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Department: Planning 
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CAPTION

Public Hearing and consideration of an Appeal of the Planning & Zoning Commission's denial of Zoning Case 2015-24 - 
Request to rezone 17.0± acres located on the east side of Alma Drive, 332± feet south of Park Boulevard from Corridor 
Commercial to Planned Development-Corridor Commercial to allow for multifamily residence with modified development 
standards.  Zoned Corridor Commercial.  Applicant Plano Riverwalk Development Partners, Ltd. 

FINANCIAL SUMMARY

 NOT APPLICABLE  OPERATING EXPENSE  REVENUE   CIP 

FISCAL YEAR: 2015-16 

Prior Year 

(CIP Only) 

Current 

Year 

Future 

Years TOTALS 

Budget 0 0 0 0 

Encumbered/Expended Amount 0 0 0 0 

This Item 0 0 0 0 

BALANCE    0    0    0    0 

FUND(S): N/A 

COMMENTS: This item has no financial impact. 

STRATEGIC PLAN GOAL:  Consideration of a request to rezone relates to the Council's goal of Financially Strong City with 
Service Excellence. 

SUMMARY OF ITEM

At its December 7, 2015 meeting, the Planning & Zoning Commission denied this request by a vote of 4-3.  The applicant 
has appealed the Commission's denial.  A super majority, or 6 of the 8 City Council members, is required for approval of 
the request.  The associated Concept Plan has also been appealed and is included as a separate agenda item. 

Other Departments, Boards, Commissions or Agencies List of Supporting Documents: 

Letters of Appeal from Applicant 

Second Vice Chair Report 
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Staff Report 

Locator Map

Aerial
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DATE: December 8, 2015 
 
TO:  Honorable Mayor & City Council 
 
FROM: John Muns, Chairman, Planning & Zoning Commission 
 
SUBJECT: Results of Planning & Zoning Commission Meeting of December 7, 2015 
 
AGENDA ITEM NO. 2A - PUBLIC HEARING 
ZONING CASE 2015-24 
APPLICANT:  PLANO RIVERWALK DEVELOPMENT PARTNERS, LTD. 
 
Request to rezone 17.0± acres located on the east side of Alma Drive, 332± feet south of 
Park Boulevard from Corridor Commercial to Planned Development-Corridor 
Commercial to allow for multifamily residence with modified development standards.  
Zoned Corridor Commercial.  Tabled November 2, 2015 and November 16, 2015. 
 
APPROVED:  DENIED: 4-3 TABLED:  

 
LETTERS RECEIVED WITHIN 200 FOOT NOTICE AREA: SUPPORT: 1 OPPOSE:  0 

     
LETTERS RECEIVED OUTSIDE 200 FOOT NOTICE AREA: SUPPORT 2 OPPOSE 1 

 
PETITION(s) RECEIVED:   0 # OF SIGNATURES:   0 

 
STIPULATIONS: 
 
Recommended for denial. 
 
 
RA/dr 
 
xc:   David Roehm, Plano Riverwalk Development Partners, LTD. 
 Tommy Mann and Laura Hoffman, JPI Real Estate Acquisitions, LLC 
 Wayne Snell, Permit Services Manager  
 
 
https://goo.gl/maps/kTkoqnRthz72 
 
 

https://goo.gl/maps/kTkoqnRthz72


CITY OF PLANO 
 

PLANNING & ZONING COMMISSION 
 

December 7, 2015 
 
 
 

Agenda Item No. 2A 
 

Public Hearing:  Zoning Case 2015-24 
 

Applicant:  Plano Riverwalk Development Partners, Ltd. 
 
 
DESCRIPTION: 
 
Request to rezone 17.0± acres located on the east side of Alma Drive, 332± feet south 
of Park Boulevard from Corridor Commercial to Planned Development-Corridor 
Commercial to allow for multifamily residence with modified development standards.  
Zoned Corridor Commercial.  Tabled November 2, 2015 and November 16, 2015. 
 
REMARKS: 
 
This item was tabled at the November 16, 2015, Planning & Zoning Commission 
meeting.  It must be removed from the table for consideration. 
 
The purpose of this request is to rezone the subject property from Corridor Commercial 
(CC) to Planned Development-Corridor Commercial (PD-CC).  The CC district is 
intended to provide for retail, service, office, and limited manufacturing uses within 
major regional transportation corridors.  The regulations and standards of this district 
are reflective of the high traffic volumes and high visibility of these regional highways. 
 
The requested zoning is PD-CC to allow for multifamily residence with modified 
development standards.  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 appropriate to both off- and onsite conditions.  
 
