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r in 1907, the City of Plano began a home and property rehabilitation program
funded by Community Development Block grant ( CDAD) monies. This program

was implexninted to assist very low to moderate income residents in
rahabllitating their homes to an acceptable standard. The first

neighborhood targeted to recoiyo these funds was the Douglass Area, In

Y. order to enhance the qual ity of life in the Douglass Area, City Council
instructed the Planning d Transportation Department to prepare a plan for

4

the neighborhood. Douglass Area loaders were contacted to fosm a committee

of residents to participate in the preparation of the master pion, Eight

residents -,-WO appointed to work on the plan ( see Appendix A), 

The purpose of this study is to make recommendations which, 1P ialplemented,' 

1111 should revitalize the Douglass Area and ensure its long- term use as a
1 residential area. Tho recommendations address five areas. land use, 

transportation, infrastructure, housing, and public facilltiea. 

The Douglass Study is divided into two areas of focus ( see Figure 1). The

pr study area is known as the " Dougiass_( oe++unity ", and Is bounded by

14th Street on the north, the Southern Pacific Railroad on the east, the
s St, Louis A Southwestern Railroad on the south, and the lots on the west

side of Avenue f on the west. The primary study ar0a is zoned 4eneral

Residential ( GR), and consists mainly of contiguous residential property r. 

that forms an idontIfIable neighborhood unit„ While there are residences

In the area northwest of the in tersoction of O th Street and Avenue i, this
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The Douglass Area is one of the oldest neighborhoods in Plano. In 1047. 49, 

Joseph Klepper and ;) is family settled in Peters Colony ( now Plano) and

established a 440.t acre headright that included what is now known as the
Douglass Area, In 1874, the Kleppers deeded land In the 1100 block of
Avenue H to the Methodist Church, and they gave and sold _adjacent land for
cemetery plots. The church moved from the area in 1894, but the cematory
t.ontinmod to be usod and is now known as the Old City ( Pioneer) Cemetery) 

In 1004, the Shiloh Baptist Church was founded by two preachers on the oast
side of Avenue 1, south of 14th Street. The church was rebuilt in 1916 and

agsin in 1964 on its original sito, 2

In 1870, five structures were identified in the Douglass Area on the l

Sanborn fire Insurance map as " negro tenants ". After the Methodist Church

moved in 1694, the area began to transform from a white to a black
neighborhood, In 1696, a segregated school for blacks was located on the

west side of Avenue It south of 12th Stroot. 3 in the 19SO' s, the Douglass

Elementary School was constructed and teamed after Frederick Douglass, a" 

19th century abolitionist. Since that time, the neighborhood has been

4 known as the Douglass Area. 

In 1907, the Texas " fraction Company received approval from the Plano City

Council to construct the Interurban Railroad through Plano, The railroad

was built over Church Street ( Avenue 1) through the Douglass Area, and

served as the - eastern boundary of the neighborhood until it ceased
operation in 1940.. 

A variety of businesses operated in the L'ouglass Area from the 1920' s to
the 1950' s, including several restaurants, a barber shop, a gas station, 

and some night clubs and gambling houses, 6 Most businesses are no longer
in oporation, and today there remain only a furniture refinishing store, a

funeral parlor, and a beauty shop. 
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In 1017, the City of Plano widened Avenue F a residential street

collector street, Avenue F connocts Plano parkway to Park Boulevard, and

is used as an alternate route to Avenue K ( S. H. 5) and the U,$. 76 service

roads, 1ho widening of Avenue F has resulted In increased cut through f; 

traffic in the neighborhood, and it increases tho possibility of future

l} conversion of the homes along Avenue ' F from residential to business ur. e. 
a: 

The eight- member Study Committee, composed of residents from the area, r

reviewed these external forces and their Impact on the neighborhood to
determine whother the Douglass Area should become a commercial area or

id ramain as a residential neighborhood. The Committee decided it wanted to

retain and promote the Douglass Area as a residential neighborhood, and

made recohmendations to that effect. 
r

uh&, upsliUous

rho primary study area is zoned Ouneral Residential ( OR), a designation

unique to the older sections of Plano ( see- Figurn 3) r The OR district

allows for single- family detached homes ( 61000 square foot minimum lot

size), duplexes ( 41040 square foot minimum lot size), and single - family

attached homos ( 21700 square foot minim m lot size). The minimum house

size is 000 square feet, and two off - street parking spaces par lot are
required, OR is the only residential zoning district in the City that does
not contain a requirement for masonry construction. , 

