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RESOLUTIONNO. 98 -8 -1 (R)

ARESOLUTION OFTHE CITY COUNCIL OFTHE CITY OFPLANO, TEXAS,
ADOPTING THEREPORTOFTHEMULTIFAMILYDWELLINGS TASKFORCE

AND APPROVING THE UTILIZATION OF SUCH DOCUMENT BY THE CITY OF

PLANO FOR THE PURPOSE OF GUIDING FUTURE RESIDENTIAL

DEVELOPMENTANDZONINGWITHINTHECITY; DIRECTINGTHEPLANNING
ANDZONINGCOMMISSION TOINITIATEPROCEDURES FORUPDATING THE

COMPREHENSIVE PLAN OFTHECITYOF PLANOTO INCLUDE THE

APPLICABLE RECOMMENDATIONS OFTHISREPORT; ANDPROVIDING AN
EFFECTIVE DATE.

WHEREAS, onJanuary 26, 1998, byResolution No. 98- 1- 18(R), theCity
Council oftheCityofPlano formed theMufti-Family Dwellings Task Force tostudy
the issues ofmulti family residential development within and itseffects upon the
CityofPlano; and

WHEREAS, theMulti- Family Dwellings TaskForce heldeightworksessions
andapublichearing inordertodevelop itsrecommendations; and

WHEREAS, theTask Force presented itsrecommendations totheCity
CouncilonJuly6, 1998; and

WHEREAS, TheCityCouncil isoftheopinion thatthe "Report oftheMulti
Family Dwellings Task Force" acopy ofwhich isattached hereto, asExhibit "A
should beapproved andadopted bytheCityofPlano

NOW, THEREFORE, BEITRESOLVEDBYTHECITYCOUNCILOFTHE
CITY OFPLANO, TEXAS, THAT:

SectionI. The "Report oftheMultiFamily Dwellings TaskForce," acopy
ofwhichisattached heretoasExhibit "A" andincorporated hereinbyreference,
havingbeenreviewedbytheCityCounciloftheCityofPlanoandfoundtobe
acceptableandinthebestinterestoftheCityofPlanoanditscitizens, isherebyin
allthingsapproved.

Section II. The "ReportoftheMultiFamilyDwellingsTaskForce" shallbe
utilizedbytheCityCouncil, Citystaff, developersandsuchotherpersonnel,
departments, boards, and commissions as a recommendation for matters

concerning the growth and developmentofCity, and in particular, future

amendments totheComprehensive PlanoftheCityofPlano, asinitiated bythe
PlanningandZoningCommission.

LCSWGENDA: MFDTFRES(7 /98)
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ATTEST:
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Section III. ThisResolution shall takeeffect immediately upon itspassage.

DULY PASSED AND APPROVED this the 3rd day of
August 1998.

Elaine Bealke, CITY SECRETARY

APPROVED TOFORM:

Wetherbee, CITY ATTORNEY

LSAGENDA:RES -INTER (7/98)
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EXHIBIT "A"

I. INTRODUCTION

TheMultiFamilyDwellingsTaskForcewasformedbytheCityCouncilinFebruaryof
1998. TheTaskForce'sformation wasaresponse toconcerns about theimpact of

increased apartment development onthecommunity'squalityoflife.

TheTaskForcewasprovided withthefollowing mission statement:

ThisTaskForceisdirectedto:
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1. Study existing andprojected multi- family housing intheCityandthegreater
metropolitan area.

2. Evaluate theCity'sdevelopment policies astheyaffect thecitywide balance
ofhousingtypes, includingthelocationandamountofmulti-familyhousing
inspecific areas.

3. This evaluation should furtherthe City's goals ofdeveloping sound

neighborhoods andensuring variety andaffordability ofhousing types
consistent with theneeds ofadiverse population."

TheTaskForcegenerallymeteverytwoweeksforthelastfourmonths. Thefirstphaseof
itsworkinvolvedinformationgathering. ThisincludedareviewofstatisticsfromPlanoand
surroundingcities, applicableCityordinancesandpolicydocuments, andavailable
literatureonresidentialdevelopmentandaffordablehousing.

