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Introduction

interviews and focus groups with stakeholder groups, city 
staff , city administraƟ on, developers as well as local engi-
neering fi rms to idenƟ fy and evaluate the strengths, weak-
nesses, threats, and opportuniƟ es of each corridor. The 
border for each Corridor was established using the extents 
of road-fronƟ ng parcels, vacant land, and geographic con-
straints. Vacant or under-developed properƟ es were high-
lighted and cross-analyzed with fl oodplains to determine 
developable land. EvaluaƟ on of the exisƟ ng zoning and the 
Future Land Use Plan in conjuncƟ on with the goals of the 
Comprehensive Plan, helped locate and inform preferred 
usages of the Opportunity Areas. 

Zoning Analysis

In researching the exisƟ ng zoning regulaƟ ons for McKinney, 
one of the discoveries was the extensive use of  Planned 
Development zoning (PD). This zoning category is a useful 
tool for creaƟ ng fl exibility for developers while providing 
a bargaining tool for the City to promote certain types of 
development. This fl exibility has led to outstanding land 
developments in adjacent communiƟ es such as Frisco and 
Plano; however it has been criƟ cized for allowing incompat-
ible or undesirable uses  in McKinney. This is primarily due 
to the process of bargaining, which compromises the ac-
cessibility of land use data needed to make site locaƟ on de-
cisions. The fear is that the City’s ability to control the qual-
ity of development is lost, and therefore is unpredictable. 

In a community that wants to ensure that future develop-
ments are built at a higher quality, the City of McKinney 
must have more control and predictability of uses that will 
fi t with the overall Land Use and Comprehensive Plans.  
Therefore the PD zoning areas should be paired with clear-
ly wriƩ en and properly enforced development regulaƟ ons 
and procedures. In May 2010 Zucker Systems produced a 
report Ɵ tled “OperaƟ onal Review of Development Services 
Department” which supports this noƟ on and concludes 
that with proper oversight and regulaƟ on enforcement 
from the City, PD zoning is an eff ecƟ ve tool for creaƟ ng 
high-quality developments with a desirable mix of uses that 
would not otherwise occur in standard base zoning. 

We recommend maintaining fl exible zoning in the Opportunity 
Areas to allow for a mix of uses and high quality place-making.

IntroducƟ on

The City of McKinney is pro-acƟ vely planning for growth 
over the next twenty-fi ve years.  The City’s primary focus 
is Economic Development, creaƟ ng a strategy that will in-
crease wages, jobs, and local tax base by aƩ racƟ ng suit-
able industries that have long-term benefi ts to the com-
munity. It is the intent of the Corridor and Site Analysis to 
provide a framework for iniƟ al investments that enable 
the City to pursue these development goals.

The Corridor and Site Analysis provides the City of McKin-
ney with an outline of land use plans for each of the City’s 
primary corridors, which are idenƟ fi ed as:
• Highway 5 
• Highway 121 
• U.S. 380 
• North Highway 75

While establishing an overall approach for development in 
these zones, the report focuses on development centers, 
thoughƞ ully integraƟ ng the results of the economic as-
sessment, analysis of Strengths/Weaknesses/Opportuni-
Ɵ es & Threats (SWOT), along with an analysis of the physi-
cal sites.  The outcome is a profi le of each development 
center that will enable the City to guide investment in a 
manner that supports holisƟ c visions for urban growth.

The Corridor and Site Analysis, created by Broaddus Plan-
ning in conjuncƟ on with TIP Strategies, is the result of 
months of analysis, collaboraƟ on and stakeholder par-
Ɵ cipaƟ on.  IniƟ ated in April 2010, the Corridor and Site 
Analysis supplements the Economic Development Strat-
egy and builds upon McKinney’s recently completed Com-
prehensive Planning eff orts. 

The process described above idenƟ fi ed over-arching 
goals, a vision for the City, and criteria for evaluaƟ ng fu-
ture developments. Those goals and criteria will serve 
as guidelines for building out the development centers. 
These are expressed on the following pages.

Methodology

During the analysis phase, the project team conducted 

PROCESS: The Corridor and Site Analysis is the result of 
months of analysis, collaboraƟ on and stakeholder parƟ cipaƟ on.
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Introduction

VISION: McKinney will secure and strengthen its posiƟ on 
as a regional center, emerging as the leader in Collin County 
and a magnet for high quality development in the metroplex.

U.S. Highway 75

The main North-South corridor is a six-lane divided high-
way with two-lane, one-direcƟ onal frontage roads on ei-
ther side. Most of the regional retail developments have 
occurred in this corridor. It represents the typical gate-
way development of most US ciƟ es which lacks character 
where the only idenƟ fi able landmarks are obnoxious cor-
porate highway signage. This corridor is the primary gate-
way into McKinney from the North and South as it is the 
most traveled of any of the highways.

State Highway 121 & Spur 399

The new toll road is a one-sided corridor, where the South 
side of the highway is in another municipality’s jurisdic-
Ɵ on. It is an eight-lane divided highway with three-lane 
one-direcƟ onal frontage roads on both sides. The front-
age zone is largely undeveloped, but is adjacent to a large 
residenƟ al community and a developing Regional Employ-
ment Center.

State Highway 5

State Highway 5 passes just east of McKinney’s historic 
downtown district. Following the exisƟ ng rail line, this 
corridor is poised to be an intregal component of a future 
Transit Oriented District (TOD) as idenƟ fi ed in the Com-
prehensive Plan. There is a large mix of uses along this 
corridor, including a mix of residenƟ al, commercial, indus-
trial, government, and offi  ce. State Highway 5 is also the 
main access route to the McKinney Regional Airport. The 
areas along North State Highway 5 is largely undeveloped 
agricultural land.

Process

In order to beƩ er understand the current development 
pracƟ ces and the implicaƟ ons of current zoning versus 
the Future Land Use Plan, Broaddus Planning created  a 
series of diagrams that looked at exisƟ ng “corridor de-
velopment” along US highways that focused on regional 
pathways and the transect zones that occur along them. 
The study included local and regional developments and 
and their organizaƟ onal paƩ erns and orientaƟ on to the 
various vehicular routes. This “Pathway Study” provided 
insight into how development would likely occur without 
intervenƟ on. How regional pathway development might 
be thought about more holisƟ cally to avoid the gateways 
into McKinney from looking like every other city in Amer-
ica, by promote place-making, a healthy mix of uses, and 
community enhancement through holisƟ c and thoughƞ ul 
development. The Pathway Study is located in the back of 
this document as an addendum.

Once stakeholder input was collected and economic as-
sessment outcomes were established, City of McKinney 
leaders prioriƟ zed the primary areas that would most suc-
cessfully achieve the City’s economic development goals. 

The fi ndings of the Corridor Analysis are located on the 
following spread. Each corridor’s strengths, weaknesses, 
opportuniƟ es, and threats are listed along with a graphic 
display of the study area for that corridor. Here is a brief 
descripƟ on of each corridor:

U.S. Highway 380

U.S. Highway 380 is a four lane divided highway, with no 
frontage or service roads. Controlled leŌ  turn lanes and 
medians are uƟ lized in between Lake Forest Drive to the 
West and FM 1827 to the East. Beyond those two street 
there is a center conƟ nual leŌ  turn lane rather than me-
dians and controlled turn lanes. The highway crosses U.S. 
Highway 75 and State Highway 5 as well as two large 
swatches of fl oodplain. The majority of this corridor is ru-
ral residenƟ al with some agriculture. However, the central 
porƟ on, which crosses the major highways is more devel-
oped and contains some major employers and local  retail 
and commercial zones.
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Corridor Analysis
STRENGTHS / WEAKNESSES / OPPORTUNITIES & THREATS REVIEW

U.S. 380

Strengths
• Recognized Corridor 
• Adjacent to Dense Neighborhoods
• Intersects Two Major Highways (US-75 & SH-5)
• Major Employers are located along
• ConcentraƟ on of Major Retailers
• Large Amount of Undeveloped Land
• Ability to pull from outlying communiƟ es of New 

Hope, Princeton, etc.
• Proximity to Airport

Weaknesses
• Distance from Downtown
• Low Density development along Corridor
• Lack of AestheƟ c appeal 
• Truck CongesƟ on
• Large amount of Floodplain

OpportuniƟ es
• Western Gateway to McKinney
• Last FronƟ er 
• Collin College / Young professionals
• Airport Gateway
• Future Commuter Rail 
• Proposed Collectors
• Eastern Gateway

Threats
• At Grade
• No Frontage Road (Partner w/ TXDOT and expansion 

project)
• CompeƟ Ɵ on with Other MunicipaliƟ es
• CongesƟ on
• Land Prices / Values
• Crime Issues (East of Highway 5)

U.S. 75

Strengths
• Large Amount of Undeveloped Land (North)
• Major Employers
• County Complex
• Ability to pull from outlying communiƟ es (North & 