The majority of homes meet the minimum house size requirement, but not the
minimum lot size requirements. The average lot size is 40 foot by 130 foot

612oo square foot), Throughout the neighborhood lot' s have been combined

into - single ownership, yet have. not boon roplatted into one lot, In some

instances, lots have been split and the adjacent property owners have each
obtained ownership of half of the lot, 
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very few homes meet the off- street parking requirements. No alleys have

been paved In the area, and all houses with driveways are front entry. 

Many of tho residents use the unpaved alloys as pstrt of their lot, Most -' 

residents park on the street, even where there is off -stroot parking

provided, 

Light Industrial ( LI =1) and light Commercial ( LC) districts are located is
the secondary study area along Central Expressway, 15th Street, Avenue K

5. 11, 5}, and south of the St. Louis b Southwestern Railroad. Light

Industrial is intended to provide for light manufacturing firms engaged In
processing, assembling and other services. Light Commercial is intended to

provide for regional and community retail, office nod cotwercial uses, and

also includes most automobile retail sales and service uses, contractiog

services, and storage and warehousing services ( sea Ta410 1 }, 
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The area along U, S, J$ is recommended in the ( omprehonsive Plan for medium
intensity office ( as updated in ootober, 1989), This area is approximately f

450 to 600 feet in width, and would allow development of a midriso office
building similar in` jixe to the Atrium 4' Collin Ridge office building at 1 . 

the northeast corner of fxezutive Orive and U. S, 75. It will be essential

for _ dovelopment along the tilt side of U. S. 15 to include a proper

transition into the Douglass Area. Setbacks and landscaping should be- 

carefully designed to buffos the office development from the neighborhood, Vq
r

Host of trio land area locate d along U, 5, 75 and Avenue K ( S. H, 6) is zoned
non- residential. table 3 illustrates the existing amount of non

residentially gonad land within the study Aroa ( LC and L1. 1), and how much L

of each is ourren0 y; dovolopod. 

T` r ' St, Louis !; Southwestern Railroad ftivrts the southern boundary of the

primary study area. South of trio railroad are a series of garden offices

and the roar sides of the U. S, Orr, and Capital Wire S Cahlr buildings and

parking lets, on t1jo west side oti ivenue f, north of the railroad, is the
Wickes Ftrnitura stare, None of theta non residential uses are screened

from the residents of the 06ug1ass: Area by landscaping or masonry Walls, 

There is adequate room to place a low maintenanco living screen ( such as
photinia or ligustrim) along the south right- of- WAY of Southwestern Avenue. 
Along the roar ' side of U. S. Brass, within the parking lot, there is

odoquate room to plant vines or a hodge along the Pence to screen that lido (; 
of tho building. There is a limited amount of landscaping along the rear

4' 

n
side of the Wickes Center, yet additional screening could be placed

adjacont to Avenue F. a; 
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The Douglass Area is surrounded by non• rosidontial davolopmont on all - 
sides. Seventeen vacant lots along tho perimeter provide Opportunities for
non - residential encroachments into the area, In order to retain and

promote this area as a residential neighborhood, transitional land uses

should be placed along its Periphery. Those uses need to be compatible

with existing residential uses while providing a buffer from commercial
devolopmoilt and traffic. The following goals, objectives and

rocommondations are made for the land uses in and around the Douglass Area. 
2

Goal; promote a harmonious relatinnship among land uses, 

Objectives; provide for alternative land uses along perimeter, 
Allow vacant land to be used for " park$ ", 

Goal: Retain the primary study area as a residential neighborhood. 

