CITY OF PLANO
PLANNING & ZONING COMMISSION

March 16, 2020

Agenda Item No. 6

Discussion & Direction: Residential Community Design Zoning District

DESCRIPTION:

Discussion and direction pertaining to the housing options proposed within the Residential
Community Design zoning district.

REMARKS:

In concert with the creation of the Neighborhood Business Design (NBD) zoning district,
staff has been working to create a new residential district called Residential Community
Design (RCD). The standards in the RCD district are intended to apply when residential
development is proposed as part of a larger NBD district, or as a standalone district for
fully residential neighborhoods. This discussion item focuses on the housing options
proposed within the RCD district; full standards of the district will be discussed at a future
meeting.

Purposes of the RCD District

Establishment of this district is supported by four purposes as discussed below.

1. Meeting Housing Demand

Since 2014, the city has seen an increasing demand for new housing types not
currently accommodated within the Zoning Ordinance. Recent zoning requests have
included modifications of development standards to allow detached and attached
single-family products with pedestrian-oriented street standards, shared open space
requirements, and other site-specific standards. Notable examples of such requests
include:

¢ Rice Field (single-family attached and detached)
e Mustang Square (single-family attached and detached)
e Commodore at Preston (single-family detached)

e 17th Street Townhomes (single-family attached)



e |con at Legacy West (single-family detached)

e 15th Street Townhomes (single-family attached)

e Collin Creek Mall (single-family attached, detached, and two-family)

e Plano Gateway (single-family attached)
Due to the increasing demand for new housing types, it is more fiscally prudent and
responsible to create a uniform district for use in appropriate locations so that zoning
can be consistent and accurate in application. Establishing the RCD district would
create consistent housing requirements for new residential neighborhoods, minimizing
the need for new Planned Development districts, the creation of which is costly to both

city staff and developers.

2. Increasing Housing Variety

Beyond the Plano-specific examples cited above, a number of national organizations
have identified the necessity for increased housing variety or additional housing types
to support the changing needs of our population and provide more attainable price
points. The attached report from the American Planning Association (APA) notes that
small-lot subdivisions can “increase opportunities for home ownership and create
more affordable housing,” and provides a summary of methods that can be used to
allow them. The attachment from AARP discusses the need for “Missing Middle
Housing,” providing a summary of the types and some general guidelines. Additional
reports regarding the need for additional housing variety have been produced by
AARP and the National Association of Home Builders.

3. Implementing Comprehensive Plan Policies

As with the NBD district, the goal to create the RCD district was established within the
current Comprehensive Plan via the following action statement:

Redevelopment of Neighborhood Centers Statement RNC4 - Create the
Neighborhood Mixed-Use (NMU) zoning district and establish regulations
and standards for residential mixed-use development.

The Comprehensive Plan also includes a number of other action statements that
support the establishment of the RCD district:

Land Use Statement LU3 - Review development regulations and
implement standards that configure development to provide complementary
uses and foster good connections using a combination of streets, trails, and
sidewalks for vehicular, pedestrian, and bicycle circulation.

Land Use Statement LU6 - Create regulations that incentivize the
redevelopment of underperforming retail and multifamily development.
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Land Use Statement LU7 - Review and ensure residential adjacency
standards provide appropriate transitions in building height and bulk that
are sensitive to the physical character of adjoining neighborhoods.

Undeveloped Land Statement UL3 - Situate new housing growth adjacent
to existing residential neighborhoods.

Neighborhood Conservation Statement NC6 - Review, and modify as
necessary, residential zoning standards to allow for a variety of compatible
housing options within the same development.

Redevelopment of Neighborhood Centers Statement RNCS5 - Establish
design guidelines within the NMU zoning district that provide a direct
connection from the neighborhood center to surrounding residential areas.

Implementing Envision Oak Point

The establishment of the RCD district is also necessary for the implementation of the
Envision Oak Point Plan. The Community Vision developed as part of the Plan
includes the Diverse Housing Policy to “provide diverse housing that enables a high
quality of life for all ages, household types, and income levels.” Additionally, the
Balanced Neighborhoods Policy includes an action to “ensure compatible transitions
in land use and building scale adjacent to established single-family neighborhoods.”