East)
• Spacing from Major Retailers 
• Proximity to Historic Downtown
• Established Retail presence
• Proximity to Airport 
• Proximity to Medical FaciliƟ es

Weaknesses
• Large amount of Floodplain
• Lack of UƟ lity & Roadway infrastructure 
• Limited Land (Central)
• Floodplain
• Currently lacks Vision

OpportuniƟ es
• Proposed Outer Loop / East-West Thoroughfare
• Last FronƟ er (North)
• Northern Gateway 
• Floodplain Park Development

Threats
• CongesƟ on
• CompeƟ Ɵ on with Other MunicipaliƟ es
• Land Price / Value
• CompeƟ Ɵ on to South
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Corridor Analysis
STRENGTHS / WEAKNESSES / OPPORTUNITIES & THREATS REVIEW

State Highway 121 & Spur 399

Strengths
• Large Amount of Undeveloped Land
• Proximity to Craig Ranch
• Toll Way- Offi  ce
• Connects to DFW 
• Conversion of Three Major Highways
• Proximity to Airport
• Proximity to Historic Downtown 
• Medical Complex
• College
• Good Access
• Ability to pull from CommuniƟ es to the South

Weaknesses
• One-sided Corridor
• Toll Way- Retail
• Lack of ‘Branded’ North-South Thoroughfare 
• Short Corridor (Limited Opportunity)
• Spacing from exisƟ ng Retail Centers

OpportuniƟ es
• Southern Gateway
• Regional Employment Center 
• Airport Gateway
• Downtown Gateway
• MEDC Controls “Gateway” Parcels

Threats
• CompeƟ Ɵ on with other MunicipaliƟ es

State Highway 5

Strengths
• Large Amount of Undeveloped Land (North)
• Proposed Outer Loop
• Proximity to Downtown
• Railroad (Future Commuter Rail)
• Ability to pull from outlying communiƟ es 
• Historic Downtown
• ExisƟ ng Employment Base
• Proximity to City Hall
• Town Center Study

Weaknesses
• Low Density Development on Corridor
• Currently Lacks Vision
• Lack of Infrastructure 
• Limited Land
• Old Infrastructure
• CompeƟ Ɵ on with Undeveloped land in the area

OpportuniƟ es
• Northern Transit Village
• Downtown Gateway
• Redevelopment of Municipal Golf Course 
• Transit Villages (Future Commuter Rail)
• Walkable Downtown
• AdapƟ ve Reuse
• Proposed Collectors
• Build on cultural base

Threats
• CompeƟ Ɵ on with 75 & 380 Corridors
• CongesƟ on
• PreservaƟ on
• Crime & PercepƟ ons of East McKinney



6    Broaddus Planning    |    TIP Strategies    

Corridor Analysis
FUTURE LAND USE PLAN

McKinney Future Land Use Plan

Future Land Use Plan

As a part of our corridor analysis we took a look at exist-
ing regional planning projects. We analyzed the Compre-
hensive Plan to beƩ er understand the City of McKinney 
‘s goals are for future, and how each corridor’s land-use 
has been idenƟ fi ed for the future. The Comprehensive 
Plan logically locates regional nodes, gateways and transit 
villages within McKinney, some of which are bisected or 
fl anked by one or more of the Corridors. The Future Land 
Use Plan is a good framework plan and guide future devel-
opment. In order for it to be successful it should be fully 
incorporated into the City’s Zoning Ordinance, and refl ect-
ed in policy implementaƟ on and procedures. Where it has 
not already been incorporated, the Zoning Ordinance and 
any other developmental guidelines or policies should be 
updated to refl ect the results of the Comprehensive Plan 
and the Future Land Use Plan. 
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Corridor Analysis
FUTURE LAND USE PLAN

Corridor Land Use

The Conceptual Corridor Plan builds upon the recently 
completed Comprehensive Plan, which proposes both 
urban design elements and future land use around each 
of the Corridor Study Areas.  It is the intent of the Con-
ceptual Corridor Plan to support the City of McKinney’s 
Comprehensive Plan Goals as listed below:

A. Economic Development Vitality for a Sustainable and 
Aff ordable Community

B. PreservaƟ on of Historic McKinney
C. AƩ racƟ ve Hometown that Promotes McKinney’s 

Character
D. Leisure and RecreaƟ onal OpportuniƟ es
E. Financially Sound City Government
F. UƟ lity and Infrastructure Systems Adequately 

Serving ExisƟ ng and Future Residents, Businesses, 
and Visitors

G. A MulƟ -Modal TransportaƟ on Network the is Clean, 
Safe, and Effi  cient

H. AƩ racƟ ve Urban Design Elements (Gateways, 
Corridor Treatments, Edges, and View Sheds

I. Public Safety Services Consistent with Community 
Values

J. A Managed Traffi  c Flow and Thoroughfare System
K. Land Use CompaƟ bility and Mix
L. Protect Environment Resources of McKinney
M. Aff ordable Services that Enhance the Quality of Life
N. Well Planned Future

Each recommendaƟ on considers not only the land use of 
the exisƟ ng context, but looks toward the future land use 
as depicted by these goals.  AddiƟ onally, since the four 
Opportunity Areas emerged as community prioriƟ es early 
in the study, the Conceptual Corridor Plan provides more 
detailed framework plans for these key areas rather than 
reworking the proposed land-use paƩ erns throughout. 

Corridor Study - Future Land Use Plan
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Development Centers
INTRODUCTION

The City of McKinney previously idenƟ fi ed two key cen-
ters for development - the Regional Employment Center 
(REC) and the Town Center. These two development cen-
ters are poised for growth and represent immediate eco-
nomic development opportuni  es for McKinney. 

The city has invested signifi cant resources into planning 
and preparing these two areas for development. Over the 
past fi ve years, the City has conducted detailed studies to 
understand the opportuniƟ es associated with developing 
these areas, idenƟ fy areas of weakness that need to be 
addressed, and outline strategies for preparing the site 
for development. The associated studies have established 
clear visions for each of these development centers, and 
the city has put or is in the process of puƫ  ng in place the 
tools needed to realize these visions. 

Both the REC and the Town Center are gaining strength 
as major centers of gravity in McKinney. While the Town 
Center is full of redevelopment and re-use opportuniƟ es 
in McKinney’s historic core, the REC is a greenfi eld that 
off ers a completely diff erent type of product. Together, 
these development centers off er employers, visitors, and 

residents a full range of offi  ce, retail, recreaƟ onal, resi-
denƟ al, and even industrial sites. The importance of this 
diversity of real estate product cannot be over-empha-
sized. 

The City should conƟ nue to work closely with the land-
owners and developers acƟ ve in these two centers to 
ensure the realizaƟ on of the types of high quality devel-
opment envisioned for these areas.  The City can do this 
through a variety of acƟ viƟ es including: 
• PrioriƟ zing infrastructure projects vital to success of 

these development centers
• CraŌ ing clear incenƟ ves policies to assist employers 

interested in relocaƟ ng to these areas
• IdenƟ fying funding sources to support development 

in these areas
• Assuring that development policies and processes 

encourage and support the type of development de-
sired for these areas

• AcƟ vely markeƟ ng available sites to developers, bro-
kers, site selectors and prospects

Current Development Centers

REGIONAL EMPLOYMENT CENTER

TOWN CENTER
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Development Centers
REGIONAL EMPLOYMENT CENTER

Regional Employment Center

The Regional Employment Center

The Regional Employment Center is located on 4,200 
acres along Highway 121 between Custer Rd and Hwy 
75. This area was designated as such in McKinney’s 1990 
Future Land Use Plan. IniƟ ally, the area was meant to be 
preserved strictly for non-residenƟ al uses, but an update 
to the plan in 2000 modifi ed the REC Future Land Use Plan 
to include the full range of land uses. The updated land 
use plan is included above. 

Since the adopƟ on of the REC Report, the city has created 
an overlay district and has pursued grants to help fund 
infrastructure improvements. These acƟ ons have encour-
aged the creaƟ on of mulƟ ple employment centers as 
planned in the study area. 

The most signifi cant of these employment centers are the 
medical district and the corporate employment center at 
Craig Ranch. These employment centers, at full build-out, 
could occupy as much as 340 acres.

The Craig Ranch Medical District

The medical district is currently anchored by the Hospital 
at Craig Ranch (with Medical Offi  ce Building), Cooper Fit-
ness Center & Spa, Michael Johnson Performance Training 
& RehabilitaƟ on, and Tuscarora at Craig Ranch (ConƟ nu-
ing Care ReƟ rement Community). With exisƟ ng sites avail-
able in the district and in the adjacent corporate employ-
ment center, the Craig Ranch medical district is a key asset 
for aƩ racƟ ng companies in the Healthcare and Medical 

Sector, one of McKinney’s target industries for business 
recruitment.

The Medical District has sites from 1 to 9 acres totalling 
approximately 48 acres. The sites have access to neces-
sary uƟ liƟ es and infrastructure including water, wastewa-
ter, electrical, and fi ber opƟ cs. 