Objectives; Provide for flexibility In the Cenoral Residential district. j
Buffer r "Psidentlal. uses from commercial uses. 

a 6courago existing businesses in tho area, primarily U. S. Brass, 

Capital Wire A, Cable and Wickes Center, to screen the rear sides of

buildings with landscaping ( sae Figure 4), In sddttion, the City

should install a living, screen of photinia along the south eight• of• i

way of Southwestern Avenue ( too Figure 6), Tho total cost for

Installation of plant materials and irrigation system for th! rscreen

is s6tm' 

a Place' signage at major ontiy points to indicate vehicles are entering
the Douglass Area ( approximately four signs at $ 80 per sign, $ 320

total cost), place tvoo wolls and landscaping at tho northern and

southern entry points on AvenuoF to designate parking aisles and to
givo the appoarance of a narrowor street ( see Figure 6). The

approximate cost for both entry features is $ 6, 400. 
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Amend the GR district of the Zoning, Ordinance to reduco setback
requirements, delete the off-street parking requirement, reduce the

minimum lot size to 5, 940 square foot, allow prefabricated housintj, 

and allow small apartment comploxes, 

o Abandon; alley rights- of• way within the neighborhood and deed the E

property to adjacent owners, 

e cn sidor some lots along the northern perimeter of the study area for is
the Office -) zoning category, and review in accordance with criteria s

in the Comprehensive Plan. 

a Provide for transitional land ' uses along the northern and southern.' 
edges of the neighborhood between non- residential development and { 
residences, These uses shall include churches, clay care centers, and

small playgrounds, Allow vacant properties to be used as' ° mini - 

parka" until homes are constructod on thomi signs should be posted

indicating that the " parks" are temporary. K

k
a taodst apo and screen parking areas for non - residential uses adjacent

to the Douglass Area, Landscaped screens and buffers shall be placed

between the properties along U,3, 75 and the lots on the west side of
Avenue F. Service areas for commercial , roperties shall be screened

and located away from residential properties. 1
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i to 1977, the City widened most of the roads in the Douglass Area to a

minimum of 27 foot of pavement, Avonuo F was widened to a collector size

street ( 97 feet of metietit) and rerouted to connect with Avenue G. This

Avenue F / Avenuo G connection allowsnorth /south traffic to traval from

Plano Parkway to Park_ Doulovard, and provides an altornoto routo to Mom
K and the U. S. 75 service roads. 

d3j
The Avenue F / Avonuo 0 connection tins a detrimental effort on the Douglass
Area by directing traffic through the area. Over 50% of the traffic n the

neighborhood is from external sources ( sop Appendix C). Cxtornal traffic

detracts from area' s perception as ,. neighborhood and creates a dangerous

A

K environment for children and pots riayiiig in the area. Cut through traffic

is also occurring Along 13th, S' root ' due to the construction of U. S. 75

Improvements. Construction on the intorsoction of the northbound U, S, 75

service road and 18th Street ' gas resulted in traffic turning oast into the
neighborhood to miss congest on at the intersection. 

Most of the area' s roans and intoesoctions are in good, safe conditions
however, the intersection of Avenue F and 12th Stroot has a visibility
problem, Vehicles on 12th Street, wishing to tui"n south Or north onto

Avenue F, have difficulty in viewing on- coaling traffic duo to the emlvo in
the rood, on >stroot parking, and other visual obstructions. 

Along the eastern boundary of the neighborhood is the Southern Pacific
Railroad. In 1907, Dallas Aroa Rapid Transit ( DART) purchased the railroad
right- of•way; in anticipation of long- torm construction ofa rail connection ` 
from Downtown Dallas,' north through the suburirs. Recently, DART has boon

rOviewng alternative uses for the railroad i ight• of -Way, such as dedicatod
bus lanes, DART owns additional land at the railroad and 12th Street that

could - possibly be lisod for 1 Park and Ride station, although initial

studios indicate that it Is too small. The Comprehensive Plan currently

a
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idontifJos a potential transfar station site to the south, DART Is also ` 

planning a Park and Ride facility north of park Boulevard, 

In 1 981 - 92, City - Council adopted arnendmonts to tho thoroughfare plan

focusing on the Downtown aroa, Ono amendment included rerouting 13th

Street to connect with 14th Street between U. S. 76 and Avunue_ G ( sea Figure

7), Traffic currantly heads east on 13th Street to the Manua FJAvopuo G
intorsection and turns north( it then either turns east on 14th Street or

continues north on Avenue Q. Soma traffic continues east on 13th Street
r through the Douglass Am as an alternate route. Once the 14th Sireot / 13th . 

