
 
 PLANNING & ZONING COMMISSION 
ZONING CASE FINAL REPORT 

DATE: October 17, 2023 

TO: Honorable Mayor & City Council 

FROM: Planning & Zoning Commission 

VIA: Mike Bell, AICP, Development Review Manager acting as Secretary of the Planning & 
Zoning Commission  
Christina D. Day, AICP, Director of Planning 

SUBJECT: Results of Planning & Zoning Commission Meeting of October 16, 2023

AGENDA ITEM NO. 1A - ZONING CASE 2023-018 
PETITIONER:  4301 DEVELOPMENT, LP 

Request to amend Planned Development-37-Retail/Neighborhood Office on 7.8 acres located on the north 
side of 14th Street, 808 feet east of Los Rios Boulevard to increase the amount of retail and restaurant 
square footage.  Zoned Planned Development-37-Retail/Neighborhood Office.  Project #ZC2023-018.  
Tabled on August 21, 2023.  Project #ZC2023-018.  

Speaker Card(s) Received: Support: 1 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: 0 Oppose: 1 Neutral: 1 

Commissionner Olley voted in opposition. 

RESULTS: 

The Commission recommended the item for approval subject to the following stipulations:  (Additions are 
indicated by underlining; deletions are indicated by strike-through) 

The permitted uses and standards shall be in accordance with the Retail (R) and Neighborhood Office (O-
1) zoning districts unless otherwise specified herein:

1. Prohibited Uses:

a. Gasoline/fuel pumps

b. Freestanding convenience stores

c. Minor vehicle repair

APPROVED: 7-1 



2. Uses classified in the Retail Use Category in Article 14 (Allowed Uses and Use Classifications) and
restaurants are limited to a combined maximum of 15,300 21,300 square feet, and must comply
with the following requirements:

a. Freestanding restaurant buildings must have a minimum of 5,000 square feet of gross floor area
and must not have drive-through or drive-in service.

b. Buildings containing these uses must be located within 300 feet of the northern right-of-way line
of 14th Street.

3. Independent living facilities may be constructed under the provisions of the Retail District with the
following additional stipulations:

a. Maximum Height – 3 Stories, 45 feet, and not to exceed 630 feet above sea level.

b. Maximum Floor to Area Ratio:  0.9:1

c. An irrigated living screen of evergreens shall be planted along the northern boundary of the
district to grow to a height of at least 12 feet within two years of installation.

To view the hearing, please click on the provided link:  
https://planotx.new.swagit.com/videos/274587?ts=630 

DS/kob 

cc: Eric Hill, Assistant Director of Planning 
Christina Sebastian, Land Records Planning Manager 
Melissa Kleineck, Lead Planner 
Justin Cozart, Sr. GIS Technician 
Jeanna Scott, Building Inspections Manager 
Dorothy Alatorre, Sr. Administrative Assistant - Neighborhood Services 

Google Link

https://planotx.new.swagit.com/videos/274587?ts=630
https://www.google.com/maps/@33.0139873,-96.6543125,500m/data=!3m1!1e3?entry=ttu


 
 

AGENDA ITEM NO. 1A 

PUBLIC HEARING:  Zoning Case 2023-018 

PETITIONER:  4301 Development, LP 

CASE PLANNER:  Donna Sepulvado 

DESCRIPTION:  Request to amend Planned Development-37-Retail/Neighborhood Office on 7.8 acres 
located on the north side of 14th Street, 808 feet east of Los Rios Boulevard to increase the amount of 
retail and restaurant square footage.  Zoned Planned Development-37-Retail/Neighborhood Office. 
Tabled on September 5, 2023, and September 18, 2023.  Project #ZC2023-018. 

SUMMARY: 

This is a request to amend Planned Development-37-Retail/Neighborhood Office (PD-37-R/O-1) to 
increase the maximum amount of retail and restaurant square footage permitted in the Planned 
Development (PD) District from 15,300 square feet to 21,300 square feet.  This change would 
potentially allow the majority of two recently constructed buildings totaling 23,115 square feet to be 
used for retail or restaurant uses.  Major topics of consideration in this request include: 

• Conformance to the Comprehensive Plan – The subject property is located within the
Neighborhoods (N) category in the Future Land Use Map.