ThesecondphaseinvolvedidentifyingandprioritizingmajorissuessothattheTaskForce
couldfocusitseffortseffectively. Duringthisphase, theTaskForceheldapublichearing
andreceived input from several interested citizens.

Finally, thegroupconsideredwaystoaddressthevariousissuesanddevelopedaseries
ofpreliminary policystatements. Thesepolicystatementswerethenrefinedand
incorporatedintothisreport.

RPT- MULTI -TASK 1
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II. RESEARCH FINDINGS

CurrentandFutureDevelopment

Current PastHousingPolicies

ATTACHMENT TO RESOLUTION NO. 98- 8 -1(R)

EXHIBIT "A"

Atbuildout, Planoisprojectedtohaveapopulationofapproximately265,000living
in105,845housingunits. Ofthetotalunits, 71,425 (67 areprojected tobesingle

family and34,420 (33 areexpected tobemultifamily. Thecurrent population (asof

January 1, 1998) isestimated at206,600bytheNorth Central Texas Council of
Governments (NCTCOG). Thereareapproximately55,371 (73 singlefamilyunits, and

20,123 (27 multifamilyunits.

Generally, Plano'smulti familyunitsaredispersed throughout theCity. Thereare

significant concentrations alongPrestonRoad, SpringCreekParkwayatIndependence
Parkway, andLegacyDriveatAlmaDriveandChaseOaksBoulevard (seeAppendixI).

Inthefuture, therearelikelytobeadditional concentrations atPreston RoadandSH121
andnear theDallas North Tollway inLegacy. Some ofthese concentrations willbepartof
majormixeduseprojectsthatwillcombinestores, shops, restaurants, andofficesintoa
unified development. Theseprojectsdifferindesignandcharacterfromthetypical
garden" apartmentsthatappearthroughoutPlano. Thereisalsothepotentialforsimilar
mixeduseprojectsindowntownPlanoneartheproposedDARTraillinestop.

Plano'sComprehensive Planrecommendsamaximumof500multifamilyunitsinone
areaseparatedbyadistanceof1,000feet. Thisamountmaybeincreasedto750unitsif
aportionofthetotalunitsareseparated byamajor thoroughfare. Thispolicyhasbeenin
effectsince1986andisintendedtodisperseapartments acrosstheCityandblendthem
intoneighborhoods. ( Thepolicyisnotapplicabletomultifamilyprojectsdeveloped
outsideofthetypicalPlanoneighborhoodsettinginmixeduseor "newurbanism"
projects).

In1981, theComprehensive Plan'spolicyonmultifamilydevelopmentwasratiobased. It
recommended thefollowing ratiosfordifferent typesofresidential development within
mostneighborhoods:

60% 1LowDensity (lessthan5.5units /acre)
20% 1Medium Density (5.5 —12units /acre)
20% 1HighDensity (12units /acreandup)

2
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50% LowDensity (lessthan5.5units /acre)
20% MediumDensity (5.5 —12units /acre)
30% HighDensity (12units /acreandup)
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Forneighborhoods alongPlano'stwomajordevelopment corridors inthe1980's, U.S. 75
andPreston Road, theratiowas:

Thatpolicy leadtoa "numbers game" ofdevelopers increasing thedensityofsingle family
development toqualify formore apartments. Itwasabandoned in1986 andreplaced with
thecurrentpolicywhichisbasedonlimitingthenumberofunitsinagivenareaand
spacingthemfromeachother.

Research indicatesthatthereneverwasapolicyratioof75% low- densityand25% high
density. TheHousingChapterofTheComprehensive Planstatedatonetimethatthis
wasthelikely ratio ifallzoning wasused toitsmaximum density andifPlano achieved a
populationof350,000atbuildout. Thecurrentestimatedpopulationatbuildoutis
265,000, areduction of23% (85,000lessthantheprevious estimate). Themain reasons
forthisreductionarethedevelopment ofsinglefamilyzonedlandatlowerthanmaximum
densities andtheongoing conversion ofmulti family zoned tracts tosingle family use.
Decreased total population decreases the impact on cityfacilities, servicesand

infrastructure. However, thetaskforcedidnotfindanyevidencetoindicatethat, giventhe
abovechanges, any "ideal" ratioofsingle -tomulti familyunitsexists.

