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 July 23, 2008


RFI #7
I am looking for information on the use of Planned Development Districts and Planned Mixed Use Districts in Texas.  Specifically, I would like to know where the use of PDDs has been successful.  What makes them an effective tool?  Do they create unique and innovative outcomes?  What is the process and how is it different from other rezoning requests? Is the process cumbersome or easily navigated?  Do they add time or expense to a development proposal?  Are they well received from the development community and/or from the general citizenry? What items or issues can be addressed with a PDD (ie: site layout, building elevations, reduced setbacks, etc.)?  Are incentives offered to create a better product?  What issues or problems (including negative feedback or poor product) are there? 

 

Jennifer Prochazka, AICP
Senior Planner
City of College Station

RFI #7 Response #1
http://www.cedarhilltxgov.org/index.asp?nid=194 links to the zoning code, and on page 91 of the PDF document is the PD district standards for Cedar Hill.  This was written by Terry Morgan, esq., for us to help discourage PDs and to allow for retirement of old PD zoning districts.  We changed our zoning ordinance over the entire city in 2000 in order to retire multiple un-built high density PDs that were approved in the eighties, vested, and then became inactive.  This ordinance requires a high amount of scrutiny and requires 2 to 3 public hearings.  The zoning is set in the concept plan but has time limits for all submittals of a subsequent development and site plan submittal so that if the dates are not met, the Council can return the zoning to the underlying or another categorical district.  It is tedious to check, but keeps all but the most hardy from applying.  We have one development that has been granted several submittal extensions.  It takes some mental gymnastics to recover the chronology each time they apply for the extension, but so far it is working for us.  We are on the edge of the Dallas Metroplex and were in a high growth mode until recently.  If I can help you anymore, please give me a call.

Leslie Matlock Price, AICP

City Planner

City of Cedar Hill

RFI #7 Response #2
Fort Worth PD district regulation attached.
What makes them an effective tool?  Flexibility.
Do they create unique and innovative outcomes?  Sometimes.  Often they are used to gain adjusted setback or uses otherwise not permitted.  Some uses are required only through a PD.

What is the process and how is it different from other rezoning requests? The process of application and notification is the same.  Site plan review is the primary difference.

 Is the process cumbersome or easily navigated?  It can be cumbersome depending on the applicant’s ability/willingness to provide the required information and comply with ordinances.  Many PD’s exist due to an applicant’s inability to satisfy the concerns of a neighborhood through straight zoning, therefore the PD is used to create a unique district.  This can be time consuming and difficult.

Do they add time or expense to a development proposal? They can depending on the applicant and neighborhood.

 Are they well received from the development community and/or from the general citizenry? They are liked by both groups; development likes them because they can get a project through the process and neighborhoods like them because they provide a level of control and predictability.

What items or issues can be addressed with a PDD (ie: site layout, building elevations, reduced setbacks, etc.)?  Yes. See attached PD list of requirements. 

Are incentives offered to create a better product?  No.  Not in Fort Worth. Other incentives may be available, but PD approval normally is not part of that process.

What issues or problems (including negative feedback or poor product) are there?  Fort Worth has two primary issues that are related: the number of PD’s that must be logged, filed, and maintained, and the fact that each of the PD’s is its own district which normally has its own set of rules.  This makes plan review at time of construction time consuming because the reviewer must pull the site plan and verify it matches instead of applying a known set of standards.  If the site plan does not match, the reviewer or zoning staff must work with the applicant to determine the amount of change and whether it must go back through the process. This can be quite time consuming. We are working on some of our standard districts to accommodate the needs that the PD has been used to address. 

There is tremendous published evidence that PDDs, based on all the new buzz words and quasi-religious forms available, are very risky. Do them, but limit scope/coverage, and provide significant incentive. Follow good transportation routes, reconstruct areas where it has been working historically, but needs help. Be cautious.

Wayne Grinnell

CSA Engineers

