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Law
Transit Oriented Development (TOD); Pedestrian Oriented Design (POD)
EPA Region 6
Municipality – City of Plano
Mixed Use Zoning Ordinance 

Summary
The planning department of Plano, Texas created a Mixed Use (MU) zoning ordinance as part of its efforts to promote a more sustainable and green community.  Plano is a smaller city (estimated population of 267,480) located within the Dallas-Fort Worth metropolitan area, and it is considered one of the wealthiest cities in the United States.  Since 1997, the U.S. Environmental Protection Agency has classified the Dallas-Fort Worth region as “nonattainable,” meaning the region did not meet the ozone requirements under National Ambient Air Quality Standards.  Since then, Plano has been trying to curb mobile-source pollution through more compact, pedestrian-friendly development.  Because the city of Plano is locked into its location by other surrounding municipalities, there is no room for further sprawl.  Thus, the municipality has focused on strategies that allow for increased density in an already-developed area.

The MU zoning district is comprises four Sub-Areas, A through D.  Sub-Area A is a mixed-used area that allows for retail spaces, offices, multifamily residences, and a regional theater.  Residences, however, are limited to placement on the second floor of buildings and higher.  Sub-Area B is the Town Center where both multifamily and single-family attached residences may be developed, along with retail, offices, and recreation centers.  Sub-Area B also includes a Town Square which prohibits the use of a parking lot and does not contain any automobile access to the open space of the outdoor plaza.  Sub-Area C is dedicated to multifamily residences, and it allows up to 1,450 dwelling units per acre in order to increase the density of the allocated space.  Sub-Area D is somewhat flexible, with the ordinance stating the this area may be developed as either entirely residential, entirely mixed-use, or entirely nonresidential with the same retail and office uses as permitted in Sub-Area B.  The ordinance includes a greenbelt, promenade, and walkways that are restricted to exclusively pedestrian-use in order to encourage walking.  Design regulations include a requirement that buildings use at least three “architectural features” (such as balconies, awnings, and bay windows), ensuring an aesthetic environment that can be enjoyed by walkers.  To further encourage walking, the ordinance requires a paved, illuminated pedestrian walkway that connects all of the Sub-Areas – for walkways that are at least 30,000 square continguous feet, there shall be at least one active recreation area.  The ordinance includes phasing provisions for each Sub-Area, restricting the issuance of certificates of occupancy until certain greenbelts are completed and a substantial amount of development in the Town Center has been completed.  The ordinance calls for the development of a standardized plan for street furniture and fixtures, including lights, trash receptacles, benches, bike racks, kiosks, and news racks.


Law

CITY OF PLANO, TEXAS: 2008 ZONING ORDINANCE
SPECIAL DISTRICTS – PLANNED DEVELOPMENTS
Planned Developments Listed with Conditions of Approval
PD-20-MU: MIXED USE

Restrictions:

1. Sub-Area A (Preston Rd. Mixed-Use)

a. Uses Permitted

(1) By Right: All those uses permitted in the Retail and Office-2 districts, plus one regional theater.

(2) By Specific Use Permit: All those uses permitted by specific use permit in the Retail and Office-2 districts, plus multifamily. Residential units are limited to the second floor and above and may not exceed ten percent of total floor area in Sub-Area A.

b. Minimum Front Yard: 

50 feet; however, this distance may be reduced to 30 feet if no parking or drive aisles are located between the building face and the street.

c. Minimum Side Yard: 

None, except as required by building or fire codes

d. Minimum Rear Yard: 

None, except as required by building or fire codes

e. Maximum Height: 

Eight story. Maximum height for parking structures is three levels above grade.

f. Parking Requirements: 

As required by Section 3.1100 of the Comprehensive Zoning Ordinance, except multifamily residence, which shall be parked at one space per bedroom.

g. A minimum of 12.0± acres of land along the White Rock Creek shall be maintained as open space and shall be open to the public at all times.

h. Landscaping: 
As required by Section 3.1200, Landscaping Requirements, and Section 4.500, Preston Road Overlay District, of the Comprehensive Zoning Ordinance.

i. Phasing

(1) A Certificate of Occupancy shall not be issued until the White Rock Creek tributary greenbelt park and lake are completed and available for public access.