The Medical District is located adjacent to the Craig Ranch 
Town Center and Corporate Employment Center and is in 
close proximity to a wide array of exisƟ ng retailers and 
future retail sites. 

The Craig Ranch Corporate Employment Center

The corporate employment center is the site of the Craig 
Ranch Corporate Centre, a +/- 104 acre master planned 
corporate offi  ce park. The Craig Ranch Corporate Centre 
represents a vital asset to the success of McKinney’s strat-

Craig Ranch Corporate Centre: Urban Offi  ce Product
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egy to recruit corporate headquarters and other corpo-
rate employers. A fi rst-class offi  ce park such as the Craig 
Ranch Corporate Centre will enable McKinney to beƩ er 
compete for corporate users with other employment cen-
ters in the Metroplex and beyond. 

The Centre has all necessary infrastructure in place in-
cluding water/water water, gas, electrical, and fi ber opƟ c 
cables. In addiƟ on, the Centre will be serviced by three 
sub-staƟ ons, and a storm water drainage system is already 
in place. Furthermore, the Centre is in close proximity to 
DFW Airport and tenants have access to the many ameni-
Ɵ es of Craig Ranch, including the Tournament Players Club 
and the Cooper Fitness Center & Spa.

In a recent study conducted by Page Southerland Page Ar-
chitects on behalf of KDC and Craig Ranch, fi ve addiƟ onal 
infrastructure items were idenƟ fi ed as necessary to beƩ er 
compete in the offi  ce park marketplace. These include: 
• A new entrance road
• Henneman Way extension
• A lake amenity
• Landscape enhancement and monumentaƟ on
• Placement of overhead uƟ liƟ es underground

The locaƟ on of the Corporate Centre along Highway 121 
within a 30 minute driveƟ me to DFW Airport is a major 
advantage of this site - one that no other locaƟ on in the 
city can claim. This factor is oŌ en one of the “must-have” 
criteria for corporate relocaƟ ons. As a result, having a 
fi rst-class offi  ce park at this locaƟ on allows McKinney to 
enter into corporate relocaƟ on compeƟ Ɵ on. 

For more informaƟ on on the Craig Ranch Medical District 
and Corporate Centre, visit hƩ p://craigranchtexas.com/.

Development Centers
REGIONAL EMPLOYMENT CENTER

Site plan for proposed Craig Ranch Corporate Centre
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Development Centers
TOWN CENTER

Town Center

The Town Center is McKinney’s historic core, generally 
bound by Hwy 75, Airport Drive, Hwy 380 and El Dorado 
Parkway. The area consists of McKinney’s oldest neighbor-
hoods and commercial districts and is one of the primary 
assets that diff erenƟ ates McKinney from other suburban 
communiƟ es.

An iniƟ aƟ ve to revitalize the Town Center was launched 
as an extension of the 2004 Comprehensive Plan. Phase 
I of the Town Center Study focused on establishing a vi-
sion and framework for the iniƟ aƟ ve. Phase II of the study, 
which is sƟ ll underway, has focused on implemenƟ ng criƟ -
cal components of the vision. 

The key concepts of the Town Center Vision include:
• A municipal mixed-use complex as an anchor
• Adequate parking
• ConnecƟ vity between desƟ naƟ ons
• Informal “third” places for the community to socially 

connect - pocket parks and public spaces
• Entertainment district
• Scale and transiƟ on of uses
• More pedestrian / streetscape ameniƟ es

ON, WORKSHOP 1 31

City of McKinney Town Center Study

The Study then idenƟ fi ed a series of projects to promote 
these concepts. The catalyst projects include:
Private Catalyst Projects
• Transit Village and TOD at Flour Mill
• CoƩ on Compress site as an educaƟ onal or cultural 

campus
Public/Private Catalyst Projects
• AdapƟ ve reuse of Collin County Courthouse site into 

a mixed use campus
• Entertainment District
Public Catalyst Projects
• Key Streetscape ConnecƟ ons
• Downtown Parking Structure
• State Highway 5 Improvements

As Phase II of the study progresses, the City conƟ nues to 
put in place the tools it needs to revitalize its historic Town 
Center. In September 2010, the City Council voted to es-
tablish a Tax Increment Reinvestment Zone. Currently, 
the City is evaluaƟ ng the establishment of a Public Im-
provement District in historic downtown. In addiƟ on, the 
project team is in the process of designing a form-based 
code for the core of the Town Center. They will conƟ nue 
assessing the City’s regulatory framework and making rec-
ommendaƟ ons on policy modifi caƟ on needed to promote 
desired development in the Town Center.
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Development Centers
CURRENT TOOLS 

Tools Already In Place

McKinney has been forward looking in terms of puƫ  ng 
in place tools to implement the visions associated with 
these current development centers. The City has also 
been proacƟ ve in preserving other key sites that it sees as 
future development centers. 

In the REC, the City created an overlay district to imple-
ment . In addiƟ on, the City has pursued grants to fund 
infrastructure development.

To promote desired development in the Town Center 
Study Area, the City has adopted a form based code and 
created a Tax Increment Reinvestment Zone (TIRZ). In ad-
diƟ on, the City is currently evaluaƟ ng the establishment 
of a Public Improvement District around the Historic Town 
Center. The City is also in the process of designing a park-
ing system to generate revenue to fi nance improvements 
in the Town Center and to beƩ er manage increased de-
mand for parking in the area.

In addiƟ on to the TIRZ created around the Town Center 
Study Area, a second TIRZ was created around the Collin 
County Regional Airport. The above image represents the 
TIRZ zones and boundaries. The areas outlined in red are 
three of the four opportunity areas that will be discussed 
in the next secƟ on. 

Other tools have been put in place that will 
also help foster development in key areas. 
Tools such as overlay districts for the corridors that have 

Tax Increment Reinvestment Zone (TIRZ) No. 1 & No. 2 Opportunity Areas

height restricƟ ons, the conƟ nued development and im-
provement of infrastructure, land banking by both the 
City of McKinney and the McKinney Economic Develop-
ment CorporaƟ on, as well as current incenƟ ves will all 
have an impact on how these key areas get developed.
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Development Centers
OPPORTUNITY IDENTIFICATION

Opportunity Areas

While the current development centers represent imme-
diate development opportuniƟ es, McKinney has a num-
ber of sites that will likely become development centers 
over the next fi ve years. This secƟ on of the report focuses 
on four of those development centers or “Opportunity 
Areas.” 

The four Opportunity Areas profi led in the next secƟ on-
were idenƟ fi ed through interviews, focus groups, and a 
preliminary site analysis. These potenƟ al sites were prior-
iƟ zed by MEDA members in a survey. The consulƟ ng team 
further refi ned the list by evaluaƟ ng each in the context 
of the strategic vision and a decision matrix that incor-
porated the project focus, impact, community support, 
market condiƟ ons, and schedule. The four Opportunity 
Areas are represented in the map above and shown in 
their regional context to the rest of the City and the cor-
ridors that are a part of this study. 

Opportunity Areas

1

2

3

4

The Opportunity Areas are: 

1) The Gateway
2) The AviaƟ on Technology Corridor 
3) The Community Lifestyle DesƟ naƟ on 
4) The Entrepreneurial Village. 

Each Opportunity Area has a diff erent vision and saƟ s-
fi es a diff erent market of industries to achieve the over 
all goal of becoming a regional center and increasing the 
tax base. All of these catalysts will take longer than the 
fi ve-year planning window to be fully realized. However, 
the impact of each, in achieving the goals of the economic 
development strategy, will be evident within that  fi ve 
year window as development begins and the areas are 
catalyzed. It is imperaƟ ve that incenƟ ves, policy changes, 
infrastructure requirements, and visionary framework be 
put in place and adhered to in the short and long term in 
order for these Opportunity Areas to be eff ecƟ ve. 
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Opportunity Area One
1. THE GATEWAY

Gateway Parcel Diagram

Parcel Number Tract Name Owner Size Value
1 William Hemphill Survey (Tract 10) McKinney Med Center LP 48.1500 Acres 6,816,596.00$
2 William Hemphill Survey (Tract 34) McKinney Med Center LP 1.0200 Acres 144,401.00$
3 4500 Medical Center Dr. (Blk. 1, Lot 7) Columbia Medical Center of McKinney 18.0528 Acres 5,053,579.00$
4 4500 Medical Center Dr. (Blk. 1, Lot 2) Columbia Medical Center of McKinney 0.7922 Acres 207,049.00$
5 4500 Medical Center Dr. (Blk. 1, Lot 1) Columbia Medical Center of McKinney 1.2312 Acres 321,796.00$
6 McKinney Bridge Street Town Center (Blk. A, Lot 1) McKinney Economic Dev. Corporation 0.9778 Acres 425,930.00$
7 McKinney Bridge Street Town Center (Blk. A, Lot 7) McKinney Shores Properties INC 1.6614 Acres 7,237.00$
8 McKinney Bridge Street Town Center (Blk. A, Lot 6) McKinney Economic Dev. Corporation 1.4989 Acres 6,529.00$
9 McKinney Bridge Street Town Center (Blk. A, Lot 4) McKinney Economic Dev. Corporation 6.8292 Acres 2,974,800.00$