There isalsonoindication thatthecurrent policyhasleadtoanincrease inmulti family
zoninganddevelopment. Infact, overthelast11yearsrezoningtomultifamilyfromother
zoningcategoriesandfrommultifamilytoothercategorieshaveessentiallycancelledout
eachother. Asaresult, thetotalacreagezonedformultifamilyisapproximatelythesame
asin1987 (seeAppendixII).

Along Preston Roadandinotherareas nowexperiencing multi family development, the
zoninghasgenerallybeeninplacesincetheearly1980's. Theseconcentrationsdonot
appear tobetheresultofrecent rezoningorofproblems associated withcurrentmulti-
familypoliciesoftheComprehensivePlan.

Maior Issues

Thetaskforceconsideredtheimpactofmultifamilydevelopmentonthefollowingissues:

1. Servicesandfacilities;

2. Neighborhood stability; and

3. Housingaffordabilityanddiversity.
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Thetaskforcedidnotfindevidence toindicate thatmultifamilydevelopment wouldimpact
thelocalschooldistrictsmorethansinglefamilydevelopment. Accordingtoestimatesby
thePlanoindependentSchooldistrict (PISD), apartmentsyieldanaverage0.1school
agedchildrenperunit. Forsinglefamilyresidences, theaverageis0.35. Basedon

typicaldensities forbothtypesofdevelopment, theyieldofschoolchildrenperacreis
nearlythesame. Itshouldbenoted, however, thattheseratesmaychangeovertime, as
bothsingle familyandmulti familydevelopments mature. Therefore, ongoingmonitoring
ofthesetrendswillbenecessary toensurethattheschoolservicesaddresschangesin
demographics.

Itisdifficulttodeterminetheexactimpactofapartmentsonsafetyandemergency
services. Criminalactivityismorereflectiveofeconomicconditionsthanofthetypeof
housing. Also, criminals typically commit crimesawayfromtheirplacesofresidence.

Because theycontainmoreunitsperacre, apartment complexes arelikelytoresult in
morerequestsperacreforemergencyservicesthansinglefamilyresidences. These

conditionsneedtobeaddressedwhenplanningforpublicfacilitiesandservices.

Single- familysubdivisionsactuallyhaveagreaterinfrastructureimpactontheCitythando
multi family projects. The lesser density ofsingle family development results inmore
milesofwater lines, sewer lines andstreet pavement fortheCity tomaintain. TheCity is
onlyresponsible formaintaining waterandsewerlinesbutnotpavement inapartment
complexes.

Apartmentprojectsdoresultinmorevehiculartripsperacrethansinglefamilyresidents.
Historically, these multi- family projects have tended tohavedirect access toandimpact
onmajorthoroughfares, whiletypicallyhavingminimalimpactontrafficonneighborhood
streets.

Arecentcomparisonofatypicalmultifamilyprojecttosinglefamilydevelopment (see
Appendix III) indicates apartments compare favorably intermsoftaxrevenues andcost
recoveryfeesduringtheirfirst10 -15yearsofexistence. Thisanalysisisofferedonlyfor
thepurposeofsuggestingthatapartmentsdocontributesignificantrevenuestotheCity
andothertaxingentities.

Itappearsthatneithernewsingle- ormultifamilydevelopmentisimprovinghousing
affordabilityanddiversity. Nearly two- thirdsofallnewhomes constructed since1994
exceed3,000squarefeetinfloorarea (seeAppendixIV). Thereisadefinitemarkettrend
forbuildinglarger, moreexpensivehomes. Arecentreviewofnewapartmentsinwestern
Planofoundthatmonthlyrentalratesrangedfrom $800to $1800.