A concept plan, JPI Plano Riverwalk, accompanies this request as Agenda Item 2B. 
 
History 
 
The subject property is located within an area that is part of the Spring Creekwalk 
Master Plan which City Council adopted by resolution in 1990.  The plan was originally 
envisioned as a unique development concept consisting of approximately 160± acres 
located on the west side of U.S. Highway 75 between Park Boulevard and Collin Creek 
Mall.  The intent of the plan was to create policies to guide future public and private 



development which integrated natural and man-made features with a mixture of land 
uses including offices, restaurants, retail stores, and multifamily residences. 
 
In June 2006, City Council adopted the Urban Centers Study to help define and guide 
future Urban Center development within Plano.  The area bounded by Park Boulevard, 
U.S. Highway 75, President George Bush Turnpike, and Alma Drive was given the 
name of the “Collin Creek Corridor” and was identified as one of three areas within the 
city that had the most potential to develop into compact, pedestrian-friendly, mixed-use 
neighborhood. 
 
Surrounding Land Use and Zoning 
 
The subject property is currently undeveloped.  The property to the north is zoned 
Planned Development-195-Corridor Commercial (PD-195-CC).  It is currently vacant, 
although plans have been approved for a mini-warehouse/public storage development. 
To the west, across Alma Drive, the property is partially developed as general office and 
convenience store with gas pumps and is zoned PD-109-Retail/General Office (PD-109-
R/O-2) and PD-60-General Office (PD-60-O-2).  A portion of this property is also 
currently under consideration for residential zoning as requested by Zoning Case 2015-
18.  The properties to the east are zoned CC and include a large portion of floodplain, 
Harrington Park, and the City of Plano Senior Center.  To the south is an undeveloped 
property zoned CC with Specific Use Permit #637 for Assisted Living Facility and an 
existing multifamily residential development.  Additionally, the subject property 
surrounds an existing five-story general office building, zoned CC.   
 
Proposed Planned Development Stipulations 
 
There are two primary parts to this request:  land use and design standards. 
 
Land Use - The applicant is proposing CC as the base zoning district to allow for 
multifamily development.   
 
Design Standards - The requested design standards are to modify the area, yard, and 
bulk requirements related to multifamily development.   
 
Restrictions:  
 
The permitted uses and standards shall be in accordance with the existing CC zoning 
district unless otherwise specified herein. 
 
1. The subject property must be developed using the standards required by this 

planned development district for multifamily residence.  However, the subject 
property may be developed solely with nonresidential uses in accordance with the 
Corridor Commercial (CC) zoning district regulations contained within the Zoning 
Ordinance.  The initial development for the subject property will determine the 
standards to be used for the remainder of the property. 

 
2. Multifamily residence is an additional permitted use subject to the following 

standards: 



 
a. Required Parking 
 

i. One bedroom or less:  One parking space per unit 
 

ii. 2 bedrooms:  1.5 parking spaces per unit 
 

iii. 3 bedrooms or more:  2 parking spaces per unit 
 
b. Maximum Number of Units:  450 

 
c. Minimum Density:  40 dwelling units per acre  

 
d. Minimum Floor Area per Dwelling Unit:  500 square feet 

 
e. Maximum Height:  4 stories, 70 feet 

 
f. Maximum Floor Area Ratio:  2:1 

 
g. Maximum Lot Coverage:  None 

 
h. Multifamily development shall comply with Section 13.800 (Usable Open 

Space). 
 

i. Building Design:  
 
i. Minimum Front Yard Setback:  30 feet 

 
ii. Canopies, balconies, stoops, bay windows, awnings, and other building 

projections may encroach up to 5 feet into setbacks provided accessible 
pathways are maintained. 
 

iii. Seventy-five percent of any exposed exterior wall of main buildings, 
parking structures, and accessory buildings shall consist of glass, native 
stone, clay-fired brick or tile, or a combination of these materials.  All 
exterior building materials made of glass shall have a maximum exterior 
visible reflectance of 20%. 

 
j. Parking structures must not be visible from Alma Drive. 

 
k. Fencing not more than 6 feet in height is permitted between buildings, must 

be a minimum of 50% open, and with the exception of residential yards, must 
not be placed between the front building facade and the street right-of-way. 
 

l. Street trees shall be provided at a rate of one tree per 50 linear feet of street 
frontage. 

 
m. A minimum 20-foot wide landscape edge must be provided along the northern 

property line.  The existing vegetation located within this landscape edge 



must be preserved, irrigated with an automatic sprinkler system, and 
maintained in a healthy and growing condition. 