10 McKinney Bridge Street Town Center (Blk. A, Lot 5) McKinney Economic Dev. Corporation 1.0853 Acres 472,757.00$
11 William Hemphill Survey (Tract 4) McKinney Economic Dev. Corporation 3.8110 Acres 1,411,061.00$
12 William Hemphill Survey (Tract 1) McKinney Economic Dev. Corporation 1.7500 Acres 647,955.00$
13 William Hemphill Survey (Tract 20) McKinney Economic Dev. Corporation 14.2420 Acres 5,273,247.00$
14 William Hemphill Survey (Tract 27) McKinney Economic Dev. Corporation 11.7713 Acres 4,358,442.00$
15 William Hemphill Survey (Tract 26) McKinney Economic Dev. Corporation 16.4545 Acres 6,092,444.00$
16 William Hemphill Survey (Tract 3) City of McKinney 9.8523 Acres 5,149,994.00$
17 1832 Marketplace Dr. Eldorodo Hotels INC 2.1270 Acres 694,891.00$

Total 141.3069 Acres 40,058,708.00$
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1. THE GATEWAY

Gateway

General DescripƟ on 

• LocaƟ on is a prominent real estate corner as entering 
the City from the south or west.  

• Opportunity area is characterized by a tradiƟ onal 
mulƟ -level highway interchange and a strong retail / 
commercial presence on adjacent corners.  

• Within the area is the McKinney Medical Center and 
other associated health care faciliƟ es as well as the 
Collin College Higher EducaƟ on Center.  

• Future development will take advantage of the large 
amount of daily traffi  c on surrounding roadways, 
ample access, and good visibility.

Gateway Zoning

The Gateway site is currently zoned as Planned Develop-
ment (“PD”) with a base zoning district of General Busi-
ness “GB”.  The City is currently engaged in an RFP process 
to clearly defi ne categories of use for the Gateway site 
including but not limited to corporate offi  ce, hotel / con-
venƟ on center, and high end retail. The maximum fl oor to 
area raƟ o is 2:1 and maximum lot coverage is 95%.  These 
parameters yield a maximum gross square feet of poten-
Ɵ al development of 1,491,008 SF.

The hospital is part of a PD with a base zoning district  for  
Light Manufacturing “LM”.  The district allows for uses 
that “provide a wide range of retail and service estab-
lishments”.  The maximum fl oor to area raƟ o is 1:1 and 
maximum lot coverage is 75%.  Yielding a maximum gross 
square feet of potenƟ al development of 2,262,273 SF.

Gateway Infrastructure

Sanitary Sewer: the Gateway property is served by an 8” 
line that runs north and a 12” line that runs south which 
allows for future commercial build out.  The hospital tract 
is served by an exisƟ ng 10” sewer line but may have to 
be up-sized based on future developments, depending on 
the specifi cs of the ulƟ mate uses and loads. 

Water Service: 8” and 12” service lines are available to 
the site for both the Gateway and Hospital sites.  The City 
has idenƟ fi ed two areas, one for each site, that will re-
quire up-sizing the water line to match the City’s ulƟ mate 
growth.

Storm Sewer: adequate downstream capacity exists to 
handle storm drainage, but on-site storm water detenƟ on 
is required.

Thoroughfares: currently the roadway network is under 
construcƟ on and expected compleƟ on is the fi rst quarter 
of 2011.  Upon compleƟ on the roadways immediately 
adjacent to the properƟ es will be able to handle capac-
ity for years to come.  The one excepƟ on is the southern 
access to the hospital from SH-5.  There are no plans for 
the highway to be upgraded and therefore the hospital 
facility will have to overcome challenges for growth from 
the south off  SH-5. 

Expansion of Medical Center should create new verƟ cal element along expressway Medical Center should create public spaces that are pedestrian friendly
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The Gateway

The Gateway is a high priority development 
area due to its locaƟ on as McKinney’s southern 
gateway and the signifi cant investment that the 
City has already made in the site. Though previ-
ous site plans emphasized regional retail at the 
Gateway site, the proposed vision for this site is 
that of a mixed-use employment center focused 
on medical educaƟ on, technology, and services. 

Proposed Anchors

Currently, Collin College and the Medical Cen-
ter of McKinney are located in this opportunity 
area. These assets should be leveraged to spur 
future development that will increase the tax 
base while creaƟ ng a sense of place with walk-
able streets, green spaces, parks, desƟ naƟ ons, 
and rich architectural detailing. At the same 
Ɵ me, development at the Gateway site should 
allow for the expansion of both the assets. These 
two anchors should be the basis for a business 
aƩ racƟ on strategy targeted to the medical and 
healthcare sector (See Appendix B).  The Medi-
cal Center and Collin College should strengthen 
their parthership to expand and enhance techni-
cal educaƟ on programs and training for health-
care and medical occupaƟ ons in McKinney and 
at Gateway. 

Another important anchor of this development 
will be a hotel and conference center. Located 
adjacent to Collin College, the hotel and confer-
ence center will support Collin College in its ef-
forts to become a major “convener.” In addiƟ on, 
it will generate traffi  c and aƩ ract visitors that 
support retail development on the site. Finally, 
the hotel and conference center will be an ame-
nity that could aƩ ract employers to the site. 

A network of open spaces and green spaces should be createdInternal streets should promote vibrant walkable districts

Concept Plan and Uses

On the north side of Spur 399, a central park 
lined with walkable streets could be lined with 
general use buildings on the east side; and 
general offi  ce buildings on the west side, with 
easy access from the frontage road of U.S. 75. 
General use buildings could accommodate 
a variety of funcƟ ons depending on market 
demand, including high quality apartments 
or loŌ s, as well as offi  ce, entertainment, and/
or retail. These buildings should have ground 
fl oor uses that promote the acƟ ve and vibrant 
uƟ lizaƟ on of the central park area, while ser-
vicing the local residents, employees and visi-
tors. 

Buildings that front the expressway could be 
general offi  ce space with ground level uses. An 
iconic building, either public or private, should 
be located on the southwest corner of the site 
at the intersecƟ on of Central Expressway and 
Hwy-5. This building should be 5 to 10 stories 
and should refl ect the character of McKinney’s 
historic architecture.

The Medical Center has room to expand to the 
east and west of the exisƟ ng hospital building. 
The addiƟ on to the west should be 5 to 10 sto-
ries as it will be the opposing verƟ cal element 
from the building on the north side and should 
refl ect the architectural character of the exist-
ing medical center. Medical offi  ce buildings 
could occupy the land south and east of the 
medical center. 

The western porƟ on of the Medical Center 
complex could be addiƟ onal medical offi  ce 
buildings or general offi  ce spaces with ground 
level uses. The eastern porƟ on could be simi-

Massing and Scale of buildings should create an Urban edge

larly designed but with more fl exibility to al-
low for light manufacturing of medical equip-
ment or machinery.

Offi  ce. A combinaƟ on of corrporate users, 
professional services, and medical users could 
populate general use buildings at Gateway. The 
development of upscale Class A and Class B of-
fi ce space should be encouraged to accomo-
date companies in the target industry sectors, 
including the healthcare and medical sectors, 
insurance carriers, and corporate or regional 
headquarters. Reserving the ground fl oor of 
offi  ce buildings along primary pedestrian cor-
ridors for retail, dining, and entertainment can 
greatly enhance the aƩ racƟ veness of the de-
velopment to offi  ce users.

Retail. The rise of regional retail centers in close 
proximity to the Gateway site diminished the re-
tail potenƟ al of the site somewhat. The Village at 
Allen, The Village at Fairview and WaƩ ers Creek 
are all too close for store duplicaƟ on. However, 
the three proposed anchors have the potenƟ al 
to generate enough traffi  c to enhance the aƩ rac-
Ɵ veness of the site to major regional and desƟ -
naƟ on retailers who have not already located in 
the area. In addiƟ on,  there will sƟ ll be demand 
for local retail and local services that cater to res-
idents, area employees, business travelers, ho-
tel guests, and hospital users. The massing and 
scale of retail buildings in this opportunity area 
should be appropriate for pedestrians to create 
internal, acƟ ve, walkable streets by implement-
ing ground-level uses that saƟ sfy the need for 
services and retail. 

Other Commercial. Visually appealling fl exible 
commercial spaces and light industrial build-
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1. THE GATEWAY

ings should be allowed in the development to 
allow for medical device and other medical 
technology manufacturers that could benefi t 
from locaƟ ng adjacent to the Medical Center. 
These buildings could accomodate research 
and development as well as light manufactur-
ing.