(2) A Certificate of Occupancy shall not be issued for a regional theater or any property abutting the proposed Type “D” thoroughfare between Preston Rd. and Ohio Dr. until the southern half of the street is completed.
half of the street is complePD-20-MU Mixed Use
2. Sub-Area B (Town Center)

a. Uses Permitted

(1) multifamily residences and single-family attached residences

(2) recreation center (public and private)

(3) post office

(4) private club

(5) all office uses

(6) All uses permitted in the Retail district except the following:

a) dry cleaning plant

b) indoor commercial amusement

c) mortuary/funeral parlor

d) motel/hotel

e) residence hotel

f) small engine repair shop

g) theater

h) tool rental shop

i) veterinary clinic/kennel

j) automotive parts sales

k) automobile repair, minor/service station

l) car wash

m) building materials and hardware

n) tire dealer

(7) No single occupancy may exceed 7,500 square feet except as permitted by specific use permit.

b. Minimum Nonresidential Floor Area: 

The ground floor of any building fronting on Town Square, except the south building, shall be a nonresidential use to a minimum depth of 50 feet back from the facade facing Town Square. The south building facing Town Square is exempt from this requirement, and may be developed entirely for residential uses. This building must be developed in town house style.

c. Maximum Residential Density: 

35 units per acre

d. Required Front Yard (Town Square): 

Building facades must be constructed such that 80% of the building face is no less than ten feet and no more than 20 feet from the parking curb line at Town Square.

e. Minimum Interior Side Yard: 

None, except as required by building or fire codes

f. Required Rear Yard: 

Building facades must be constructed such that there is 20 feet from the face of enclosed garage doors to the nearest line of a private way, if a tandem parking space is desired; otherwise a ten foot setback for the garage from the aisle is required.

g. Minimum Floor Area per Dwelling Unit: 

400 square feet; in addition, no more than ten percent of the units may be less than 550 square feet in size.

h. Maximum Lot Coverage: 

None

i. Maximum Height: 

Four story (65 feet)

j. Minimum Height: 

Two-and-one-half story for the southern building. Three story for the northern and eastern buildings; however, loft or multilevel space may be included in these buildings.

k. Parking Requirements

(1) Multifamily: One parking space per bedroom. (Tandem parking space permitted in 20 feet behind enclosed garage doors.)

(2) Nonresidential Uses: One space per 300 square feet

(3) Community Facilities: No parking required

(4) Parking is restricted to quasi-public streets, parking garages, or tandem spaces provided for the residential units. Parking lots are prohibited within this sub-area. Additional parking, if necessary, must be provided offsite, as required by Section 3.1100 of the Comprehensive Zoning Ordinance.

l. Landscaping: 

As required by Section 3.1200, Landscaping Requirements, and Section 4.500, Preston Road Overlay District, of the Comprehensive Zoning Ordinance.

3. Sub-Area C (Multifamily Residential)

a. Uses Permitted: 

Multifamily residences, retirement housing, and single-family attached

b. Residential Density

(1) Minimum Residential Density: 28 units per acre. Residential units developed in Town Center shall be included in the density. Quasi-public streets, required open space areas and the 30-foot landscape edge required along public streets shall be excluded from the density calculation. A minimum of 15 acres, not to exceed 25 acres, shall be developed at a density of 8-12 units per acre. The minimum site area is five acres for density of 8-12 units per acre.

(2) Maximum Residential Density: 50 units per acre, not to exceed 1,450 units

c. Required Front Yard

(1) Public Street: 30 feet

(2) Quasi-public Street: Building facades must be constructed such that 80% of the building face is no less than ten feet and no more than 20 feet from a quasi-public street or the parking curb line on quasi-public streets.

d. Minimum Side Yard: 

None, except as required by building and fire codes

e. Required Rear Yard: 

Building facades must be constructed such that there is 20 feet from the face of enclosed garage doors to the nearest line of a private way, if a tandem parking space is desired; otherwise a ten foot setback for the garage from the aisle is required.

f. Minimum Floor Area per Dwelling Unit: 

400 square feet; in addition, no more than ten percent of the units may be less than 550 square feet in size.

g. Maximum Lot Coverage: 

None

h. Maximum Height: 

Seven story

i. Minimum Height: 

Two story for densities at 8-12 units per acre. Three story for higher density development.

j. Minimum Usable Open Space

(1) A minimum of three acres of public open space shall be configured to link Sub-Area C to Sub-Area B (Town Center) and Sub-Area D.