Street connoctlon is made, a through route will be provided just north of
tho Douglass Area, resulting in less traffic through the nolghborhood. ' 
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Reducing oxtoinal traffic in the area and providing a sbfo street system
will strongthon the residential character of

the area. Following are

goals, objectives and recommended changes for the thoroughfare system. 
Goal: Preserve and promote tho primary st Idy area as

a residentibl r

neighborhood, 

Objective; Reduce cut- through traffic in the neighborhood• 

Goal; Create a safe onvironmont for residents. 

Objectives Correct dangerous in torsections and reduce speeds through the
noigllborhood, 

d program to reduce out, 
The City of Plano has developed a traffic islan p g
through traffic in neighborhoods, A` traffic island is p; acid in an

ntnraeCtion where cut - through traffic is Occuiririg (
see Figure 8), the

island allows vehicles to procood around the circle in a one- way flow, 
Large trucks can navigate the island, but it is difficult to maneuver and

4 timo consuming. Automobiles have no difficulty maneuvering the Island, yet
it slows dowri traffic . 7his p ; ôgram will be mpiemontod in

neighborhoods A

where residents Petition the City and agree to pay for installation and
maintona ; ice of the island. iho Douglass Area should be used as a
demonstration proJoot to detormSno the program' s success; 

the cost of tile

k peojoct should be berno by the City. 

To eliminate some of the cut- through traffic and red' ico traffic spoods, 
islands should' be placed at two intcrsoctioris on Avenue f; one at 13th

street ( See Figure 9) and another at 11th Street, Ilowovor, the 11th Street

locac4on may not bo feanibl3 due to the on- streat parking situation. 

r, Each traffic island should be landscaped with two treas and low maintenance
R

shrubs and ground covor to enhance the stroetscapo and to create an entry
feature into the neighborhood, 

1110 cost tti the City for each traffic

isialydwould be $ 3, 240 ( see Alpondix 0 ), 
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13th Street is shown to be rerouted to connect with 14th Street on the
1horouglifare Plan, once this connection is provided, cut through traffic

Iono 13th StMt Abould be greatly roduccdl A portion of tho right- of• way
requirod for the connection has been acquired, and construction is

q. 

schodul@4 to begin In August, 1991, When the kith $ treet/ 14th Street

connection is completed$ & traffic study should bu conducted to determine
If significant cut- through traffic remains in the neighborhood, If so, the

second traffic island may 60 required At the Intersection of 13th Street
and Aveoue F to help mitigate the Problem, 

The Douglass Area residents have expressed concern about speeding Yehiclos

on Avanue F and tho visibility problem on 12tIj Street` at Avenue F, 
Modification$ to Avenue r are noodod to Improve the situatiV1. PrOP00d

modifications ( see Appendix E) would tfeate parking lanes on both sides of t. 

Avenue f similar to the parking Janos on East Park Boolilvard. ( soe Figure
10). Buttoninp the lame protects parked cars by net allowing it to be used
as a driving or Passing l4nG. The buttons At 12th Street will allow cars

to pall further onto Avenue F to gain hattev, visibility- Signs indicating

an intersection and curve will be placed north and souVI Of 12th Street. 
The cost for installing the signs and buttons is approximately $ 4, 367, 
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Most of the streets in the Douglass Area are in good condition and were
upgraded approximately 10 Years ago, Existing water and sewer tines have

boon Jo place for many years, While the water system was isi; proved in

previous Capital Improvement Peogrefns, sower improvoments have been
r

minimal, 

Domestic water sorvico to the area is generally adequate for single• family
development ( Sao figure 11). Any significant change in land use from

Single - family to multi - family will have a substantial impact on fire flow
A

ragW rements. The existing water System should be analyzed If there is to
be a significant incroase in population density to ensure that adequate
domostic water and fire flow requirements are met. 

x

The existing sanitary sewer system needs extensivo' improvoments because of
Inflow / infiltration problems. figure It idootifios general, problem areas, x

but a dotailed study is needed to determine the actual conditions of sower
lines. This study should include the televising of lines to determine f

their structural condition, and lines should be ropalrod or replaced based
s.. on rosults of the tolovisien Investigation. In addition to sewer line Mi

imptrovemontS, manholes should be placed at line junctions and dean -outs

should be added at the ends of lands, as needed, 

Streets in the Douglass Area are generally in good condition since many
v

havo boon reconstructed in recent years, There are several stroots in the

Secondary study area that have asphalt pavement with no curb or guttor ( Soo: 
Figure 13). These streets should be replaced with concroto pavement and

curb, as development occurs; this will also improve drainage in the

Immediate area Avenue li between Stroot and 14th Stroet is a one - lane

asphalt road, To widen Avenue 11 would require encroachment into one house. 