Models for Development

An example of this type of development is 
the proposed town center at Avery Centre in 
Round Rock, Texas (hƩ p://www.waterstonede-
velopment.com/retpAcsp.php or hƩ p://www.
youtube.com/watch?v=eqRDM_OZdMA). 
This development has focused on assembling 
healthcare faciliƟ es and medical educaƟ on 
providers adjacent to the town center to help 
generate traffi  c to support dense retail devel-
opment at the town center.
RecommendaƟ ons

• Organize a developers’ forum to educate 
the development community of the City’s 
vision for the site, gauge their interest, 
and solicit ideas. Based on feedback from 
the development community, structure 
an appropriate private / public partner-
ship to develop the site. 

• UƟ lize TIRZ No. 1 from the Town Center 
IniƟ aƟ ve as a tool to catalyze develop-
ment. Funds could be used for further in-
frastructure development and incenƟ ves 
to aƩ ract key anchors and employers.

• Create an overlay district to encourage 
development that is compaƟ ble with the 
vision for the Gateway.

• Work closely with Collin College and the 
Medical Center to support their expan-
sion and idenƟ fy ancillary uses that would 
strengthen their posiƟ on in the region.
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Opportunity Area Two
2. AVIATION TECHNOLOGY CORRIDOR

AviaƟ on Technology Corridor Parcel Diagram

Parcel Number Tract Name Owner Size Value
1 Rufus Sewell Survey (Tract 29) VTCR LP & MADMT LP & Prairie Flight LP 118.1519 Acres 5,609,899.00$
2 G Wilson Survey (Tract 2) Encore Wire Corporation 43.5000 Acres 8,163.50$
3 G Wilson Survey (Tract 3) Encore Wire Corporation 47.2700 Acres 8,163.50$
4 Mary Standifer Survey (Tract 1) Encore Wire Corporation 15.1792 Acres 826,507.00$
5 1329 Millwood Rd. Encore Wire Limited 24.1001 Acres 2,099,601.00$
6 W S Richardson Survey (Tract 63) VTCR LP & MADMT LP & Prairie Flight LP 39.7738 Acres 8,662,734.00$
7 Rufus Sewell Survey (Tract 4) VTCR LP & MADMT LP & Prairie Flight LP 25.3402 Acres 5,519,096.00$
8 Rufus Sewell Survey (Tract 9) VTCR LP & MADMT LP & Prairie Flight LP 10.2930 Acres 479,748.00$
9 W S Richardson Survey (Tract 62) VTCR LP & MADMT LP & Prairie Flight LP 32.3285 Acres 1,506,806.00$

10 W S Richardson Survey (Tract 33) McKinney Horizons LP 19.4661 Acres 2,543,830.00$
11 W S Richardson Survey (Tract 39) Jack W. Schuler 6.3961 Acres 835,842.00$
12 Medro (Blk. A, Lot 4) Stivers Living Trust 1.4480 Acres 126,150.00$
13 Medro (Blk. A, Lot 3) Stivers Living Trust 1.5000 Acres 130,680.00$
14 Medro (Blk. A, Lot 2) Stivers Living Trust 1.5000 Acres 130,680.00$

Total 386.2469 Acres 28,487,900.00$
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2. AVIATION TECHNOLOGY CORRIDOR

AviaƟ on Technology Corridor

General DescripƟ on  
• Opportunity Area is highlighted by the regional 

airport.  
• While the airport is a stand-alone enƟ ty, the 

surrounding property will take advantage of the 
unique characterisƟ cs of the use.  

• The area has some fl ood plains along the East Fork 
of the Trinity River but most of the site is relaƟ vely 
fl at topography.  

• An older historic district of downtown is located on 
the northwestern edge of the site.

AviaƟ on Technology Corridor Zoning

The area is zoned with mulƟ ple districts including:  “BG” 
to provide a wide range of retail and service establish-
ments and “LM” to provide a range of light industrial and 
commercial uses.  In addiƟ on to the base districts, por-
Ɵ ons of the area are within the the airport district -“AP”.  
Not all of these districts are impacted and the actual zon-
ing is dependent on the specifi c locaƟ on of the proposed 
development.

The maximum fl oor to area raƟ o is 1:1 and maximum lot 
coverage is 75%. Yielding a maximum gross square feet of 
potenƟ al development of 9,653,230 SF.

AviaƟ on Technology Corridor Infrastructure

• Sanitary Sewer: an 18” line exists on the west side 
of the area, as well as a 27” line that runs along the 
Trinity River.  However, due to the fl at nature of the 
exisƟ ng terrain a sewer study will need to be com-
pleted at the Ɵ me the area develops to ensure sewer 
capacity and uƟ lity easments are located correctly. 

• Water Service: a 36” water line exists in Airport Drive 
and a 12” line exists on the west side of the area.  
However, internal circulaƟ on and mulƟ ple connec-
Ɵ on locaƟ ons will need to be provided when devel-
opment begins.

• Storm Sewer: the area has experienced drainage 
problems related to inadequate downstream ca-
pacity and has also had to deal with fl at terrain to 
provide surface fl ow.  The airport is creaƟ ng a plan 
to miƟ gate some of their own drainage issues and 
it is to be expected the Opportunity Area will need 
to overcome the same hurdles to handle the storm 
drainage, and therefore will need to be studied fur-
ther in order to determine the impacts.

• Thoroughfares: currently Airport Drive is operaƟ ng 
as a 4-lane divided thoroughfare with a signal at In-
dustrial Boulevard.  The City is currently working on a 
new thoroughfare for FM 546 to connect the south-
ern porƟ on of Airport Drive to SH-5 and provide a 
southern access point to the airport and surrounding 
area.  Future developments will need to match the 
proposed roadway plans as well as upgrade porƟ ons 
of the older exiƟ ng roads that are impacted with new 
development.

AviaƟ on Technology and Manufacturing
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AviaƟ on Technology Corridor

Despite projected short term decreases in air 
travel naƟ onally and regionally, the twenty 
year outlook for Collin County Regional Air-
port looks strong. In order to preserve the fu-
ture ability to serve its community and fulfi ll 
increasing long-term regional demand, the 
airport should consider acquiring adjacent 
land to prevent being landlocked. 

The vision for this area adjacent to the airport 
is that of an AviaƟ on Technology Corridor. This 
corridor would be a commercial and employ-
ment center designed to accomodate light 
manufacturing, research and development, 
warehouse / fl ex, and hangars. Tenants would 
have an aviaƟ on technology focus, which in-
cludes such areas as advanced aviaƟ on elec-
tronics, advanced aircraŌ  maintenance train-
ing, composite materials, aviaƟ on soŌ ware 
development and general aviaƟ on fl ight simu-
lator faciliƟ es, etc.

Proposed Anchors

The airport is the primary asset that anchors 
the development. Yet the presence of Ray-
theon  in McKinney creates an opportunity to 
focus specifi cally on aviaƟ on technology, aer-
onoƟ cal instrumentaƟ on, and avionics. 

Other anchors in this opportunity area should 
leverage the airport or provide ancillary ser-
vices that enhance the airport’s aƩ racƟ veness 
to aviaƟ on-related companies. Such anchors 
could include a higher educaƟ on program 
focused on aviaƟ on-related occupaƟ ons, key 
aviaƟ on technology tenants or corporate avia-
Ɵ on services.

Concept Plan and Uses

Airport Road could be developed with a strong 
focus on aviaƟ on-related commercial uses and 
ground fl oor uses at key intersecƟ ons that 
provide services to the airport and surround-
ing employers. 

The narrow zone just east of Airport Road al-
lows for acƟ ve uses while creaƟ ng a buff er 
between “on-airport” land that will need to 
be secured.  A secondary road access could 
be built behind this strip of road frontage de-
velopment in order to access the service and 
parking areas behind the buildings that front 
Airport Road. The large area of land East of 
this service road that is within the Opportunity 
Area is seen as part of a future Airport land 
acquisiƟ on and will likely become part of the 
Airport. 

Industrial Boulevard is the major portal to Air-
port Road. The intersecƟ on of Industrial and 
Airport could be dedicated to general offi  ce 
with ground fl oor uses. The architectural de-
tailing should be pedestrian-scaled and walk-
able to promote interacƟ on with the residen-
Ɵ al neighborhood to the northwest and with 
the future transit village to the west heading 
towards Highway 5. Prominent corners should 
be taller than surrounding buildings, with view 
corridors terminaƟ ng into heroic buildings or 
landmarks. This would create a key retail node 
to support both the airport and the develop-
ment of the corridor itself.

The southernmost parcels within the opportu-
nity area to the East of Airport Blvd. should be 
preserved as a corporate aviaƟ on site, due to 
the parcel’s “through the fence” access. This 
will consist of several medium hangars and 

Pedestrian Friendly streets with ground fl oor usesAccentuated Corners, Urban Scaling and Massing Corridors TerminaƟ ng into Landmarks

a small corporate terminal with access off  of 
Airport Blvd.