(2) An illuminated, pedestrian pathway shall be constructed and paved to connect the sub areas.

(3) At least one active recreation area shall be created along each pathway containing a minimum contiguous area of 30,000 square feet.

(4) One hundred square feet per unit as defined by Section 1.600 of the Comprehensive Zoning Ordinance. Excluded are the required landscaping and the three acres of required open space referenced in j.1. above. The open space shall have a minimum width of 15 feet.

k. Landscaping: 

As required by Section 3.1200, Landscaping Requirements, and Section 4.500, Preston Road Overlay District, of the Comprehensive Zoning Ordinance.

l. Parking Requirements for Multifamily Residential: 

One parking space per bedroom. (Tandem parking space permitted in 20 feet behind enclosed garage doors may be counted toward this  requirement.)

m. Architectural and signage requirements shall be adopted by ordinance prior to approval of any plans.

n. Phasing: 

A Certificate of Occupancy shall not be issued for any phase until:

(1) The entire pedestrian greenbelt abutting a particular phase is completed from Town Square to either Sub-Area D or Ohio Dr. and open to the public.

(2) The southern and eastern buildings fronting Town Square have been substantially
completed.

4. Sub-Area D

a. Uses Permitted: 

Same as Sub-Area B, except veterinary clinics are allowed by right and gasoline sales are allowed as an accessory use.

b. Development Options - This property may develop as any one of the following:

(1) Entirely Nonresidential - A minimum of 30,000 square feet of nonresidential uses must be developed. This requirement may be phased, with the first phase containing a minimum of 15,000 square feet of nonresidential development. Each retail building must have storefronts on at least two sides.

(2) Mixed Use - A minimum of 30,000 square feet of nonresidential uses must be developed. This requirement may be phased, with the first phase containing a minimum of 15,000 square feet of nonresidential development. Each retail building must have storefronts on at least two sides. A maximum of 200 residential units may be developed.

(3) Entirely Residential - Residential development shall be constructed in accordance with the regulations contained within this sub-area and the approved preliminary site plan which is attached as a part of this ordinance. A maximum of 120 residential units may be developed.

c. Maximum Residential Density: 

80 units per acre

d. Minimum Front Yard (Public Streets): 

50 feet. This distance may be reduced to 30 feet if no drive aisles or parking areas are located between the street and the building face.

e. Minimum Setback (Quasi-public Streets): 

Ten feet from the curb line

f. Minimum Side Yard: 

None, except as required by building and fire codes

g. Minimum Rear Yard: 

None, except as required by building and fire codes

h. Minimum Floor Area per Dwelling Unit: 

Same as Sub-Area B

i. Maximum Lot Coverage: 

None

j. Maximum Height: 

Same as Sub-Area B

k. Parking Requirements

(1) Multifamily Residential: One parking space per bedroom

(2) Nonresidential Uses: One space per 250 square feet

l. Landscaping: 

As required by Section 3.1200, Landscaping Requirements, and Section 4.500, Preston Road Overlay District, of the Comprehensive Zoning Ordinance

m. Architectural and signage requirements shall be adopted by ordinance prior to approval of any plans.

5. Urban Design Standards (Applicable to Sub-Areas A through D)

a. Quasi-public Streets: 

22 feet in width. Within Sub-Area A, the width of the quasi-public streets may be increased to 28 feet. Parking is limited to parallel spaces with angle parking allowed only in the Town Center area and Sub-Area A.

(1) Open for the use of the public (not gated).

(2) Parking permitted on both sides of street with no more than four spaces contiguous without a break for street tree and planting island.

(3) Sidewalk six feet in width required on both sides of street.

b. Private Ways: 

22 feet in width. Can be gated/secured for private use of residents. Twenty foot required setback from edge of private way to face of enclosed garages, if tandem parking space desired, otherwise a ten foot setback is required.

6. Architecture and Landscape Design - General Requirements

a. Definitions:

(1) Diagonal Greenbelts - Greenbelts located in Sub-Area C connecting to Town Center.