 
Conformance to the Comprehensive Plan 
 
This zoning case was submitted prior to the approval of the Plano Tomorrow Plan.  
Therefore, the policies of the previous Comprehensive Plan are applicable to this 
request. 
 
Future Land Use Plan - The Future Land Use Plan designates 
this property as Freeway Commercial (FC).  The Freeway 
commercial category is intended to define the unique character 
of the U.S. Highway 75 corridor.  This corridor includes major 
retail development including Collin Creek Mall, along with 
general commercial, entertainment, lodging and office uses. 
This request is not consistent with the future land use map. 
 
The city’s land use policies recommend that land along 
expressway corridors be reserved for economic development 
and employment opportunities; however, residential development may be appropriate 
along expressway corridors in accordance with the Redevelopment and Undeveloped 
Land Policies.  The policies that apply to this request include: 
 
1. All residential rezoning requests should be evaluated to determine the impact on 

infrastructure, public safety response, school capacity, and access to and availability 
of amenities and services.  Staff has provided details regarding this policy in the 
sections below. 
 

2. Isolated residential development should not be permitted; residential rezoning 
requests need to establish a complete new neighborhood, or expand an existing 
neighborhood, or an urban mixed-use center.  Mid-rise multifamily development (5 to 
12 stories) and special needs housing (i.e. senior housing) could be an exception if 
the surrounding land use is compatible.   
 
To the south, is an existing multifamily development with 152 units and a proposed 
assisted living facility.  However, the multi-story office building along Alma Drive and 
the proposed mini-warehouse development to the north would create some isolation 
for this proposed residential development.  This request is partially in conformance 
with this policy recommendation. 
 

3. The 1,200 foot setback for residential uses from the centerline of State Highway 121 
should be retained and applied to the Dallas North Tollway, State Highway 
190/President George Bush Turnpike, and U.S. Highway 75.  Factors including 
topography, creeks, vegetation, and existing development patterns should be 
considered in applying this standard. 
 
A portion of the subject property is within the 1,200 foot setback, however, that 
portion is located within the Spring Creek floodplain.  The developable portion of the 
subject property is located outside the 1,200 foot setback.  The floodplain and 



existing vegetation will provide a significant buffer for future residents from the 
impact of U.S. Highway 75.  This request is in conformance with this policy 
recommendation. 
 

4. New multifamily zoning should require a minimum density of 40 dwelling units per 
acre on the project site.  Phased development should have a minimum average 
density of 40 dwelling units per acre.  However, no phase having less than 40 units 
per acre may be constructed, unless preceded by or concurrently built with a phase 
which maintains the minimum 40 dwelling units for the overall project. 
 
The applicant is proposing a stipulation within their PD which would require a 
minimum density of 40 units per acre.  This request is in conformance with this 
policy recommendation. 

 
Adequacy of Public Facilities - Water and sanitary sewer services are available to 
serve the subject property.  The available sanitary sewer capacity is sufficient to handle 
additional commercial development in the area; however, the applicant may be 
responsible for making improvements to the sanitary sewer system to increase the 
system capacity if the property were rezoned for residential uses. 
 
Traffic Impact Analysis (TIA) - A TIA is not required for this rezoning request. 
However, in considering the traffic impact of the proposed residential development, 
using the average Institute of Traffic Engineers (ITE) trip generation rates, staff 
compared the proposed multifamily development with the potential build-out of the 
subject property as office.  Using the average floor area ratio (FAR) of the  adjacent 
office building and the Collin Creek Corporate Center office buildings on the west side of 
Alma Drive, staff estimated 300,000± square feet of office could reasonably be 
developed on the subject property.  The table below shows the estimated traffic 
generation during peak hours (7:00-9:00 a.m. and 4:00-6:00 p.m.): 
 

 
 

 
 
From the table above, it is evident that office development would generate greater peak 
traffic than the requested residential development. 
 
Public Safety Response Time - Based upon existing personnel, equipment, and 
facilities, fire emergency response times will be sufficient to serve the site.  Additional 
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. 
 
School Capacity - Plano Independent School District has provided a letter regarding 
school capacity which staff has included as an attachment. 
 

  AM PM 
MULTIFAMILY RESIDENCE 163 205 
OFFICE 465 447 



Access to and Availability of Amenities and Services - Future residents would be 
served by both Harrington and Schimelpfenig Libraries, which have sufficient capacity to 
serve the development.  The subject property is within several hundred feet of 
Harrington Park and Chisholm Trail both located on the east side of Spring Creek.  The 
Parks Department also has plans to construct a public trail system along the west side 
of Spring Creek with connections to Harrington Park.  Additionally, private open space 
will serve the future residents of this development.  
 