Offi  ce. High quality Class B offi  ce space could 
accomodate aviaƟ on-related offi  ce users. This 
should be located along Airport Road and 
above ground fl oor uses at the intersecƟ on of 
Industrial and Airport.

Retail. The retail development located in this 
opportunity area will likely be types of tenants 
found at neighborhood shopping centers or 
convenience shopping centers. Tenants would 
provide convenience goods and personal ser-
vices that cater to the dayƟ me populaƟ on of 
the airport and opportunity area. 

Other Commercial. The majority of the parcels 
should be developed to accomodate commer-
cial uses such as light industrial, warehouse / 
fl ex, research and development, and hangar. 

Models for Development

Examples of AviaƟ on Technology Corridors 
and similar type concepts are listed below:

Jackson County Avia  on Technology Park lo-
cated adjacent to Trent LoƩ  InternaƟ onal 
Airport (Jackson County, Mississippi, United 
States)

Cincinna  -Dayton Aerospace Corridor located 
along I-75 corridor (CincinnaƟ  to Dayton, Ohio, 
United States)

SC Technology and Avia  on Center located 
along the I-85 corridor (Greenville, South Car-
olina, United States)

Space Coast Corridor focused along I-4 Corri-
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dor through Central Florida (Orlando to Day-
tona Beach, Florida, United States)

Indianapolis Interna  onal Airport Avia  on 
Technology Corridor (Indianapolis, Indiana, 
United States)

Xi’an Yanliang Na  onal Avia  on Hi-Tech Indus-
trial Base (located in Yanliang, AviaƟ on City, 
Xi’an Shaanxi Province, China)

RecommendaƟ ons

• See Appendix B, p B-9 for recommenda-
Ɵ ons for target industry recruitment.

• See also Appendix C for a detailed as-
sessment of the airport and its economic 
development potenƟ al. Page 33 - 35 of 
Appendix C outline specifi c recommen-
daƟ ons to guide real estate develop-
ment, markeƟ ng eff orts, and incenƟ ves.

• Finalize the border for future Airport ex-
pansion, and where the “on-airport / off -
airport” transiƟ on is, and acƟ vely acquire 
land to ensure this is preserved.

• Create an overlay district to encourage 
uses that support the vision for the Op-
portunity Area.

• UƟ lize funds generated from TIRZ No. 2 
as a tool to catalyze development. These 
funds could be used for infrastructure in-
vestment, to secure fi nancing for projects 
in the area, and for incenƟ ves to aƩ ract 
key anchors to the area.
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Community Lifestyle DesƟ naƟ on Parcel Diagram

Parcel Number Tract Name Owner Size Value
1 William H Hunt Survey (Blk. 1, Tract 28) Brinkmann Ranches LP 10.7895 Acres 323,685.00$
2 William H Hunt Survey (Blk. 1, Tract 29) Kayasa Family LTD 46.1660 Acres 6,535,721.00$
3 4877 University Dr. Lake Forest Storage LLC 4.2259 Acres 690,301.00$
4 William H Hunt Survey (Blk. 2, Tract 27) Craig Children Trust ETAL 7.2760 Acres 476,006.00$
5 Lake Forest Dr. Future ROW (Tract 17R1) City of McKinney 1.1500 Acres 100,188.00$

6 H I Upsher Survey (Tract 16)
ML2 Limited Partnership & Rose Retta J
Family LTD 24.5816 Acres 2,562,879.00$

7 Leonard Searcey Survey (Tract 16)
ML2 Limited Partnership & Rose Retta J
Family LTD 41.5550 Acres 904,500.00$
Total 135.7440 Acres 11,593,280.00$
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Community Lifestyle DesƟ naƟ on

General DescripƟ on  
• Opportunity Area is at the intersecƟ on of two major 

McKinney transportaƟ on corridors.   
• U.S. 380 connects a large porƟ on of the DFW 

metroplex from east to west while Lake Forest is a 
signifi cant north /south connector within the city.  

• Recently, the Baylor Hospital system broke ground 
on a new facility that will conƟ nue to provide an 
idenƟ ty to the area.  

• The area north of U.S. 380 will be one of the next 
major single-family areas of the City.  

• Wilson Creek cuts through the area and provides a 
background for development to the south.

Community Lifestyle DesƟ naƟ on Zoning

• The south west corner has a base zoning district of 
General Business “BG”.  The district allows for uses 
that provide a wide range of retail and service estab-
lishments.  The maximum fl oor to area raƟ o is 2:1 
and maximum lot coverage is 95%.  Yielding a maxi-
mum gross square feet of potenƟ al development of 
1,630,213 SF.

• The north east corner is zoned as part of Planned 
Development “PD” with a base zoning district of Of-
fi ce and Planned Center.  The offi  ce zoning allows for 
typical offi  ce development with a maximum fl oor to 
area raƟ o is 1:1 and maximum lot coverage is 50%. 
Yielding a maximum gross square feet of potenƟ al 
development of 620,245 SF.  While the Planned Cen-
ter zoning allows for medium-intensity concentra-
Ɵ ons of shopping and related to commercial uses.  
The maximum fl oor to area raƟ o is 1:1.25 and maxi-
mum lot coverage is 50%. Yielding a maximum gross 
square feet of potenƟ al development of 775,307 SF.

Community Lifestyle DesƟ naƟ on Infrastructure

• Sanitary Sewer: a 12” line exists in Lake Forest and 
can serve the proposed developments.  The hospital 
tract is served by a 24” sewer line.  Future develop-
ment can uƟ lize these exisƟ ng lines, but capacity will 
need to be verifi ed. 

• Water Service: a 12” water service is available in U.S. 
380 to serve the corners.  Water connecƟ ons that are 
internal to the sites will need to be provided.  Future 
build-out for the area idenƟ fi es a 36” water line as 
future line that will need to be constructed.

• Storm Sewer: adequate downstream capacity exists 
to handle storm drainage, but on-site storm water 
detenƟ on is needed.

• Thoroughfares: currently the roadway network is 
open to the public and no immediate plans exist for 
expansion.  However, both Lake Forest  and U.S. 380 
are built to handle large traffi  c capaciƟ es and only 
need to be supplemented by site specifi c interior ac-
cess (i.e. fi re lane, drive isles, etc.).

Medical Offi  ce BuildingsPedestrian FriendlyArchitecture should refl ect historical aspects of McKinney
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Community Lifestyle DesƟ naƟ on

With exciƟ ng new developments like the Bay-
lor Medical Center at McKinney and the adja-
cent medical offi  ce buildings, this intersecƟ on 
is an emerging market area. This opportunity 
area, located at the prominent intersecƟ on of 
Highway 380 and Lake Forest Drive, is in close 
proximity to several well-developed neighbor-
hoods. 

The vision for this area is that of a Community 
Lifestyle DesƟ naƟ on - a live-work-play-shop 
desƟ naƟ on. The intersecƟ on is far enough 
from regional retail developments in Allen 
and Fairview that it represents a short-term 
retail development opportunity. Furthermore, 
Baylor Medical Center makes this intersecƟ on 
a regional desƟ naƟ on. The northeast parcel 
(46-acres) is well-suited for a mixed use de-
velopment that includes retail, medical, offi  ce, 
and residenƟ al components.

Proposed Anchors

The Baylor Medical Center at McKinney will 
act as an anchor in this opportunity area, gen-
eraƟ ng a higher level of traffi  c and aƩ racƟ ng 
visitors from a larger trade area than the inter-
secƟ on might otherwise aƩ ract.

A high-end grocery store, such as Central Mar-
ket, Whole Foods, Kroger, or Sprouts, is a good 
candidate for anchoring the retail develop-
ment in this opportunity area.

Concept Plan and Uses

This intersecƟ on is a prominent intersecƟ on 
with a high volume of daily traffi  c and increas-
ing demand for services and retail. This oppor-
tunity area will likely include periphery ser-
vices for the hospital, such as future medical 

offi  ce buildings, a grocery store to serve the 
neighborhoods, as well as local retail and ser-
vices, general offi  ce buildings, some addiƟ onal 
residenƟ al, and potenƟ ally a small hotel. 

The concept for the Community Lifestyle Des-
Ɵ naƟ on is to create pedestrian-friendly streets 
with acƟ ve and vibrant desƟ naƟ ons by intro-
ducing rich architecture within an urban foot-
print. The revised height policy and overlay 
district allowing for buildings up to 12 stories 
along Highway 380 could greatly enhance the 
potenƟ al for this opportunity area to support 
the construcƟ on of corporate offi  ce buildings 
and higher density development, in general. 

The Retail Coach determined that a grocery 
store of roughly 200,000 sf could be supported 
by the surrounding communiƟ es. Other retail 
would likely include convenience goods and 
personal services. ResidenƟ al units should be 
high-density apartment homes with ground 
fl oor uses. Preserving sites to accomodate fu-
ture offi  ce highrises should be considered. 