(2) Dormer Windows - Windows projecting from a pitched roof.

(3) Masonry - Stone, clay-fired brick or tile, exterior plasters, or a combination of these materials.

(4) Promenade - An east/west oriented walkway and open space located in Sub-Area A.

(5) Primary Roof - The roof covering enclosed building space.

(6) Pathway - A paved walkway within a usable open space connecting a building to a street or greenbelt.

(7) Quasi-public Streets - Quasi-public streets are privately owned and maintained drives open to public access. Required quasi-public streets are designated on the zoning exhibit as amended by Exhibits C and D. Additional quasi-public streets proposed by the developer may be designated on subsequent plans approved by the city. A fire lane shall be located within all quasi-public streets. Lots may be platted to quasi-public streets.

(8) Streets - A public street or quasi-public street unless otherwise specified.

(9) Town Center - All of Sub-Area B.

(10) Town Square - The public open space and plaza in Sub-Area B.

(11) White Rock Creek Greenbelt - The open space area and related facilities in Sub-Area A along White Rock Creek.

b. Site Plan Review: 

The procedures and standards contained in Article 5 of the Comprehensive Zoning Ordinance pertaining to site, landscape, and facade plans shall apply unless otherwise specified within this ordinance. The submittal and approval of plans may be phased in accordance with the planned development conditions.

c. Streetscape

(1) Street Furniture and Fixture Program: A standardized street furniture and fixture program shall be developed for the planned development district. It shall include street lights, metal or masonry trash receptacles, metal benches, bike racks, kiosks, mailboxes, and news racks. Design and specification of these items shall be required prior to issuance of a building permit. Lighting fixtures may be varied in Sub-Area A and Sub-Area D to provide adequate parking lot lighting.

(2) Street Trees: Along quasi-public streets, trees (four inch minimum diameter) shall be required at a rate of one per 50 linear feet per side. Exact spacing and location of street trees shall be determined at the time of site plan approval. Along public streets, landscaping requirements shall be those contained in Section 3.1200 of the Comprehensive Zoning Ordinance or those contained within the Preston Road Overlay District as applicable.

d. Telecommunications Plan: 

A plan for providing telecommunications service within the district and wireless antenna sites serving the larger area shall be completed by the property owners within one year of the approval of this ordinance.

e. Parking: 

Except as otherwise provided, parking requirements shall be in accordance with Section 3.1100 of the Comprehensive Zoning Ordinance.

(1) Parking shall be permitted on both sides of quasi-public streets, except where  prohibited for vehicular, fire, or pedestrian safety. (See sub-area requirements.)

(2) Tandem parking spaces are permitted in front of a residential garage door provided that the space is assigned to the same unit as is the garage.

(3) Parking lot landscaping shall conform to Section 3.1200 of the Comprehensive Zoning Ordinance. 

f. Screening

(1) The rear and service sides of nonresidential buildings oriented toward residential development or greenbelts and open space shall be screened as provided in Section 3.1000 of the Comprehensive Zoning Ordinance.

(2) Roof-mounted equipment, including telecommunication antennas, shall be screened in accordance with Section 3.1000 of the Comprehensive Zoning Ordinance. Telecommunication antennas are permitted (public and private) but must be screened from view or integrated with the architectural detailing of buildings.
(3) Where permitted, roof-mounted and ground-mounted mechanical units must be screened from public view. Landscaping may be used to provide screening. Ground-mounted mechanical units may not be placed along the front of a building located in Sub-Areas A, B, or D.

(4) Dumpsters shall not be located within 30 feet of a street and shall otherwise be screened from view from streets and greenbelts in accordance with Section 3.1000 of the Comprehensive Zoning Ordinance.

g. Street Naming and Addressing

(1) All quasi-public streets shall be named.

(2) Except in Sub-Area A, all buildings shall have an individual address and may be named (e.g. The Bentley) but not numbered (e.g. Building 1 or B).

(3) These requirements are subject to the regulations of the U.S. Postal Service, Plano Fire Department, and other applicable agencies and jurisdictions.

h. Building Design

(1) Except for a flat roof screened by a parapet, the minimum pitch of the primary roof shall be 6:12 or greater. Roof extensions over doorways, balconies, and porches may be of any pitch.