Since only one home fronts on it and there is little trliffic, it It

recommended to remain as is. j
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sidewalks are not available throughout Mcijt of the Douglass Area, TO Place

sidewalks along most streets would require additional riglit- Of- WaY, Most

streets ArO not heavily traveled or through stroots, so sidewalks are not
necessary, Ave nue F is the. busiest street in the neighborhood, and

sidewalks would benefit the residents Slang this street. However, when

Avenue F was W1 doned in 1977o a significant amount of right- of- way was
taken from the lots oil the cost $ too of the street, if additional right^ 

of• w& y it takent most homes would have a front Yard Of Only 6 to 0 toot, 
Therefore, sidewalks should not be constructed on Avenue F. 

kk

Most street lights in the Douglass Aron are either incandescent or mercury
vapor and should be roplAced with 100 watt high prossure sodium bulbs. 
This will increase the amount of light available to. the nolghborhoodi
howevert where trans have formed A canopy beneath Mturgsi light

availability will continue to bo A problem, spacing of street lights

within the project area moots or exceeds City stand0ds, 

Drainage in tho Douglass Area Is adequate for existing development ( see

Figure 14), storm water drains away SlOwlY' 1 h000vort positive drainage
01 ( ixist$ throughout the Primary Study Area, soma problems exist with surface

drainago in the secondary study area, Should the area redo0lol:, StOM

run- off will increase and tmprOVOMQnt$ to the dra inago systom will be

required, 

MR
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iRl~sirsnlutsttS. titn,4

Following are goals, ooJectivas and recommendations for infrastructure

improvement$ I n the area, Table 4 itemizes each rocormilerided improvement by

street location, and each estimate irtludul All Applicable costs Associated

with the completion of that f(0PN Qffi0At ( 8- 9- 1 rePlAcIng

tolovising And Improving sower lines, installation of manholos And clean- 
outs, etc.). 

Goal; Ensure a safe, habitable, decent living environment, 

Objective: Upgrade ublic facilities including sewer lines, pavement and
V4Weet lighting, 

g
YABLI! 4

INFRAWKYURE IMPROVEMENTS

sink
olqpftces roe t light bul bs with high pressure 2, 000

sodium bulbs

I now SMr, 1416A 13th Stroot to 14th Street 200 000 11

Avenue F 620: 000
000Ayonue I 330

14th Street MOOD

Oth Street

Subtotal of Primary Area; 

j Place S 90, 000 x. 

Subtotal of Secondary Aroa: $ 90, 000

TOTAL U4,6720 M

Noter 7iio cost of this sewer line Iniprovement has teen fondad the

amount Is not included in thaso Wait, Construrtl i0i, is
scheduled to begin In 1990. 
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M,, 1F4, Hi'- .._ WMLIL+#k l. N- . YxllLli. t IIC

The Douglass Area is located within Neighborhood 9 ( as determined by the
Census Neighborhood Statistics), which is bounded by U. S. 75 on the west, s

Plano parkway on the south, Jupiter Road on the east, and ISO Street ( front
7

U. S, 75 to Avenue G) and 14th Stroot ( from Avenue 4 to Jupiter Road) On the
north. This stc,tistical area contains 384 housing units, 164 of which areM ;zA ` T
within tho Douglass Area, The statistics presented in Table 5 are for
Neighborhood g, but are believed to be generally repres. n'tdtl! e of tho
Douglass Area, 

The Plano Housing Authority ( PHA) is located at tho southwest corner of

14t.h Steoet and Avenue 4, and manages 2e apartments for low income RE- 
faniilfos, The PHA his racontly received a portion of Community Development
Block 4rant ( C088) funds from the City for improvements to the site, 

There Ira many programs throughout the aouhtry signed t0 retain and

incroalo they number Of housing units available far ' 7 w to moderate Income
1 families, These programs typically provide for the construction of housing

on medium to large tracts of land; Many of thosfl programs are not 4: 

applicable to the Douglass Area due to its unliluo characteristiCS, The

Douglass Arua has several vacant lots, but Choy are igtersporsed throughout
the neighborhood, hots would need to be Usisolidatod to create a largo

3 enough land mass to be attractive to a private dovotopor. This would _ 

result in removal of existing housing, displacement of residents, and

possibly loss affordable replacement units. 