• Abundance of Retail Zoning in Plano – PD-37-N/O-1 was originally approved with a cap of
10,000 square feet for retail and residential uses due to concerns about the abundance of retail
zoning in Plano.  The cap was increased to its current limit of 15,300 square feet to allow
additional flexibility in leasing the buildings along 14th Street.

The request is in general compliance with the Future Land Use Map of the Comprehensive Plan and 
allows additional flexibility in leasing the two recently constructed commercial buildings.  For these 
reasons, staff is supportive of the request to amend the Planned Development.  

A Revised Preliminary Site Plan and Preliminary Site Plan, 544 Partners Addition, Block A, Lots 2, 3, 
& 4, accompany this request as Agenda Item No. 1B. 

PLANNING & ZONING COMMISSION 
STAFF PRELIMINARY REPORT:  OCTOBER 16, 2023 
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AGENDA ITEM NO. 1A (10/16/23) PAGE 4 OF 12 

STAFF PRELIMINARY REPORT – INTRODUCTORY REMARKS 

Overview of Request 

The subject property is currently zoned Planned Development-37-Retail/Neighborhood-Office (PD-37-
R/O-1).  PD-37-R/O-1 includes a list of prohibited uses, building size and location restrictions, and 
stipulations for independent living facilities.  A restriction limiting retail and restaurant uses to no more 
than 15,300 square feet is relevant to this request.  The applicant is requesting to amend this restriction 
to allow for no more than 21,300 square feet. 

Planned Developments 

A PD 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 for both onsite and 
offsite conditions.   

Proposed Uses 

The Zoning Ordinance defines retail store and restaurant as follows: 

• Retail Store – an establishment engaged in the selling of goods and merchandise to the general
public for personal or household consumption and/or rendering services for such goods and
merchandise.

• Restaurant – an establishment where food and drink are prepared and consumed primarily on
the premises.  Drive-up windows are permitted.  [Note: PD-37-R/O-1 prohibits drive-through and
drive-in services.]

Proposed Zoning 

The subject property is a Planned Development that allows development in accordance with either the 
Retail (R) or Neighborhood Office (O-1) zoning district regulations, with certain restrictions.  Sections 
10.400.1 and 10.200.1 state the purpose of the Retail (R) and Neighborhood Office (O-1) districts are 
as follows: 

• R – The R district is primarily intended to provide areas for neighborhood, local, and regional
shopping facilities for the retail sales of goods and services including convenience stores,
shopping centers, and regional malls but not including wholesaling or warehousing.

• O-1 – The O-1 district is intended to provide for low-rise, garden-type office development
providing professional, medical, and other office services to residents in adjacent
neighborhoods.  O-1 districts shall have principal access to major thoroughfares and may serve
as an area of transition between residential and high-intensity nonresidential uses.

History 

PD-37-R/O-1 was initially established in 2018 to facilitate a proposed development with a medical office 
and limited retail uses in two buildings along 14th Street and professional/administrative offices in two 

https://content.civicplus.com/api/assets/68bcbad7-b1b9-43c8-a7d6-611c879aca62?cache=1800
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future buildings at the rear (north) of the property.  At that time, PD restrictions limited retail and 
restaurant uses to a maximum of 10,000 total square feet due to concerns about Plano’s abundance 
of retail zoning.  Approval of the PD also allowed independent living facilities to be permitted by right. 

In 2019, plans for an independent living facility replaced the two future office buildings at the rear of the 
property, with additional retail/restaurant square footage proposed in one of the buildings along 14th 
Street.  Associated amendments to PD-37-R/O-1 increased the limit on retail and restaurant uses to 
15,300 total square feet.  These changes were primarily intended to allow flexibility for the larger of the 
two commercial buildings along 14th Street to be fully occupied by retail/restaurant uses if needed.  The 
smaller of the two buildings was proposed for administrative/professional offices.   

Since then, the two commercial buildings located at the front of the property have been constructed. 
No site plans or permits have been approved for the independent living facility proposed at the rear of 
the property.  The applicant now requests to further increase the limitation on retail and restaurant uses 
to 21,300 total square feet to allow leasing of the smaller commercial building with retail/restaurant 
uses.  No changes to other restrictions, including those on independent living facilities, are proposed 
as part of this request. 