(2) Roofing materials on sloped roofs shall be limited to masonry, metal, or composition shingles of a minimum weight of 225 lb./square.

(3) Unless specified, the exterior surface of a building may be any material allowed by the building and fire codes.

(4) No residential garage may face or directly access a street. Garage doors shall be of steel construction.

i. Miscellaneous: 

Outdoor storage of consumer goods shall comply with Subsection 3.902.2. of the Comprehensive Zoning Ordinance.

7. Sub-Area A

a. Building Arrangement

(1) Buildings located along the promenade west of Town Square shall be arranged in a pattern generally consistent with that illustrated in Exhibit B, as amended by Exhibits C and D.

(2) For buildings within (including a portion thereof) 200 feet of the White Rock Creek greenbelt, the following regulations shall apply:

1. Buildings must connect to the greenbelt by a direct or shared entrance or walkway.

2. No more than ten percent of the required parking may be provided between the rear or service side of a building and the greenbelt.

3. Buildings less than 10,000 square feet in size shall be placed adjacent to the greenbelt and may not be separated from the greenbelt by a vehicular driveway, service area, or fire lane. Plazas, patios, and open space may be used to connect buildings to the greenbelt.

4. Freestanding restaurants shall provide an outdoor patio dining area equal to or larger than 20% of the restaurant’s gross floor area.

b. Building Design

(1) A minimum of 80% of any exposed exterior wall shall consist of glass or masonry.

(2) Where visible to the public, the rear of buildings and/or service areas shall be of the same material and finish as the rest of the building.
(3) The Planning & Zoning Commission may allow concrete, concrete block, or tile to be used on exterior walls that are not visible from streets with site plan approval. Where permitted, alternative finishes must be consistent in color with the remainder of the building, and may be used for the walls of service courts and other facilities that are secluded from view by the specific design of a building or group of buildings.

(4) The following shall apply to buildings intended for retail occupancy (including restaurants):

a) A minimum of 50% of the surface area of the first level of the front facade and 25% of the side facades must be glass windows, doors, or display windows. The surface area shall be calculated by multiplying the length of the facade by 15 feet.

b) Covered walkways must be provided along a minimum of 50% of the length of the front facade and a minimum of 25% of the length of all side facades. This may be done through the use of awnings, arcades, roof overhangs, or similar architectural features.

c) The rear facades of buildings fronting quasi-public streets shall have rear entrances and shall comply with the glass windows, doors, or display windows and covered walkway standards for front facades in 4a and 4b above.

(5) The following shall apply to buildings adjacent to the promenade regardless of use:

a) A minimum of 50% of the surface area of the first level of the facade adjacent to the promenade and 25% of the side facades must be glass windows, doors, or display windows. The surface area shall be calculated by multiplying the length of the façade by 15 feet.

b) Covered walkways must be provided along a minimum of 50% of the length of the facade adjacent to the promenade and a minimum of 25% of the length of all side facades. This may be done through the use of awnings, arcades, roof overhangs, or similar architectural features.

8. Sub-Area B (Town Center)

a. Building Arrangement

(1) The buildings in Town Center shall be arranged in a pattern generally consistent with that illustrated in Exhibit B, as amended by Exhibits C and D.

(2) The northern and southern buildings shall be no less than 250 feet in length; the eastern building no less than 150 feet in length.

b. Building Design

(1) Except for windows, doors, and garage doors, the exterior of all building elevations shall be 80% masonry.

(2) The rear or service side of buildings shall be of the same material and finish as the rest of the building.

(3) All sloped roofs in Town Center shall utilize the same material, except for roofs over towers or cupolas and accents over doorways, balconies, and porches.

(4) Windows and glass doors shall comprise 60% of the surface area of the ground floor nonresidential building elevations facing Town Square. Windows shall comprise 30% of all other building elevations.

(5) Except for decorative windows, all residential windows shall be operable. All living area and bedroom windows, except for dormer windows, shall be a minimum of 15 square feet in size.

(6) All residential units and nonresidential lease space shall have direct or shared access to a street along Town Square.

(7) All buildings must use three or more of the following architectural features: balconies, window awnings, entry stair and stoop, bay windows, or dormer windows.