33
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CONDITION Of EktS1N6 HOUS1It0 TOCli

Sound 71 43, 3
Needs rehabilitation 57 94. 7% 

Rehabilitation not feasible 2?wRi4

r TOTAL 164 100. 0% 
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The Preservation Plan for the city of Plano recomands two structures
within the Douglass Area for i diate local historic designation, four

other struoturos aro. racoMuiided for onsidoil#tlon with some modifications
to the struetueol, If 1; hese structures are designated as historic
landmarks, they than become 011911) 10 for tart abite nt. the City of

plani` s historic landmark tax abaRa+ent program is dosignad to al law the
money that would othorwist hsvo been paid in taxes to the City, ; i' lan4

i

Independoot School District , {PISM' cotlin County; and the CGWlnity

Col logo District to be reinvested in the structure for maintOnsnce. 
ME Historic designation of all six structures should be actively pursued to . a

help promote neighborhood preservation, 

A vat`iotY of public and private programs need to he implemented in order to _ 
retain and improve the existing hauffno € took, and to incrsaso the number
of units aveil; tble to income eltgibla families. 

4f i21A.i1t

Following are 900s, abjocttves and rocommond atlons for housing within the t
Douglas# Ara4. i' 

coal, detain and prortioto the Douglass Area as a residential
neighborhood

objective: increase tho nuKfbor of ' housing units availahle to low and
roodorato incomo families, 

e Establish a cowm pity Davelopmont Corporation or Housing Corporation
to assist In making loans for the construction and purchaia of

J affordsblo housing, Hon - profit landing and grants MAY be available

i 9C through- the local Initistives Support Corporation ( tiSC) and the

Enterprise Found W OM the money froxr ropaYmout of a loan is placed
o a ' fund to be loaned to other home purthasers, ` The loans are

typitAlly Interest - free, 

38
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IN
Encourag4 community loaders to establish an affiliate

Nabitat for
V

Humanity organi16006 in Plano, Habitat builds home$ through the use

of volunteora, and homes are sold at no profit using no intoto$ t ' 
r` 

loans, Homes are built on donated lots for lbw income fasMOs, z

using funds acquired through private 001;1044, Volunteer labor is

used to build those hoes, and building supplies V9, 4410s0 samatim93
Onated, The City should look at its inventory of lots and doMkto a
lot if possible.' 

R a Work with local banks and savings od loads to ostahlt$ti s Benevolent
Loan Fund to land money at low interest rotes for raiialillitation and
construction of new homes, tMIOStors loan me hoy and are able to

perform a charitable act while receiving a small return on their
inv$ etasont. ;= 

e Develop a land banking program to reserve land for future

development, potential funds for this may InOude Community
DavelOOMOnt Mock Grant% ( rD00) , The program most either benefit law

and moderate incoate persons and aid in the prevention or elimination
l

of slums and blight, or it must address serious and invnpdtato threats
a to the health' or welfare of the COMMunity, funds would be

i1 nl distributed based upon o statutory formula which uses ss}veral, 
objective measures of community Hoed inrliidiv4g poverty, papuliition, R

housing overceowding, age of housing, and growth say, 
t; 

a Allow piacoment of prefabricated houses in the neighborhood, Work

N with area home builders to create a low- cost product for the am, 

e Target the Douglass Area as a location for fcdOrally subsidized
housing; and work with the Department of Hou9inl and Urban Development

x

HUD) to construct small apartments similar to those of PHA. While

this runs counter to federal policy, the City should work with HUD to
t ' show how srtell Complexes would banofit tho area, 
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i Work with ores finsnci41 institutions to create a risk pool ( Or` laans
for Construction in the area, Banks and savings snd loans would

combine their money to cteato a fund to lend t4 medium and high risk ri

potential hope purchasers. 
F

e York with HUG to take advantage of their infill dovolopmont program, 
This program harks to build Moos en lots within established
neighborhoods, 

k

e Continuo to use ( 080 funds to Weatherize, stabilizot aid improve the
r kisting housing sf.ock, c

fi
Obtain Texas Rahabilitation Giants to weatherizar stabilito, and

improve the existing hoiising stock, i

i1 ponsor a design conyotitiori for architocture students to create a

low- cost house suitablo' for the Douglass Area Work with tho Plsno
x indopendent School District to use the winning dosion in their annual

construction project and build it in the Douglass Area. 
j
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Thera and two public faGilitie# located #[ thin the Douglass Area thst serve

as focal points for th4. neighborhood, These are the old City Cemetery and

the Douglass Community Center. 

