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Conduct a Public Hearing to Consider/Discuss/Act on a Request to Zone the Subject
Property to “R5” — Residential, Located North of County Road 124 and Approximately
2,850 feet West of County Road 161

Summary

COUNCIL GOAL: Direction for Strategic and Economic Growth
(1C: Provide a strong city economy by facilitating a balance
between industrial, commercial, residential and open space)

MEETING DATE: May 27, 2025
DEPARTMENT: Development Services - Planning Department

CONTACT: Araceli Botello, CNU-A, Planner Il
Caitlyn Strickland, AICP, Planning Manager
Hayley Angel, AICP, Interim-Director of Planning

APPROVAL PROCESS: The recommendation of the Planning and Zoning
Commission will be forwarded to the City Council for final action at the June 3, 2025
meeting.

STAFF RECOMMENDATION: Staff recommends approval of the proposed zoning
request.

APPLICATION SUBMITTAL DATE: March 25, 2025 (Original Application)
April 25, 2025 (Revised Submittal)
May 09, 2025 (Revised Submittal)

ITEM SUMMARY: The applicant requests to zone approximately 29 acres of land for
single family residential uses.

An associated voluntary annexation request (25-0002A) will be considered by the City
Council at the June 3, 2025 meeting.

EXISTING ZONING AND LAND USES:

Location | Zoning District (Permitted Land Uses) | Existing Land Use

Subject

Property City of McKinney ETJ Agricultural




“PD” — Planned Development District
North Ordinance 2012-07-035 (Residential Agricultural
Uses)

Single Family Residential and

South City of McKinney ETJ Commercial (Self-Storage)

“PD” Planned Development District
East Ordinance 2012-07-035 (Residential Agricultural
Uses)

“PD” — Planned Development District
West Ordinance 2006-04-047 (Residential Agricultural
Uses)

PROPOSED ZONING: The applicant requests to zone the subject property for single
family residential uses. The applicant intends to subdivide the tract to allow for single
family residential lots pursuant to the “R5 — Residential” zoning district, which requires a
minimum lot size of 5,000 square feet.

The subject property is designated under the Suburban Living placetype in the
Comprehensive Plan, which envisions single-family residential uses typically on lots
smaller than % acre. While the proposed zoning request allows for slightly smaller lots
than those traditionally contemplated in the Suburban Living placetype, the 29-acre size
of the subject property makes it suitable to support a complementary mix of residential
lot sizes. Additionally, the request aligns with the vision for the Northridge District, which
anticipates a blend of single-family residential development and supports varied lot
sizes to meet future housing needs while maintaining neighborhood character.

As such, Staff recommends approval of the request.

CONFORMANCE TO THE ONE MCKINNEY 2040 COMPREHENSIVE PLAN: A key
aspect of the ONE McKinney 2040 Comprehensive Plan is to provide direction related
to desired development patterns in the city and to inform decisions related to the timing
and phasing of future infrastructure investments. To assist in guiding these decisions,
the plan includes a set of Guiding Principles that provide overall guidance and a
Preferred Scenario and Land Use Diagram that illustrates the desired development
patterns in the city. The Preferred Scenario and Land Use Diagram are built upon a
series of distinctive districts, each with a specific purpose, focus and market. Each
district consists of a mix of placetypes that identify the predominate land uses and
desired pattern of development for the district.

e Guiding Principles:
The proposed zoning request is generally in conformance with the Guiding
Principle of “Diversity (Supporting our Economy and People)” established by the




Comprehensive Plan. In particular, the proposed request has the potential to
provide “[...]Jhousing options and neighborhood choices that are accessible,
attainable and appealing to people at all stages of their lives.”

Preferred Scenario and Land Use Diagram Characteristics:

Per the Preferred Scenario and Land Use Diagram, the subject property is
located in the Scenic District and is designated as the Suburban Living
placetype.

Suburban Living is found in close proximity to neighborhood commercial and
commercial centers. Suburban Living provides the necessary for the population
to support the nearby commercial and professional office uses within the
surrounding corridors. These neighborhoods generally feature a subdivision
layout. Residential uses are typically self-contained with a buffer from non-
residential developments through transitional uses and landscaped areas. Lot
sizes in Suburban Living areas are consistently less than ¥z acre.