Economic Development Element and Land Use Element - The Economic 
Development Element of the Comprehensive Plan encourages the preservation of land 
in employment centers for future economic development.  The element states that: 
 

“Rezoning requests must be carefully examined to ensure that proposed 
locations are suitable for residential development and that Plano’s 
economic viability is not being jeopardized in order to accommodate short-
term demand. The availability of undeveloped “greenfield” sites is vital to 
encourage expansion and relocation of businesses.  Therefore, the City 
should preserve land along the expressway corridors and in the 
employment centers for future economic development opportunities.” 

 
The intent of both policies is to ensure land that is located along the expressway 
corridors and in the major employment centers is developed in accordance with the 
Future Land Use Plan recommendations and supporting zoning districts, and to take 
advantage of future nonresidential development opportunities which would provide 
employment opportunities for Plano residents.  Although adjacent to multi-story office 
development, the subject property may not be ideal for future employment opportunities 
due to its limited visibility from U.S. Highway 75 and access derived solely from Alma 
Drive. 
 
Infill Housing Policy Statement - The Housing Element of the Comprehensive Plan 
identifies infill development as a primary opportunity for new housing in Plano and 
recognizes that potential infill projects should complement and enhance development 
already in place.  Infill housing should be adjacent to or in close proximity to existing 
residential development, sized appropriately, and located close to amenities such as 
parks and schools.  This statement also recommends that infill housing be pedestrian 
oriented and have limited access to highway frontage roads.  This request is an 
extension of residential uses to the south and the applicant intends to connect to 
adjacent parks and future trails via pedestrian connections.  This request is in 
conformance with this policy statement. 
 
Rezoning Property to Meet Demand - This policy statement provides 
recommendations regarding the appropriateness of properties for residential uses.  
Recommendations include:  
 
1. A property must be physically appropriate (size, dimensions, shape) for residential 

use.   
 
2. The area is not affected by adverse environmental conditions such as noise, light, 

and fumes.   



3. The area is an extension of a residential neighborhood.   
 
4. The rezoning would not result in residential tracts inconsistent with the 

Comprehensive Plan.   
 
The subject property is capable of accommodating residential uses, as shown in the 
companion concept plan.  Some portions of the subject property may be affected by 
adverse environmental conditions such as noise, light, or related nuisances from 
adjacent commercial uses.  However, the applicant is proposing a PD stipulation which 
would preserve the landscaping along the northern property line, providing a natural 
buffer from the proposed mini-warehouse development. 
 
Urban Design Element - A strong sense of community is a primary focus of the Urban 
Design Element of the Comprehensive Plan.  Attractive and vibrant focal points and 
gathering places are critical to this effort.  The Comprehensive Plan specifically 
identifies the Chisholm Tail that traverses through the Spring Creekwalk as an 
opportunity to strengthen the assets of the community.  Developments which integrate 
and emphasize the trail may play a prominent role in improving and accentuating the 
city’s urban design. 
 
Housing Density Policy Statement - The purpose of the Housing Density Policy 
Statement is to avoid large concentrations of garden apartments in one location.  This 
policy limits the number of multifamily units to 500 at each location with a recommended 
minimum 1,500 foot separation between developments.  Within the general area 
surrounding the subject property, there are three existing apartment developments.  The 
Creek Walk apartments located immediately to the south, the Chisolm Place apartments 
located at the northeast corner of Park Boulevard and Alma Drive, and the Landmark at 
Collin Creek located northwest of Enterprise Drive and Pebble Vale Drive.  In total, 
these developments contain 608 multifamily units.  Although the rezoning request does 
not comply with the minimum 1,500 foot separation recommendation, the proposed 40 
units per acre density would provide an alternative multifamily product to the traditional 
garden-style developments which exist today. 
 
ISSUES: 
 
Residential Use 
 
This property is uniquely situated adjacent to existing residential uses to the south, 
floodplain and park land to the east, and commercial uses to the north and west.  The 
request is not consistent with the future land use designation of Freeway Commercial, 
however, the site has limited visibility and no access from U.S. Highway 75.  The 
request is in conformance with the interim land use amendments to the Comprehensive 
Plan regarding isolated residential development, the 1,200 foot setback from U.S. 
Highway 75, and the recommended minimum density for new multifamily development. 
 