The 014 City Cemetery ( soarstimes called the Pionoer Cemetery) is located to
the 1100 block of Av0WO II, [ stab; ishod in ] D74, the eemetQry contains

9r #y @6 of early aattlar and is cii4d for uy City voluntoor groups, , The °. 

cometery is rsCo" 4nded Nr locf.l designation in the Piano Preservation
Plan, This designation should be ictivaly pursued, i..w

Tho Douglass Colamuntty Center was d6441004 Jointly by the
Plano F

Independent Schaal District ( P[ so) and the City of Plano, P1s0 uses the

facility for programs for children with disruptive behavior, the City

Parka and Recroation gepartarant ( PARR) conductsclasso€ in the facility and `= i

r
M # intains a basketball court and softball diamond. Residents of the Aral s

use the buildinu for meetings, banquats, and special evantt, Outside the

facility neighbors tongregato find visit with their friends, r; 

S, D i
Nark with P1iD and PARR to devulep some cultural awbeonoss programs F

in the Douglas$ Community Center, 

a Promote use of the gouglass Cootor by residents within 1, 110
neighborhood and throughout the City through publicity end scheduling

of spacial City events in tho center. 
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In order to stop deterioration of the
neighborhood, deter comkarcial

encroachments, band redtvoloN_ the AM as a viable
rogidantii, l neighbarhoods

Nr5

many i aprovoNvants are nbedad. '
Cho Most impo rtant i pravanronk needed is an

increase in the hkufing lt4Gk2 This Milt require a prinarshtp in a

variiitY of proq ta ds- betxaon the City 4pd private individuals or groups. 
The Douglas$ Area should be revieWid in five years to dutermine if the
r44 o endstions of this study have boon isplo4nt4d and I( they hays b ®nn' r` 

successful, If the n4tghborhood hi not tnc` aased the nuer of dwelling Y

unitsl thin the aroo should be robslessed, 
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ADPIMIR A

DOUBLASS ARIA STUUV CORMITYU

Joe Davis

OvAdy Dunbar

John Qaddis

my Qarrett

Yvonna lhannon r ° 

David Shaw

Dan 7110mas - i heirmin

Norma Williams: 

F' 

CoM Starks • Douglass COMUO Ity Council Liaison
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MAO CASC N13TORV

January, 1977 = Request to rezone 0. 51 acre on tho northwest cornor of
14th Street and Avenue G from General Residential ( OR) to
ti910ht Commercial W). Planning A Zo[ iino ( omission • A _ 
1n was made and soc:• nded for denial, and the

applicant withdraw this raquast, 

November, 1978 Request to rezone 0, E6z, acre at tho t, orthwolt 4Ornar of
Avenue A and the St. Louis 8 Southwestern Railroad from
OR to tight lodustr W 4 LW ), The City council denied
this request Februat 1919. f

November, 1979 Request to rozone 0, 591 acre on the vast side of Avenue L
NG igh feet south of 15th Street, from OR to Office, 
Cty Council denied this request November, 1970, 

October, ON Request to rezone 0, 50 Acre oil Avenue ti and South of
14th Street ( two parcels) from OR to M Planning A
ZOhWQ COWit# ien ( 141110d 1, 1111 oquoSt WOW, 1987 is

r

April$ 1905 µ Request to rotono 1 01 acre at the northwest corner
of i4th Street and Avenue G' from OR to I. C. ' City
Council approved this request in April, 