2018 2019* 2023 

Retail/Restaurant: 
Medical Office: 
General Office: 

Independent Living: 

10,000 sq. ft. 
33,000 sq. ft. 
18,900 sq. ft 

0 sq. ft. 

Retail/Restaurant: 
Medical Office: 
General Office: 

Independent Living: 

3,670-15,300 sq. ft. 
0-11,630 sq. ft.

8,600 sq. ft.
138,447 sq. ft.

Retail/Restaurant: 
Medical Office: 
General Office: 

Independent Living: 

20,462 sq. ft. 
0 sq. ft. 

2,953 sq. ft. 
137,505 sq. ft. 

Retail/Restaurant Office 
Retail/Office/Medical Office Independent Living Facility 

*As proposed in plans associated with the 2019 amendment to PD-37-R/O-1, and does not reflect most recent staff-level
approvals.
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Surrounding Land Use and Zoning 

North The property is zoned Planned Development-82-Neighborhood Office (PD-82-O-1) and is 
developed with private soccer fields.  

East The property is zoned PD-82-O-1 with Specific Use Permit-375 for Private Club and is 
developed with private soccer fields. 

South Across 14th Street, the properties are zoned Planned Development-199-Light Industrial-1 
(PD-199-LI-1), Light Industrial-1 (LI-1), and Light Industrial-2 (LI-2) and are developed with 
solid waste and recycling transfer facility, open storage, and a mobile home park.  

West The property is zoned Planned Development-29-Light Industrial 1 (PD-29-LI-1) and is 
developed with a religious facility. 



Zoning Case Number:

Date Prepared:

Findings Required
Findings Not Required

VISION: “Plano is a global leader, excelling in exceptional education, abounding with world class businesses and vibrant neighborhoods”
GUIDING PRINCIPLES: Plano Today.  Plano 2050.  Plano Together.

1Zoning Case Fact Sheet

1 | Future Land Use Map

The Neighborhoods future land use category consists primarily 
of residential areas focused on sustaining a high quality of life 
through well-maintained infrastructure, housing, open space, 
schools, and limited service/institutional uses.

Residential Areas - Single-family residential should remain 
the primary use within neighborhoods. It is the intention to 
preserve and enhance these uses and to regulate the design 

which function as transitions from moderate and high intensity 
commercial areas, should be well maintained to preserve 
neighborhood character.  With few large tracts left for residential 

Non-Residential Areas -  
uses are considered secondary uses and may be located 
along the frontage of arterial streets and intersections.

Residential Adjaceny Standards - Adequate transitions 
in building setbacks and height must be provided when 
development is proposed near established neighborhoods.

Neighborhoods (N)

1. Preserving neighborhood character and
quality of life

3. Requiring adjacent commercial land
uses to provide adequate transitions

4. Variety of housing heights, sizes, and
types

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
Neighborhoods 

Dashboard
 N

ZC2023-018
October 16, 2023



Recommended Proposed

Employment

Housing

Recommended Proposed

Retail 

Institutional

Industrial

Recommended Proposed

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%

2Zoning Case Fact Sheet

2 | Mix of Uses

0-10% 9.4%
(0.0%)

90-100% 90. %
( %)

0-10% %
( %)

0-10% 5. %
( 0. %)

80-100% 70. %
(0. %)

0-5% 8.7%
(0 %)

70-95% 70.9%
( %)

5-25% 4.3%
( %)

0-20% 24. %
( %)

Land Use & Housing Inventory (LUHI)

Subject Property

Employment, Retail Types

Employment, Institutional Types

Employment, Industrial Types

Housing, Detached SF Types

Housing, Attached SF Types

Housing, Open Space

Housing, Multifamily Types

Employment, Undeveloped

Housing, Undeveloped

General Open Space

Category along US 75

Click here for  
“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 2 stories

Density

Intensity
Low 

(0 to 50%  
Lot Coverage)

Open Space 10% to 50% 
Passive Open Space

Parking Orientation
Res

driveways
Non-res

Block Pattern & 
Streetscape

Gridded or curvillinear 
blocks

Traditional Residential 
Streets

Multimodal Access

1. Automobiles Direct access from 
local streets

2. Transit Served by bus on pe-
rimeter arterial streets

3. Micromobility Connected to trails 
and bike routes

4. Pedestrians Walkable to parks and 
schools

Click here for  
“How to Read 

The Dashboards”
?