The Comprehensive Plan discourages rezoning properties within major expressway 
corridors for residential uses unless they are a part of a mixed-use zoning request or a 
transit-oriented development.  However, the zoning request meets the criteria of the 
Infill Housing Policy Statement because it is adjacent to residential uses, has limited 



visibility, and is physically suitable for residential uses with no direct access to highway 
frontage roads.  Additionally, the Parks Master Plan shows trail systems within the 
adjacent floodplain which will provide good pedestrian connectivity to Harrington Park 
and tie adjacent uses together through a master-planned trail system.  Furthermore, the 
request is consistent with the goals of the Spring Creekwalk Master Plan and the Urban 
Centers Study.  For these reasons, staff believes multifamily is appropriate for the 
subject property. 
 
Area, Yard, and Bulk Requirements 
 
The applicant’s proposed PD stipulations are intended to utilize the developable land 
area to construct one large building wrapped around structured parking adjacent to 
Alma Drive, and multiple free-standing buildings with surface parking throughout the 
remainder of the site.  The applicant is proposing stipulations which would require a 
minimum 40 units per acre density, increase lot coverage, restrict building height and 
the number of units, and reduce the front yard building setbacks.  Additionally, the 
applicant is proposing to screen the parking structure from Alma Drive and maintain 
landscaping which will provide a buffer from the proposed mini-warehouse development 
to the north.  Staff believes the requested standards are appropriate to allow the 
property to develop as multifamily residential use.   
 
Lastly, if multifamily uses are not constructed, the proposed PD language would allow 
the site to be developed solely with nonresidential uses in accordance with the CC 
zoning district standards. 
 
SUMMARY: 
 
The purpose of this request is to rezone 17.0± acres located on the east side of Alma 
Drive, 332± feet south of Park Boulevard from CC to PD-CC to add multifamily 
residence as an additional permitted use with modified development standards.  
Although this request is not consistent with the future land use designation for the 
property or the Housing Density Policy Statement, it is consistent with the interim land 
use amendments, the Infill Housing Policy Statement, and is supported by the long-term 
vision of the Spring Creekwalk Master Plan.  The property is adjacent to residential uses 
and city park land, and the subject property is not ideally situated for freeway-oriented 
commercial development as it has limited visibility and no direct access from U.S. 
Highway 75.  For these reasons, staff is in support of the zoning request.  
 
RECOMMENDATION: 
 
Recommended for approval as follows: 
 
Restrictions:  
 
The permitted uses and standards shall be in accordance with the existing Corridor 
Commercial (CC) zoning district unless otherwise specified herein. 
 
1. The subject property must be developed using the standards required by this 

planned development district for multifamily residence.  However, the subject 



property may be developed solely with nonresidential uses in accordance with the 
Corridor Commercial (CC) zoning district regulations contained within the Zoning 
Ordinance.  The initial development for the subject property will determine the 
standards to be used for the remainder of the property. 

 
2. Multifamily residence is an additional permitted use subject to the following 

standards: 
 

a. Required Parking 
 

i. One bedroom or less:  One parking space per unit 
 
ii. Two bedrooms:  1.5 parking spaces per unit 
 
iii. Three bedrooms or more:  Two parking spaces per unit 

 
b. Maximum Number of Units:  450 

 
c. Minimum Density:  40 dwelling units per acre  

 
d. Minimum Floor Area per Dwelling Unit:  500 square feet 

 
e. Maximum Height:  4 stories, 70 feet 

 
f. Maximum Floor Area Ratio:  2:1 

 
g. Maximum Lot Coverage:  None 

 
h. Multifamily development shall comply with Section 13.800 (Usable Open 

Space). 
 

i. Building Design:  
 

i. Minimum Front Yard Setback:  30 feet 
 
ii. Canopies, balconies, stoops, bay windows, awnings, and other building 

projections may encroach up to 5 feet into setbacks provided accessible 
pathways are maintained. 

 
iii. Seventy-five percent of any exposed exterior wall of main buildings, parking 

structures, and accessory buildings shall consist of glass, native stone, clay-
fired brick or tile, or a combination of these materials.  All exterior building 
materials made of glass shall have a maximum exterior visible reflectance of 
20%. 

 
j. Parking structures must not be visible from Alma Drive. 

 



k. Fencing not more than 6 feet in height is permitted between buildings, must be 
a minimum of 50% open, and with the exception of residential yards, must not 
be placed between the front building facade and the street right-of-way. 

 
l. Street trees shall be provided at a rate of one tree per 50 linear feet of street 

frontage. 
 

m. A minimum 20-foot wide landscape edge must be provided along the northern 
property line.  The existing vegetation located within this landscape edge must 
be preserved, irrigated with an automatic sprinkler system, and maintained in a 
healthy and growing condition. 
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