1995. In all cases, the Planning 6 Zoning Commission and City Council stated
the reasons for donial were concern over encroachments of commercial
zoning intoa residential neighborhood, The Commission and Council were

concerned that Approval of any conxiilrctal zoning in this area would eat a
precedent g for further

oncroachments. Thu ono exception to this is the zoning case at the northwest corner
of loth Stroot and Avenue ; 1, City Council approved Light ConitarciAl

zoning r.' becatiso the houses on the property tied been demolished, MIA trAct

is Separated from the remaining residential neighborhood by 14th Street, 
and It Was felt this street made a good separation between residential

and I cOrciil
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APPENDIX C
v

r, 

CMFFIC STUDY

Traffic voluases ware counted an a number of different streets within the
Douglass Aran ` to detorntina tho traffic situation, following are the

x- 

results of those count$, 

for southbound traffic on Av46UG 0 and Avenue . f, the 94 hour traffic Count
Gust south tlf 15th Street sheaod 40116 vehicles, and, eouth of19th Street
showed 1, 656 vehicles Or a reduction of almost 2, 6 ttmOS. This indicates

that a great deal of this traffic it turning onto 14th Street to Continue
east, Continuing snuth, a traffic count South of Southwestern Avonuo
indicates a 24= hour volu#* of 1, 149 vehicles or a furv`tor reduction, 

showing a 20% absorption by the area, for northbound traffic, the count X ` 

south of Southwostern Avenue shows 1116, voliiulos entering the area and the t. 

count south of 13th Street shows 1, 691 vehicles, or o 46% inaroaso in

M1

generation frotd the area, 
a

n

Other 24 =hour counts show the followings
r
1

Fast ot kli.l. Ai#ild

11th Street, oast of U. S. 16 221

11th478
street, between Ava, 0 it Ave, H_ 505. 13th Street, east of U. S, 16

An additional 24 hour count was urada on 14th Street east of Avenuo 0, which
reflects the following figu' oss

14th Street, east of Ave, 4
9660 3469
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Traffto volumes were counted in two similar eas# Plarrn areas for Comparison
CC

purpo$ 0$ 1 the results WON a# follows', m; 

1`, tb..,S.#T' 9.1, 1lRrtblli?iltzst l.G.U.tt4b411ad

MOM P, south of 18th Straat 1846
2145

1692
1269Avenue P, north of l6thStreet ij

18to Street, east of Avowe P 2190
29 t4

2312
X129

18th 5troot, west of Avenue P

Ridgewood Drive, south of 18th Street
Rido4wood Drive, north of 16th Woot

928
861

BSS
720 1y

r

s.1; D il4# tG4Und

18th ttroot, west of Ridgewoodilrtea 1124 101+4
896

19th Street, Past of Ridgewood Drive 649

The Douglass Area and the other neighborhoods reviewed have similar traffic
volumes, All areas Whore, traffic was counted are oldor' areas of the MY
where streets have been improved, The streotS now aro designed as throU#h

strootS and carry both external and 4ntornal traffic, Yt
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00

APR MiO!% U

TRAFFIC ISM COST ( 01WE

labor hours 1 # 9. # 9lhosr i'$

6322 yK 20' a 
4 pieces R3 stool robar O # tr4 64x40
Fo storiois /camRpauBds AOO. 00
traffic huit6ni A 0signs
tandicnpinO

Total
M240, 04
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APPENDIX I: 

AVENUE f /12TH PART WROYi:liIM

The
i

follcxing r9cowlandations ' are propnsed to improve the traffic ' 

coiditions on Avenue F and at the Avenue F / 12th Street intersoction; 

9 lnaall Onch white parkin Ian9 buttons on both aides of Avenue F j
from 13th W01; to south o thi railroad. 

9 Install 8 - inch white aYabrow buttons a selected points to prevent
3

the parking lam from peing used as a through lsna, 

a WWI $ -inch white island buttons at Avenue F and 12th Street to
allow traffic on 12th Street to gat farther out into tho intersection
for better visibility. 

9` Install 01• int9rsection Ahead" symbol sign, and ` advisory " 20 MPH" 
slon at in appropriate distan o north of 12th Straot for xouthbound
Avenue F. 

9 Install " t• intersection Ahead* symbol sign, " Reverse Woo symbol
020siggn, and advisory MPH" sign at en appropriate distance south of

12th ; treat for northbound Avenue! F, 

StopInstall Ahosd" symbol sign at an appropriate distance south of
13th Street for northbound Avenue F, 
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