The Community Vision Map includes a variety of development types for the area, such
as Mixed-Use Activity Center, Small Lot Subdivision, Single Family Mix, and Village.
Each types proposes a unique mixture of housing types, such as townhouses, cottage
housing, small and medium lot single-family detached, multifamily, and senior living
types. These development types are intended to provide a diverse community pattern
for residents through all phases of life and encourage a more economically
sustainable mix of uses.

The RCD district is also intended to be utilized as part of the city’s efforts to rezone
the area around the Plano Event Center. The housing units would be consistent with
the Envision Oak Point recommendations for that property and would complement the
proposed hotel and other commercial uses intended to surround the Plano Event
Center. This zoning request will be considered at a future Planning & Zoning
Commission meeting.

RCD Development and Housing Types

RCD districts will be designed to follow the style of the NBD district with pedestrian-
friendly streets, short block sizes, and open spaces tailored for a residential district. To
accompany these development standards, staff has researched a variety of housing
options and is proposing nine housing types for inclusion in the RCD district. The types
are tiered based on scale and form, and a mix of housing types will be required in all RCD
districts.
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https://www.plano.gov/3352/Envision-Oak-Point
https://www.plano.gov/3364/Envision-Oak-Point-Community-Vision-Map
https://www.plano.gov/DocumentCenter/View/33115/Mixed-Use-Activity-Center
https://www.plano.gov/DocumentCenter/View/33119/Small-Lot-Subdivision
https://www.plano.gov/DocumentCenter/View/33118/Single-Family-Mix
https://www.plano.gov/DocumentCenter/View/33121/Village
https://www.plano.gov/DocumentCenter/View/33702/Envision-Oak-Point-Plan_Approved-July-23-2018_LoRes#page=52

Based on our research, staff is proposing several detached, attached, and multiple unit
housing types. These housing products are commonly referred to as “middle” housing: a
phrase describing housing that complements single-family neighborhoods by offering a
variety of alternative products at a scale designed to be compatible in look and feel with
existing single-family housing. The housing types proposed in the RCD district are
representative of middle housing and are intended to meet the market demands observed
through conversations with developers and residents seeking new housing options.

A summary of the housing types is included below and are illustrated in more detail in
Attachment A.

1. Tier One Housing Types - These types consist of detached single-family dwellings
and two-family dwellings (duplexes) that may be constructed up to two stories in
height. The buildings are required to be on individual lots, with the exception of
Bungalows, which may be clustered around a common courtyard.

2. Tier Two Housing Types - These types consist of one single-family detached, one
single-family attached, and one multiple unit dwellings that may be constructed up to
two or three stories in height on individual lots. The multiple unit housing type, Manor
Home, is intended to resemble the form and character of a large, single-family home
but may contain up to six dwelling units.

3. Tier Three Housing Types - These types consist of two single-family attached and one
multiple-unit dwellings that may be constructed up to three stories in height. The
Stacked Flat is the multiple-unit dwelling in this Tier, which may contain up to nine
dwelling units. The Live/Work type would allow a single residential unit located above
a commercial space within an NBD district.

At least one housing type from Tier One would be required in all RCD districts. Tier Two
and Tier Three housing types would be permitted incrementally for larger developments.
Staff is still considering the appropriate thresholds for Tier Two and Tier Three housing
types, which will be presented to the Commission at a future meeting.

Setbacks from Adjacent Neighborhoods

To provide appropriate transitions from established neighborhoods, buildings in an RCD
district will be subject to the same height and setback standards from adjacent residential
zoning districts or uses. The following standards would apply to the portion of a structure
within the separation requirement:

Maximum Proposed Minimum Retail District
Building Height Separation Requirement
One story, 20 feet 10 feet 10 feet, when no alley
Two story, 35 feet 20 feet 10 feet, when no alley
Three story, 50 feet 150 feet Not allowed
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DIRECTION:

At this time, staff is requesting the Commission provide direction regarding the RCD
district housing types. Specifically, staff would like the Commission to consider the
following questions:

1. Are the proposed housing types appropriate to establish a neighborhood-friendly
zoning district that could be incorporated within a Neighborhood Business Design
district or as standalone zoning?

2. Are there any other housing types or areas of interest staff should consider?

RECOMMENDATION:

Recommended that the Planning & Zoning Commission provide direction pertaining to

the housing types proposed to be utilized within the Residential Community Design
zoning district.
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