The Retail Coach idenƟ fi ed a list of retailers 
that could be good prospects for locaƟ ng in 
this opportunity area (see Appendix D):
• Whole Foods
• Central Market
• Sprouts
• Kroger
• Bath Junkie
• Chuys
• Corner Bakery
• Five Guys Burger & Fries
• Gigi’s Cupcakes
• Jos A Banks
• PetCo
• Rosas Cafe
• Yogurtville

Models for Development

WaƩ ers Creek (hƩ p://www.waƩ ers-creek.
com/) and the Shops at Legacy (hƩ p://www.
shopsatlegacy.com/) are developments in the 
region that represent a similar vision of live-
work-play-shop.

RecommendaƟ ons

• Approve the overlay district and new 
height policy.

• Educate landowners and developers of 
the vision for opportunity area and gauge 
their interest in working with the city in 
promoƟ ng this vision.

• Provide developers and brokers working 
in the area with the markeƟ ng materials 
created by the Retail Coach to aid their 
recruitment of retailers to the area.

VerƟ cle mixed-use with ground fl oor retail and general offi  ce on fl oors above.
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Opportunity Area Four
4. ENTREPRENEURIAL VILLAGE

Entrepreneurial Village Parcel Diagram

Parcel Number Tract Name Owner Size Value
1 1301 McDonald St. Cotton Mill Partners LTD 0.3250 Acres 99,099.00$

2 402 Elm St.
Amscott Vineyards LLC C/O Cotton Mill
Partners 0.1870 Acres 89,220.00$

3 S McFarland Survey (Tract 99)
Amscott Vineyards LLC C/O Cotton Mill
Partners 0.1556 Acres 47,446.00$

4 1302 Amscott St.
Amscott Vineyards LLC C/O Cotton Mill
Partners 0.2430 Acres 52,078.00$

5 S McFarland Survey (Tract 8)
Amscott Vineyards LLC C/O Cotton Mill
Partners 0.1300 Acres 33,978.00$

6 1304 Amscott St.
Amscott Vineyards LLC C/O Cotton Mill
Partners 0.2700 Acres 70,566.00$

7 S McFarland Survey (Tract 11)
Amscott Vineyards LLC C/O Cotton Mill
Partners 0.1260 Acres 32,931.00$

8 1415 S. McDonald St. Grid Enterprise INC 0.2011 Acres 73,789.00$
9 410 Elm St. Cotton Mill Partners LTD 1.7050 Acres 111,405.00$

10 S McFarland Survey (Tract 18) MAO DR SHING 0.5100 Acres 22,216.00$
11 to 92 Millwood Homes (Lots 1, 2, 4 17, 19 28, 30 83, & 92) Cotton Mill Partners LTD (82) x 0.1500 Acres 615,000.00$

Total 16.1527 Acres 1,247,728.00$
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Entrepreneurial Village

General DescripƟ on 
• Opportunity Area is adjacent to the regional airport 

and at the southern end of the downtown historic 
district and layes just west of Opportunity Area two.  

• The major feature of the area is the historic CoƩ on 
Mill building.

• Opportunity Area is surrounded by residenƟ al neigh-
borhoods with some light industrial uses to the east 
towards the rail line and airport.

Entrepreneurial Village Zoning

• The area is zoned with mulƟ ple districts including:  
“RS-60” to provide “suitable single family life on me-
dium size lots” and “LM” to provide “a range of light 
industrial and commercial uses.”  The area would 
need to be re-zoned to handle a proposed commer-
cial development.

• Based on a change in zoning to allow a commercial 
development, the proposed maximum fl oor to area 
raƟ o is 1:1 and maximum lot coverage is 75%. Yield-
ing a maximum gross square feet of potenƟ al devel-
opment of 527,709 SF.

Entrepreneurial Village Infrastructure

• Sanitary Sewer: the area is served by three diff erent 
sewer lines.  An 18” line exists on the east side of the 
area, a 10” line exists in the middle of the area, and 
an 8” line is on the west side of the area.  

• Water Service: a 12” water line exists in Elm Street 
and a 16” line exists in SH-5.  AddiƟ onal connecƟ ons 
to complete a looped system may be required to pro-
vide the necessary water supply for the area.

• Storm Sewer: the area has experienced drainage 
problems related to inadequate downstream ca-
pacity and has also had to deal with fl at terrain to 
provide surface fl ow.  Careful aƩ enƟ on will need to 
be paid during the design phase to ensure that ad-
equate storm sewer capacity is provided.

• Thoroughfares: currently SH-5 is heavily traveled and 
is a 4-lane divided secƟ on with dual turn lanes in the 
median.  Future developments will need to match 
the proposed roadway plans as well as upgrade por-
Ɵ ons of the older exiƟ ng roads that are impacted 
with new development.  Adequate roadway capacity 
along the eastern edge of the area would need to 
be analyzed to ensure proper access and circulaƟ on.

New Buildings should respect the Historical Architecture, Massing, and Height Retail Space creates pedestrian-friendly environment

Opportunity Area Four
4. ENTREPRENEURIAL VILLAGE



City of McKinney Economic Development Plan    |    27

Opportunity Area Four
4. ENTREPRENEURIAL VILLAGE

Entrepreneurial Village

The vision for the CoƩ on Mill is an “Entre-
preneurial Village.” The Village would be 
strategically located between the airport and 
downtown and could be a catalyst for the revi-
talizaƟ on of Hwy-5.

Proposed Anchors

The CoƩ on Mill would be the anchor in the 
village, serving as a de facto incubator for 
emerging technology fi rms. The land around 
the mill could be developed to house “gradu-
ates” of the CoƩ on Mill who need more space 
but want to stay in the area.

Another anchor could be a higher educaƟ on 
insƟ tuƟ on that off ers programs to support an 
emerging technology cluster. Such programs 
could include interacƟ ve technology, video 
game development, entrepreneurship, or sus-
tainability.

Centering McKinney’s entrepreneurial devel-
opment program and the associated acƟ viƟ es 
around the CoƩ on Mill would also act as an 
anchor. 

Concept Plan and Uses

The concept for the CoƩ on Mill is that of a 
walkable “campus” of general offi  ce buildings 
that could support some small-service retail as 
well as addiƟ onal space that support the large 
events within the CoƩ on Mill building. Higher 
density residenƟ al and green space should be 
used to buff er the campus from the residen-
Ɵ al neighborhoods, but the campus should be 
seen as a vibrant gathering space for the com-
munity by including indoor meeƟ ng areas and 

event hall, outdoor plazas, seaƟ ng, shade, and 
some recreaƟ onal areas. 

The historic architecture of the CoƩ on Mill 
should be refl ected throughout the campus, 
while at the same Ɵ me creaƟ ng a modern en-
vironment suitable for high tech industries. 
Buildings should be two to three stories with 
no building taller than the CoƩ on Mill, so as 
not to disrupt its view from Highway 5. At the 
same Ɵ me, the campus should ensure its vis-
ibility from Highway 5.

Offi  ce. A range of offi  ce opƟ ons should be 
included in the Village in order to accomdate 
companies at diff erent stages of their lifecycle. 
The types of offi  ce space should include fl ex-
ible, creaƟ ve spaces that can be used to house 
smaller start-ups as well as Class B and even 
a limited amount of Class A space to house 
larger entrepreneurial  fi rms.

Retail. The ground fl oor uses of the general of-
fi ce buildings should be dedicated to business-
es that provide convenience goods, personal 
services, business and professional services, 
and eaƟ ng establishments. 

Other Commercial. Flexible space that could 
be used for research and development and 
very small-scale manufacturing should also be 
incorporated into the development.

ResidenƟ al. Live / work loŌ s and high-end, 
high-density residenƟ al can be incorporated 
as an amenity. The residenƟ al units would pro-
vide opportuniƟ es to employees who wish to 
live in close proximity to their place of employ-
ment and other residents who wish to live in 

Pedestrian-Scaled, Walkable StreetsAdapƟ ve Uses should maintain exisƟ ng Character Buildings should create a strong Urban Edge

a vibrant seƫ  ng. In addiƟ on, residents would 
provide an opportunity to create a develop-
ment that “lives” past 5 o’clock. This would 
support more dining and entertainment op-
Ɵ ons and a perhaps even some specialty re-
tailers.

Models for Development

Clipper Mill in BalƟ more, Maryland (hƩ p://
clippermillbalƟ more.com/) is an excellent ex-
ample of a development with a similar vision.

RecommendaƟ ons
• Work closely with the current landowner 

to determine the best way for the City to 
support development of the CoƩ on Mill 
as an entrepreneurial village.

• Rezone the residenƟ al parcels south of 
the CoƩ on Mill complex to accomodate 
mixed-use development, including light 
industrial uses.