Existing 1 story multi-tenant building.

Not applicable to this request.

No changes proposed to the existing site.

No changes proposed to the existing site.

Non-res: Surface lots

No changes proposed to the existing site.

Direct access to the site is available from 14th Street. A short walk may
be required from business to business.

There are currently no bus routes that provide service to the
surrounding area.

On-Street Bike Route #97 is located to the west of the site. The DART
Silver Line Hike-and-Bike trail is under construction and is located
approximately 0.20 miles south of the site. A proposed Shared Use
Path is located approximately 0.50 miles northeast of the site.

The site is served by internal sidewalks and crosswalks.



4 Zoning Case Fact Sheet

4 | Other Comprehensive Plan Maps

Bicycle Transportation Plan MapThoroughfare Plan Map

Parks Master Plan Map
Expressway Corridor  

Environmental Health Map

EHA-1 EHA-2 Not Applicable

The subject site is located adjacent to 14th Street,
which is designated as a Type C Major
Thoroughfare (six lane, divided arterial). 

On-Street Bike Route #97 is located to the west of
the property, on Los Rios Boulevard. South of the
site, the DART Silver Line Hike-and-Bike trail is
under construction. A proposed Shared Use Path
within the Pecan Hollow Public Golf Course is
located to the northeast of the site.

The Pecan Hollow Public Golf Course is located
approximately 0.50 miles east of the site. The
DART Silver Line Hike-and-Bike trail is under
construction and is located to the south of the site
parallel to the railroad tracks.

The site is not located within the Expressway
Corridor Environmental Health Map areas.
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5 | Comprehensive Plan Policies & Actions
CORE POLICIES: 

LAND USE-RELATED POLICIES: The following policies are applicable on a case-by-case basis depending upon the type, 

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 

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, 

Redevelopment of Regional Transportation Corridors: Plano will encourage 

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 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 

Applicable

Not Applicable

Undeveloped Land: Plano will reserve its remaining undeveloped land for high 

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: 
Envision Oak Point (2018)
Downtown Vision & Strategy Update (2019)

Spring Creekwalk Master Plan (1990)

Preservation Plano 150 (2018)

No other policies are applicable to this request.
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FOR RESIDENTIAL AND MIXED-USE DEVELOPMENTS ONLY: The following actions from the Redevelopment & 

RGM5: 

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 

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 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 
disfavored. Requests 

Consistent with the Guiding Principles of the Comprehensive Plan; and

RGM5: Mixed-Use Developments

elements (density, height, etc.) in the applicable Dashboard.

Applicable

Not Applicable

Are Findings Required?

Yes, because the request does not comply with the Building Heights of the associated Dashboard.
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STAFF PRELIMINARY REPORT – CONFORMANCE TO THE COMPREHENSIVE PLAN 

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

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 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.   

Future Land Use Map Category & Dashboard 

Future Land Use Category – The subject property is located in the Neighborhoods (N) category of the 
Future Land Use Map (FLUM).  This category consists primarily of residential areas focused on 
sustaining a high quality of life through well-maintained infrastructure, housing, open space, schools, 
and limited service/institutional uses.  Non-residential areas may include institutional, light office, and 
service uses and may be located along the frontage of arterial streets and intersections.  Staff finds the 
request for additional retail, including restaurants, consistent with the description and priorities of the N 
category.  

FLUM – N Description and Priorities 
Description Meets 
Priorities Preserving neighborhood character and quality of life Meets 

Upkeep of existing housing stock Not Applicable 
Requiring adjacent commercial land uses to provide adequate 
transitions 

Meets 

Variety of housing heights, sizes, and types Not Applicable 

Mix of Uses – Approval of the request would change the site from a mix of Office, Retail, and Multifamily 
Types to Retail and Multifamily Types as defined by the Comprehensive Plan.  As proposed in the 
associated concept plan and revised preliminary site plan, the request would comply with the Land Use 
and Employment Mix recommendations of the N Dashboard.   