(8) The main entrance of each commercial lease space and shared entrances shall be covered or protected in some manner such as an awning, recessed entry, or arcade walkway.

(9) Outdoor patio or sidewalk dining is allowed. An unrestricted sidewalk, a minimum of five feet in width, must be maintained. These areas shall not be included in parking calculations.

c. Streets: 

Streets shall have a one-way traffic flow in a counter-clockwise direction around Town Center; however, two-way traffic shall be permitted along the west side of Town Center. Onstreet parking is limited to angled parking.

9. Sub-Area C

a. Building Arrangement

(1) Buildings shall be placed square to streets and diagonal greenbelts illustrated in Exhibit B, as amended by Exhibits C and D. Where a building abuts two or more streets or a greenbelt, the primary quasi-public street shall take priority in determining building orientation.
(2) Buildings shall be arranged in rows, squares, and similar geometric patterns to create corridors and courtyards.

(3) Along streets, buildings shall not be separated by more than 40 feet, unless they are separated by an intersecting street, in which case they may be separated by no more than 75 feet.

b. Building Design

(1) Except for windows, doors, and garage doors, the exterior of all building elevations shall be 80% masonry.

(2) Flat primary roofs are prohibited in this sub-area.

(3) All building elevations facing streets, greenbelts, and pathways shall contain windows occupying 30% or more of the elevation.

(4) Except for decorative windows, all residential windows shall be operable. The windows in living areas and bedrooms, except for dormer windows, shall be a minimum of 15 square feet in size.

(5) All units must have either direct or shared access to a quasi-public street, greenbelt, or pathway.

(6) All stairs (except entry stairs and stoops to individual units and shared hallways) and elevated walkways shall be substantially screened from view from streets and open space pathways.

(7) All buildings must use three or more of the following architectural features: balconies, window awnings, entry stairs and stoops, bay windows, or dormer windows.

(8) A minimum of three architectural styles shall be developed within Sub-Area C. Each style shall include a set of common elements such as massing and articulation, materials, doors, windows, etc. Any one phase may consist of a single architectural style.

(9) Each building within a specific style group must use architectural detailing, as listed in #8 above, to achieve a unique identity; however, basic building dimensions may remain the same.

(10) A facade plan illustrating the compliance of the prototypical design of each building style with these provisions shall be submitted concurrent with the site plan for each phase.

c. Parking

(1) Parking on quasi-public streets is limited to parallel parking. No more than four parking spaces may be placed in a row without a break (minimum six feet wide).

(2) Parking lots, garages, carports, and parking structures must be screened from streets and greenbelts by buildings, walls, or landscaping, or a combination of the three.

10. Sub-Area D

a. Building Arrangement

(1) The buildings in Sub-Area D shall be arranged in a pattern generally consistent with that illustrated in Exhibit B, as amended by Exhibits C and D.

(2) Building entries and storefronts shall be arranged to access both public streets and the adjacent quasi-public street in Sub-Area C.

b. Building Design

(1) Except for windows, doors, and garage doors, the exterior of all building elevations shall be 80% masonry.

(2) Where visible to the public, the rear of buildings and/or service areas shall be of the same material and finish as the rest of the building.

(3) All sloped roofs in Sub-Area D shall utilize the same material, except for roofs over towers or cupolas and accents over doorways, balconies, and porches.

(4) Windows and glass doors shall comprise 60% of the ground floor building elevations facing Robinson Rd. and Ohio Dr. Windows shall comprise 30% of the remaining elevations.

(5) Except for decorative windows, all residential windows shall be operable. All living area and bedroom windows, except for dormer windows, shall be a minimum of 15 square feet in size.

(6) All buildings must use three or more of the following architectural features: balconies, window awnings, entry stair and stoop, bay windows, or dormer windows.

(7) A special building element such as a tower, cupola, spire, or taller roof form shall be constructed to terminate the diagonal open space axis originating in Town Center. This building element shall extend a minimum of ten feet above the height of the adjacent building(s).

(8) The main entrance of each commercial lease space or shared entrance shall be covered or protected in some manner such as an awning, recessed entry, or arcade walkway.
(9) Outdoor patio or sidewalk dining is allowed. An unrestricted sidewalk, a minimum of five feet in width, must be maintained. These areas shall not be included in parking calculations.

