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Re-Zone 8.6 acres

• WL- 1 District – 5.6 acres Multi-family

• CMU District – 3.0 acres Commercial 
Mixed Use

• Purpose – to tweak prior ordinances to 
accommodate the and replace old 
ordinances with straightforward, 
simplified language



P & Z Hearing / Staff Report

• Positive / unanimous Recommendation from P & Z at 
January 13, 2015 meeting

• Positive Staff Report and Recommendation to City 
Council

• Creative collaboration with Staff allows simplified 
ordinance

• Staff Ideas to abandon street to allow project to meet 
standards, preserving urban feel

• New ordinance to replace REC ord confusion



WL- 1 District – 5.6 acres Multi-family

CMU District – 3.0 acres Commercial Mixed Use



Property History – Market today

• Original REC- Craig Ranch Zoning – 2001

• Whole Life Zoning – 2006 – then market drop

• Ordinance very challenging to interpret / enforce

• Urban, walkable concept, small blocks to disseminate traffic, 
overall high density and mixed use

• Other Area Properties have been rezoned

• No market for prior level of mixed use commercial….but….

• Current proposal maintains mid to higher density of multi-
family in mixed use setting with commercial uses fronting 
Collin McKinney Pkwy with apartments above



REC – Project Realities 

• Prior level of mixed use commercial & MF not feasible

• Property south of Collin McKinney Pkwy changed to townhomes 
– proposed as Brownstones – we believe it will contribute to our 
current project’s ability to succeed as mixed use commercial

• Current proposed 5 story multi-family will contribute to the 
mixed use commercial and fit well with Cooper & golf projects

• Reduction of the mixed use commercial on other properties will 
give current project potential to succeed – perhaps the only 
developer trying to preserve the original intent.



Zoning Comparison:  Current / Proposed

Original REC Multi-Fam. (MU-1):

- 6 story, 27.5 units / ac

Current 2006 ord., Multi-Family:

- 8 story MF / 12 story condo

- density range 18 - 80

- Structured parking

Commercial Mixed:

- C-1 (office, retail) on 1st floor

- MF Above 

- max 3 story

Proposed Multi-Family:

- max height - 5 story

- density – 33.45

- Tuck under structured parking

Commercial Mixed (CMU):

- C-1 (office, retail) on 1st floor

- MF above, min 6.5 Unit/A 

- max 3 story

- min overall L.U. density – 23.1 + 



Whole Life Concept Plan



Whole Life Total 
Concept with 
buildings illustrated



Whole Life Site Plan



Elevation / Perspective – Type 1 building



Whole Life - General Description 

• 176 large, high value apartments

• 11 buildings, 16 units / bldg., only 4 units / floor

• All two bedroom units

• All units have balcony

• 10’ ceilings (exceptionally rare for MF)

• High quality finishes

• All kitchens and baths have solid surface counters

• Tuck under parking on 1st flr – 334 sp enclosed, 1.7 sp/unit, 
only .3 sp/unit outside; virtually all tenant vehicles enclosed

• Elevator in all buildings

• Stone 85+% 



Whole Life - Size / Value

• 176 units, high value, largest units in area, 16  units / bldg

• 3 building types / 3 different apartment sizes

- 1924 SF

- 1874 SF

- 1409 SF

• 4,948 SF clubhouse, leasing area, all units have great view

• Total of 432,350 SF

• Project cost – over $60,000,000; highest value project / acre 
in town; better than 10 acre industrial project

• Low service cost; high income tenants



Reconstructing
many intersection 
curbs to facilitate 
access for 
emergency 
equipment 



Key Zoning Clarifications
• 5 story use for all building

- current zoning allows up to 8 story

- 2 units ea floor face front, 2 units face back, both good views

- both front and back have same design, articulations, detail

• 1st floor tuck under parking different than existing zoning

- plan is best for user and easiest access, all on 1 level

- design blends with building 

• Less MF over C-1 uses on Collin McKinney Pkwy than existing

- zoning proposal shows minimum; will get all possible

- density constraint is parking; will maximize 

• Simplified Ordinance, elimination of REC and related ord confusion



Landscape Plans noted below on next pages

• Overall WL-1 Landscape Plan

• Blow up of buildings facing open 
space

• Blow up of buildings around plaza







Landscape section 
enlargement - in color





Overall Landscape Plan - Preliminary



Additional Section 
Enlargement



Unique Timing Issues

• Normally, zoning precedes project design

• In this case, we know specifically what will work, what 
the market will support, and all design parameters

• Developer has already invested $1.4 million in civil, 
architectural, and market studies

• Commitment for full project funding, subject to all 
approvals by March 1, 2015 – Zoning has to be 
completed by February 17, 2015

• Building plans have been submitted to start review

• Approvals, from Zoning to Permit must be complete by 
early March for project debt to close early April  



Opportunity

• Exceptionally high quality, high value project

• Exceptional project value; in excess of $60 million

• Low operational cost; positive for City budget

• Preserves Collin McKinney Pkwy Corridor mixed use 
plan / intent

• With info provided including elevations & landscape 
plans referenced, ordinance guidelines are based on 
real project parameters, thus brief, but specific 

• Guidelines have been crafted with City Staff to replace 
current REC & related ordinances

• We ask for recommendation to allow us to move this to 
City Council consideration



Exceptional design, street friendly, quality



Building 1 – Front Elevation



Building 1 – End Elevations



Elevation 1 – Back Elevation



Exceptional design, street friendly, quality







Extra Slides as needed for 
questions



Building 2 – Front Elevation



Building 2 – End Elevations



Building 2 – Back Elevation



Building 3 - Front Elevation



Building 3 – End Elevations



Building 3 – Back Elevation



Additional Section 
Enlargement



Additional Section 
Enlargement



2nd Section of CMU landscape plan