FLUM – N Mix of Uses 
Land Use Mix Meets 
Employment Mix Meets 
Housing Mix Meets 

Desirable Character Defining Elements – The proposed use is located within an existing building, 
and no significant changes are proposed to the site.  Therefore, the Desirable Character Defining 
Elements section of the N Dashboard is not applicable to this request.    

https://planocompplan.org/260/Vision-Guiding-Principles
https://www.planocompplan.org/287/Future-Land-Use-Map-Dashboards
https://www.planocompplan.org/288/N-Neighborhoods
https://www.planocompplan.org/288/N-Neighborhoods
https://www.planocompplan.org/288/N-Neighborhoods
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FLUM – N Desirable Character Defining Elements 
Not Applicable 

Other Comprehensive Plan Maps 

The scope of the request would not require improvements pertaining to the Thoroughfare Plan Map, 
Bicycle Transportation Plan Map, Parks Master Plan Map, or Expressway Corridor Environmental 
Health Map. 

Other Comprehensive Plan Maps 
Thoroughfare Plan Map N/A 
Bicycle Transportation Plan Map N/A 
Parks Master Plan Map N/A 
Expressway Corridor Environmental Health Map N/A 

Comprehensive Plan Summary 

As the request is generally consistent with the description of the Neighborhoods (N) Future Land Use 
category, the proposed amendment to Planned Development-37-Retail/Neighborhood Office is in 
conformance with the Comprehensive Plan.   

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

• Description & Priorities
• Mix of Uses
• Character Defining Elements

Meets 
Meets 
Meets 

Thoroughfare Plan Map 
Bicycle Transportation Plan Map 
Parks Master Plan Map 
Expressway Corridor Environmental Health Map 

N/A 
N/A 
N/A 
N/A 

Adequacy of Public Facilities – Water and sanitary sewer services are available to serve the subject 
property. 

Traffic Impact Analysis (TIA) – A TIA is not required for this rezoning request.  Staff has compared the 
previously approved plan with the proposed 6,000 square feet of retail and restaurant using the average 
Institute of Traffic Engineers (ITE) trip generation rates.  

The following tables show the estimated traffic generation during peak hours (7:00-9:00 a.m. and 4:00-
6:00 p.m.): 
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Approved 

Uses Building Area 
or Unit Total 

AM Peak 
Trips 

PM Peak 
Trips 

Restaurant 7,302 sq. ft. 41 66 
Medical Office 6,604 sq. ft. 24 29 
Grocery Store 8,000 sq. ft. 8 30 
Professional/General Administrative Office 1,390 sq. ft. 2 2 
Independent Living Facility 100 units 29 34 
TOTAL TRIPS 104 161 

Proposed 

Uses Building Area 
or Unit Total 

AM Peak 
Trips 

PM Peak 
Trips 

Restaurant 8,764 sq. ft. 49 79 
Grocery Store 8,070 sq. ft. 8 30 
Retail 3,628 sq. ft. 4 14 
Professional/General Administrative Office 2,953 sq. ft. 5 4 
Assisted Living Facility 10 units 2 4 
Independent Living Facility 95 units 28 32 
TOTAL TRIPS 96 163 

From the preceding tables, the peak-hour morning and evening traffic remains fairly similar due to the 
removal of the medical office.  

Public Safety Response Time – Fire emergency response times will be sufficient to serve the site 
based on existing personnel, equipment, and facilities. 
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STAFF PRELIMINARY REPORT – ANALYSIS & RECOMMENDATION 

Retail Use 

The applicant’s request would allow the majority of two recently constructed buildings totaling 23,115 
square feet for retail or restaurant use.  When the PD was originally established in 2017, a stipulation 
capping retail and restaurant uses to 10,000 square feet was included due to concerns about Plano’s 
abundance of retail zoning.  In 2019, this cap was increased to 15,300 square feet to allow more 
flexibility in leasing these buildings.  Staff continues to be concerned about excess retail zoning in the 
city; however, the site's non-residential portions have been constructed per recent zoning approvals, 
and market trends continue to be difficult for office-related uses.  Additional flexibility in leasing these 
buildings with retail and restaurant uses will allow the site to be more successful in the short term 
without precluding the ability to lease with office uses in the future as market conditions evolve. 
Furthermore, full occupancy of the two commercial buildings with retail/restaurant uses, rather than 
office, would be challenging if the residential portion is constructed as planned due to limited remaining 
space to meet higher parking requirements.  This is demonstrated by the associated preliminary site 
plan and revised preliminary site plan that include changes to the site layout to accommodate the 
additional parking required due to the additional retail/restaurant square footage proposed as part of 
this request. 

