governmental organizations, promoting cooperation 
towards common goals that enhance the quality of life for the residents, businesses, and 
institutions of Plano. 
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