• Revise TIRZ No. 1 from Town Center Ini-
Ɵ aƟ ve to include available land around  
the CoƩ on Mill that is included in this 
catalyst concept.

• Create an overlay district to restrict al-
lowed uses to prevent development that  
are not suitable with the vision for the 
catalyst.

• IdenƟ fy and target entrepreneurial com-
panies.

• Create incenƟ ves to promote “start-up” 
companies.
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Long-Term Opportunity
THE NORTHWEST QUADRANT

The Northwest Quadrant

The Northwest Quadrant consists of 25,400 acres north 
of Highway 380 and west of Highway 75, extending to the 
boundary of McKinney’s Extraterritorial JurisdicƟ on (ETJ). 
8,700 of these acres are within the city limits, and 16,700 
acres lie in McKinney’s ETJ. The majority of this area re-
mains undeveloped. However, it will play a crucial role in 
shaping McKinney’s future. 

The Northwest Quadrant represents 34% of McKinney’s 
land mass, including the city limits and the ETJ. Thus, the 
mix of residenƟ al and commercial development, the type 
of residenƟ al, and the type of commercial will greatly in-
fl uence the fi scal profi le of the City.  

McKinney’s Comprehensive Plan envisions the Northwest 
Quadrant to be largely residenƟ al, with three community 
villages, a transit village, two offi  ce parks and a large re-
gional retail center. 

The Comprehensive Plan is implemented through the 
City’s planning and zoning. Most areas of the Northwest 
Quadrant that are part of the city are zoned as Planned 
Developments, which provides liƩ le visibility as to wheth-

er or not the City is adhering to the FLUP. However, each 
zoning change or zoning request is evaluated based on 
whether or not it is consistent with the FLUP.

The Thoroughfare Plan (shown on the following page) 
calls for the northern extension of the primary arterials 
south of Highway 380, including Stonebridge Drive, Ridge 
Road, Lake Forest Drive, and Hardin Boulevard. East-west 
arterials will be Wilmeth Road, Bloomdale Road and FM 
1461. The FM 543 Connector is planned to be another 
east-west arterial north of FM 1461. The intersecƟ ons of 
these arterials are envisioned in the FLUP to be commer-
cial nodes that will likely be dedicated to community and 
neighborhood shopping.

In addiƟ on, a mulƟ -modal transportaƟ on corridor (the 
Outer Loop) is planned for the far north secƟ on of McK-
inney’s ETJ and will extend from IH-35 in Denton County 
to IH-30 east of Dallas County. This future freeway will 
provide McKinney with east-west regional access. As a 
high traffi  c freeway like Highway 121, the Outer Loop will 
also create another important commercial corridor in far 
north McKinney. This area will be well-suited for regional 

The Northwest Quadrant as envisioned in the Future Land Use Plan (FLUP).
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Long-Term Opportunity
THE NORTHWEST QUADRANT

retail development and as an employment center. How-
ever, the number of roof tops in the surrounding areas 
must be suffi  cient to create demand for regional retail. In 
eff ect, McKinney must be the fi rst to market with its new 
retail product  north of the city. Otherwise, it once again 
risks missing the opportunity due to retail development in 
adjacent ciƟ es.

Another north-south arterial between Hardin Blvd and 
Hwy 75 is also planned. The FLUP designates a second of-
fi ce park on the southern end of this arterial nestled be-
tween the East Fork of the Trinity River and Honey Creek. 
With the natural ameniƟ es this locaƟ on provides and the 
close proximity to the Hwy 75 / Hwy 5 / Hwy 121 inter-
change, this could be a very aƩ racƟ ve locaƟ on for corpo-
rate campuses, though it would be about 45 miles from 
DFW airport.

To prepare for growth in the Northwest Quadrant, the City 
must put in place the necessary controls to preserve and 
protect the proposed thoroughfares and commercial land 
uses. The City should be aggressive in its annexaƟ on plan 
to pursue the incorporaƟ on of the regional commercial 

center around the Outer Loop into the city limits. As soon 
as this land is secured, the City should establish a clear 
vision for the area, create a plan around this vision, and 
adopt the tools needed to implement the plan, includ-
ing overlay districts and special fi nancing districts. Fur-
thermore, the City must commit to protecƟ ng tracts with 
commercial development potenƟ al, which may mean 
leaving large areas undeveloped unƟ l the market war-
rants its development.

Though the actual build-out of the Northwest Quadrant 
is many years away, McKinney must take acƟ on now to 
ensure that this area develops in a way that promotes a 
balanced tax base.

Thoroughfare Plan



30    Broaddus Planning    |    TIP Strategies    

Addendum
PATHWAY STUDY - TRANSECTS

Regional Pathway
(Located off  Interstates with access roads)
• Big Box Retail
• Major Employment Centers
• Industrial / R&D / Manufacturing

Local Pathway
(Located off  4 lane Blvds leading into town)
• Mixed Use Development – “The New 

American Town Center”
• Grocery / Retail / Food Chains
• High to Medium Density ResidenƟ al
• Offi  ce

Greenbelt Pathways
• Regional and Local Hike and Bike Trails
• Outdoor RecreaƟ onal Parks / Soccer / 

Playgrounds, etc.

Downtown Pathway
Entering Downtown Periphery
• Local markets and retailers
• Mom and Pop Shops
• Corner market places

Downtown Center
Town Center DesƟ naƟ on
• City Hall
• BouƟ ques / Retail
• Restaurants
• Entertainment

Regional Corridor Transects

Vehicular corridors have become gateways to our ciƟ es. Each corridor typically traverses through a variety of transect zones, change in density and 
development opportuniƟ es and standards. In order to beƩ er understand the changing contexts of each corridor and its corresponding transect, 
Broaddus Planning analyzed each of the zones within the corridors, and evaluated what development may look like in that context. The series of 
diagrams below represent the trends across America in development pracƟ ces that occur along vehicular pathways leading into our ciƟ es.
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Addendum
PATHWAY STUDY - DEVELOPMENT PATTERNS & STRATEGIES

Faces Road
Most typical of suburban strip shopping centers
• Entry is confusing due to visual confl ict of signage and cars in parking lots.
• Parking is in front – allows for easy and quick access.
• Service and Loading is from behind and or sides.
• Signage is typically on pylons or billboards along frontage road creaƟ ng visual “cluƩ er.”

Development PaƩ erns for Regional Pathways

There are many ways developments have been organized historically. Of these possibiliƟ es, each has its own strengths and weaknesses. Future 
development should be based on an understanding of those strengths and weaknesses to create environments that are the best uƟ lizaƟ on of their 
access, context, and also refl ect the vision McKinney desires.

Back is toward Road
• Entries are well-defi ned, usually by verƟ cal elements and consolidated signage.
• Parking is centralized – does not allow for green space or pedestrian friendly environment.
• Service and Loading access is located around perimeter, including the frontage road which 

makes for poor visual “gateway” appearance while driving along the highway.
• Building “backs” become the signage / adverƟ sement billboard – visible from the highway.

Shoulder is Facing Road
• Entries are well defi ned, signage is usually on pylons or billboards.
• Parking is in front – allows for easy and quick access.
• Service and Loading is from behind and or sides.
• Building “backs” become the signage / adverƟ sement billboard – visible from the highway.

They just couldn’t decide….
• Entry is confusing due to visual confl ict of signage and cars in parking lots.
• Parking is in front – allows for easy and quick access, but route to parking can be circuitous.
• Service and Loading is from behind and or sides.
• Signage is typically from pylons or billboards along frontage road creaƟ ng visual “cluƩ er.”
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Conclusion

Conclusion

The City of McKinney is proacƟ vely planning for growth 
over the next 25 years.  The City’s primary focus is Eco-
nomic Development, creaƟ ng a strategy that will increase 
both wages and local tax base by aƩ racƟ ng suitable in-
dustries that have long-term benefi ts to the community.
The strategy will also pay special aƩ enƟ on to develop-
ment opportuniƟ es of the Collin County Regional Airport 
and in the retail sector.

The primary goals for the economic development strategy 
are to:

1. Create a cohesive and collaboraƟ ve system for 
managing economic development across the city.

2. Focus on promoƟ ng McKinney’s primary develop-
ment centers.

3. Develop and expand iniƟ aƟ ves/programs to diversify 
and grow McKinney’s tax base.

4. Enhance McKinney’s community assets and quality 
of place to strengthen McKinney’s ability to aƩ ract 
talent and employers. 

One element of the Economic Development Vision is the 
creaƟ on of unique, vibrant places that aƩ ract a talented 
workforce.   It is the intent of the Corridor and Site Analy-
sis to provide a conceptual framework for iniƟ al invest-
ments that enable the City to pursue these development 
goals:
• PosiƟ on McKinney for desirable growth
• ProacƟ vely plan for future
• Use the Comprehensive Plan as a solid foundaƟ on
• Put a focused eff ort in the development centers to 

spur growth along the corridors, which will support 
holisƟ c development vision

Downtown McKinney
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