Alternative Uses 

Given the condition of the office market, there are limited uses that may be suitable for small, in-line 
spaces adjacent to a proposed retirement housing development.  Development and leasing are strong 
in the Research/Technology District to the south. Still, the uses in that district, such as light 
manufacturing and research operations, utilize a different form of development, generally with a much 
larger building, and may not be appropriate in this location.  Once the retirement housing is in place, 
some medical office uses or other supportive uses may be attracted to the site; however, granting some 
flexibility until that comes to pass will be helpful to sustaining the property until that mix of uses is 
possible. 

Planned Development Stipulations  

The only change to the Planned Development stipulations is that uses classified in the Retail Use 
Category in Article 14 (Allowed Uses and Use Classifications) and restaurants are limited to a combined 
maximum of 21,300 square feet rather than 15,300 square feet.  

SUMMARY: 

This is a request to amend Planned Development-37-Retail/Neighborhood Office to allow for an 
additional 6,000 square feet for retail and restaurant uses.  The building footprints are not changing 
from previously approved, and the request will not significantly increase traffic.  The request is in 
conformance with policies of the Comprehensive Plan.  Staff is supportive of the request to amend the 
Planned Development. 

RECOMMENDATION: 

Recommended for approval as follows: (Additions are indicated by underlining; deletions are indicated 
by strike-through) 
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The permitted uses and standards shall be in accordance with the Retail (R) and Neighborhood Office 
(O-1) zoning districts unless otherwise specified herein:  

1. Prohibited Uses:

a. Gasoline/fuel pumps

b. Freestanding convenience stores

c. Minor vehicle repair

2. Uses classified in the Retail Use Category in Article 14 (Allowed Uses and Use Classifications)
and restaurants are limited to a combined maximum of 15,300 21,300 square feet, and must
comply with the following requirements:

a. Freestanding restaurant buildings must have a minimum of 5,000 square feet of gross floor
area and must not have drive-through or drive-in service.

b. Buildings containing these uses must be located within 300 feet of the northern right-of-way
line of 14th Street.

3. Independent living facilities may be constructed under the provisions of the Retail District with
the following additional stipulations:

a. Maximum Height – 3 Stories, 45 feet, and not to exceed 630 feet above sea level.

b. Maximum Floor to Area Ratio:  0.9:1

c. An irrigated living screen of evergreens shall be planted along the northern boundary of the
district to grow to a height of at least 12 feet within two years of installation.



July 24, 2023 

Mr. David Downs, Chairman  
City of Plano Planning and Zoning Commission 
P.O Box 86358 
Plano, Texas 75086-0358 

Chairman Downs and Commissioners, 

I am the owner of a 7-acre site zoned PD-37 R/O-1, located on the north side 14th approximately 800 

feet east of Los Rios Drive. We have successfully completed construction of 22,992 square feet of 

commercial space and will commence construction of the planned independent living facility later this 

year.  We are very appreciative of the city's support of this project.   

As you are aware, COVID profoundly affected the commercial real estate market, especially the office 

sector.  National and regional market reports find the office market will continue to lag for an 

indeterminate period.  Interest in the retail market is improving, with select sub-markets experiencing 

good growth.  This is the case in far east Plano fueled by the rapid residential growth of the cities of 

Murphy and Wylie.  

PD-37 caps the amount of retail occupancy in our development to 15,300 square feet.   Our total 

constructed non-residential space is 22,992 square feet.  No further building expansion is planned.  The 

potential for retail occupancy is limited by available required parking.  We are proposing adding ten 

parking spaces which would permit an additional 6,000 square feet of retail occupancy.  

We are requesting your support to amend PD-37 to raise the current retail cap from 15,300 to 21,300 

square feet.  This is a small but important change to our success and service to the community.    

Sincerely yours, 

Osman Hussain, President 
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