Land Use Diagram Compatibility:

When considering land use decisions, the City should determine that a project
aligns with the Land Use Diagram and/or meets a majority of the plan’s
established criteria to be considered compatible with the Land Use Diagram.
While the proposed zoning request does not strictly conform to the Suburban
Living placetype, it supports the strategic goal of preserving the residential
character of the Northridge District. The request seeks to provide significant
areas for single-family development, which aligns with the existing residential
character of the area and is compatible with adjacent residential developments.

Fiscal Model Analysis: The attached fiscal analysis shows a positive fiscal benefit
of for the 29-acre property, which should contribute to achieving an
overall fiscal balance in the city.

OPPOSITION TO OR SUPPORT OF REQUEST: Staff has received no letters of
support to this request and no letters of opposition. This does not include emails or
letters that may have been sent directly to members of the Council. Staff has not
received any citizen comments through the online citizen portal.
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1650 W. Virginia Street, Suite 110

[@ McKinney, TX 75069
morphicdev.com

Morphic

DEVELOPMENT

May 8, 2025

Re: Letter of Intent

This letter of intent is for the application to permit the development of a single-family detached community on
the approximately 29.74-acre property (ID: 2920042) owned by RVS McKinney #1, LP and located in the Extra
Territorial Jurisdiction (ETJ) of the City of McKinney, generally 3,200 ft west of Ridge Rd on the north side of CR
124 (Wilmeth Rd).

The applicant is requesting the proposed R5 to support a single-family residential development within the
McKinney city limits, as an alternative to a storage facility that could otherwise be developed in unincorporated
Collin County. This project will contribute to the City of McKinney’s tax base and align with the Future Land Use
Plan, whereas the alternative storage development would not. Development will adhere to the standards and
requirements detailed by the City of McKinney Unified Development Code. This proposed zoning is compatible
with the existing land uses and zoning of the surrounding properties.

Let us know if you need any additional information.

Respectfully,

2

Taylor Blanchard, PE | Owners Representative

Morphic

DEVELOPMENT

Developing Places of Business and Community
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THOROUGHFARE PLAN
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Major Regional Highway/Multi-Modal

FM 1461
Tollway

Principal Arterial (130’ - 6 lanes)

Major Arterial (124’ - 6 lanes)

Greenway Arterial (140’ - 6 lanes)

Greenway Arterial (120’ - 4 lanes)

Minor Arterial (100’ - 4 lanes divided)

Stonebridge Dr
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ity Falls Pwy

Minor Arterial (80’ - 4 lanes undivided)
Minor Arterial (70’ - 3 lanes)
Town Thoroughfare (4 lanes)
Town Thoroughfare (2-3 lanes)
[ 1 McKinney City Limits
[ 1 McKinney ETJ

[ | OtherCities

Disclaimer: The Master Thoroughfare Plan provides generalized locations
for future thoroughfares. Alignmnets may shift as roads are engineered and
designed to accomodate floodplain areas and to meet sound engineering
and urban planning principles. The Roadway lines shown on the plan are not
precise (site specific) locations of future thoroughfares.
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One of McKinney’s strengths is its quality neighborhoods
that are great places to raise families. By including
neighborhoods developed over many decades, McKinney
can offer families a choice of housing styles, neighborhood
designs, public spaces and community character. These
choices help the appeal to diverse families and households
as times and needs change, and they enhance McKinney’s
long-term desirability and tax base stability of the City. The
Northridge District builds on this strength and will play an
important role in the future retaining this vitality since it

will be the home of new family-oriented neighborhoods.

The character-defining Placetype of the Northridge District
is Suburban Living. This is the District that continues
the successful and popular pattern of single family
neighborhoods found today in Stonebridge Ranch and
Tucker Hill. With the largest amount of undeveloped land
of any District, Northridge has the ability to accommodate
new neighborhoods for many years to come. Most of
the District is expected to reflect the character of the
Suburban Living Placetype, with single family homes sited
on individual lots. In addition to this neighborhood style,
the Northridge District also includes some areas intended
for Estate Residential development. Like Suburban
Living, this Placetype features single family detached
homes. It offers a larger lot size to appeal to households
that may want more space for gardens, horses, outdoor
entertaining or other pursuits; this Placetype also supports
preservation of natural features and woodlands within

new neighborhoods.