RPT- MULTI -TASK 4



III. RECOMMENDATIONS

RECOMMENDATION NO. 1

IntentofProposed Policy
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Planoisandwillcontinuetoexperienceademandfor "specialneeds" housing. As

Plano'spopulation continues toage, "emptynesters" desiring smaller, easier -to- maintain
homes, willbeforced tolook outside ofPlano forresidence. Seniorcitizensdesiringto

liveinfacilities designed specifically fortheirneeds, willhave difficulty finding appropriate
housing. Forexample, thewaiting periodatthePlanoCommunity Homeaverages two
yearsormore.

BasedontheTaskForce'sreviewofthemajor issues, itdeveloped thefollowing
recommendations. Some oftherecommendations were adopted unanimously bythe

group; others received negative votes from some group members. These

recommendations reflect long hours of discussion and deliberation. The

recommendations areofferedintheformofpolicystatementsandreferencecurrent
policies thatwould beamended orreplaced.

Proposed Policy
Thecityshouldgenerallyavoidrezoningforadditionalmultifamilydevelopment, while

retaining theflexibility toconsider requests formixed -use, "newurbanism," redevelopment
andotherproposalswithspecialmerit.

Current Policy
Current policies suggest thatPlano'sneighborhoods should consist primarily oflow
density, singlefamilyresidences. Theydonotproposelimitationsonzoningformulti-
familydevelopment.
LandUseChapter Policy No. 2.311indicates that "newurbanism" andmixed use
projects deserve special consideration.

IndicatethattheCityshouldnotactivelypursuetheexpansionofmultifamilyzoned
property. Atthesametime, newdevelopmentandre- developmentconceptswhich
provide fortheintegration ofemployment, residency, shopping, andrecreation intoa
common project, should beconsidered.
Recognizethatindividualpropertiesmaynotbesuitedforusesotherthanmultifamily
andthattheCityshouldhavetheabilitytoconsiderallapplicablecircumstances.

RPT- MULTI -TASK 5
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RECOMMENDATION NO. 2

ProposedPolicies

Proposal A:

Multi- family developments inneighborhood settings should haveaminimum ofa1,500
footseparationandamaximumconcentrationof500units (Neighborhoodsettingsarethe
typicaldevelopmentpatternforresidentialareas, approximatelyone -milesquare, bounded
bymajorthoroughfares.).

Proposal B:

There should bea1,200footsetback forallresidential development ofalltypes from the
SH 121 centerline.

Current Policies

Allows500unitsinoneneighborhood, but750unitswhenseparatedbyamajor
thoroughfare.
Restricts onlysingle family residential uses along SH121.

IntentofNewPolicy

ProposalA:

Wouldtendtolimitabilitytoachievelargeconcentrationsofmultifamilydevelopment
atmajorintersections.
Would increase the "window" forsingle familydevelopment alongmajor thoroughfares
1,000feetisaminimum dimension foratypicalsinglefamilysubdivision).

ProposalB:

RECOMMENDATION NO. 3
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WouldpreventadditionalconcentrationsofmultifamilyresidentialalongSH121ina
non- neighborhood" setting.
Wouldresultinuniformdevelopmentpatternsalongexpressways.

Proposed Policy
Directappropriatestaff, departments and /orcommissions toworkoncodechangesto
ensureminimumstandardsaffectinghealth, safety, andstructural integrity. Occupancy
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RECOMMENDATION NO. 4
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permits should berequired onallvacant residential unitswith inspection feestocover
costs. Appropriateproceduresforenforcementandfollow -upshouldbeincludedalong
withappropriate penalties fornoncompliance.

CurrentPolicy
Continue regularenforcement ofminimum housing andproperty maintenance codes
tosupport andmonitor revitalization efforts ( Housing Policy1.206)

Strategycallsforon -goingmonitoringtoidentifyearlysignsofneighborhood
deterioration, creationofneighborhood associations, andexpansionofhousing
rehabilitation programs.

Intent ofProposed Policy
Makeanaggressive effort toensure thatcodes provide foradequate exterior and
interiorpropertymaintenancefocusingonhealth, safety, andlongtermviabilityof
structures.

Develop legalmechanisms toensurethatproperties aresafeandappropriate for
occupancy. Legally, inspections cannotoccurwhenaunitisbeingusedforresidency.
Provideforprocedures andprograms toenforceandmonitor theupkeepofallhousing,
toensure safeandhealthy habitats foroccupants andtoconserve theavailable
housing stock
Penalties fornoncompliance should besignificantly greater thanthefeesfor
compliance.

Proposed Policy
Considerinitiativestoincreasethepotentialforlessexpensiveowneroccupiedhousing
suchaspatio, clusterandtownhomes andencourage altemative development over multi-

familydevelopment.

CurrentPolicy
Thereisaninadequatemixofhousingtypesneededtoaccommodateavarietyof
income levels andspecial needs.
Severalexistingpoliciesaddresshousingaffordabilityanddiversity. Theyrecommend
amendingcodesandordinancestopermitalternativeformsofhousing, increasing
housing conservation efforts, andeducating developers onprograms forlowand
moderate income housing.
Currentmarketdemandisforlarger, moreexpensivehomes. Morethan2/3ofhomes
built inthelast fiveyears exceed3,000square feet infloorarea. Mostpoliciesand

programs havebeenineffective, asaresultofmarketconditions.

IntentofProposed Policy
Activelypursuezoningamendmentsandothercodeandordinancechangesthatwould
facilitatealternativeformsofhousing. Thesemayincludeincentiveorientedstandards.



n....w.xr r. xr .IX..rrrrrrrr. .rM••• . YY .f YIl11 MM1 a la.N lMin.Yx 1 u

ATTACHMENT TORESOLUTION NO. 98- 8 -1(R)

EXHIBIT "A"

RECOMMENDATION NO. 5

IV. CONCLUSIONS

PAGE10OF15

Identifyformsofhousing, inadditiontomultifamily, thatareaffordableand /or
designed forspecific needsofparticular segments ofthepopulation, suchassenior
citizens.

Developasetoffinancial incentivestoencourage alternative formsofaffordable
housing.

Proposed Policy
Aggressivelypursuecooperationwithschooldistrictsandactivelysolicitschooldistrict
responses when zoning anddevelopment impacts residential yieldofchildren.

Current Policy
TheCitycurrently provides information concerning alldevelopment activity toPISD.

IntentofProposed Policy
EnhancecommunicationwithailschooldistrictsandtheCityofPlano, toensure
appropriate planningforschoolfacilities.

Thetask force found thatcurrent policies andpractices oftheCity, asthey relate tomulti-
family development, are generally appropriate. However, as evidenced by its

recommendations, theTaskForcedoesfeelthatadjustments andrevisions areneeded.

TheTaskForcestrongly suggests thattheCityplacemorefocusandattention onproperty
maintenance. AstheCity'shousing stock ages, itslong term viability andtheviability of
Plano'sneighborhoodswilldependupontheeffortsmadebytheCityandindividual
property owners toprovide suitable andattractive housing.

Inordertoimplement theTaskForcesrecommendations, thefollowingactionsare
suggested:

1. AmendtheComprehensive Plantoincorporate thevariouspolicyproposals.

2. Initiateastudyofcodesandordinancesandidentifypossiblechangesto
improve property maintenance andestablish inspection procedures forall
residentialunits.

3. Consult with representatives ofallschool districts which operate inPlano to
determinewaystoaccommodate moreinputintothezoninganddevelopment
processes.

RPT- MULTI -TASK 8
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MULTIFAMILYDWELLINGSTASKFORCE

Single /Multi Family Rezoning

January 1987through December 1997

Single Family Rezoning

1. From Agriculture, Non Residential District
2. FromMultiFamily
3. TotalSingle- FamilyZoning (1 2)

Multi Family Rezoning

4. FromAgriculture, NonResidential
5. .From Single Family
6. TotalMultiFamilyRezoning (4 5).

OtherRezoning

7. NonResidentialfromMulti- Family
8. PlannedDevelopment MixedUsefromMF NonResidential

NewUrbanism Project SH121/Preston)

Summary Notes

9. NetChange inMulti Family (6 +8 -2 -7)

10 APPENDIXII

Acres
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