The Neighborhood Commercial Placetype includes the

ability to develop small retail, service and office centers
to serve adjacent neighborhoods, but the scale of this
District supports larger centers as well. In addition, Custer
Road, Stonebridge Drive, Ridge Road and Lake Forest
Drive are important commuter routes for McKinney and
the cities to its north. The Northridge District includes
Commercial Center and Neighborhood Commercial nodes
at key intersections to capture the demands of the District’s
residents and those who drive through the District to and

from work.

The Mixed-Use Center Placetypes provide an opportunity
to establish a low intensity, village-style development
pattern along the US 380 Corridor and adjacent to the
Wilson and Stover Creek floodplains. This mixed-use
development pattern contains a variety of uses, which can
consist of residential, retail, service, and office uses, that
integrate the surrounding natural features and walkability

to enhance the character of the District.

Since the Northridge District is located in the city’s
Northwest Sector, it has been considered as McKinney
plansitsexpansions of water,sewerand otherinfrastructure
systems. Timing and phasing of these systems will be an
important aspect of assuring a steady, fiscally-sustainable

level of growth over time.

The Wilson Creek and Stover Creek floodplains give the
District some opportunities to incorporate natural open
space as an amenity for residents. Trail connections along
these creeks help link these newer neighborhoods to the
jobs in the Medical District and the people and amenities

in Stonebridge Ranch and other existing neighborhoods.

The Northridge District is located in the planning area’s
northwest sector, benefiting from natural amenities
including Wilson and Stover Creeks, and related open
space. Planned improvements that will complement these
ecological features include a system of trail amenities
designed to connect neighborhoods and commercial
centers. As the area’s largest residential district, Northridge
should provide a location for families and executives

seeking access to urban services in a suburban setting.

Housing products should be primarily developed at estate
and suburban residential densities. Residents will benefit
from access to US Highways 75 and 380 (University Drive),
which offer direct connections to local employment

centers, as well as those in Frisco, Plano and Richardson. As

its residential population grows, the Northridge District will
inevitably be a target for commercial center developments,
particularly at key intersections such as Custer Road and
FM 1461, Wilmeth Road and US 380 Corridor, and Lake
Forest Drive and FM 1461.

The households that will find the Northridge District
appealing can generally be described as family-centric,
with moderate to high household incomes over the
regional median, with professional jobs in the technology
sector or other fields, and a preference for locating near
family-oriented recreational activities. Northridge will
be home to the area’s “move up” market, with highly-
amenitized neighborhoods and access to higher-end retail

development enclaves.

18
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1. Suburban Living is the character-defining placetype in this
District. It is intended to provide significant areas for single family
developmentthat continue McKinney’s reputation for high quality
residential neighborhoods. The continuation of Stonebridge
Drive and Ridge Road in this District will assist in branding the
area as a predominantly residential District. Non-residential
development consistent with the Neighborhood Commercial
placetype could also be included within the Suburban Living
areas at the neighborhood commercial corners to offer small-
scale and supporting commercial developments compatible with

suburban residential neighborhoods.

2. The Estate Residential placetype located in the northeastern
portion of the District is intended to form a transition from
Suburban Living to lower density residential placetypes in the
adjacent Scenic District. The southwest corner of the Northridge
District should continue to develop in this manner, as consistent
with the existing neighborhoods in this area. Pockets of Estate
Residential could also be appropriate within Suburban Living
areas, especially around significant natural amenities (i.e. lakes,

creeks, areas with major tree stands).

3. The Mixed-Use Center located in the southeastern portion of
the district is intended to provide a unique destination spot to
capture economic opportunities created by the 380 Corridor. This
area is intended to be a low-intensity mixed-use area that fosters

walkability and a strong sense of place and community through

PLACETYPES

the thoughtful integration of the natural and built environment.
Residential uses in this area should incorporate a range of
housing types that aligns with the character of the surrounding

neighborhoods.

4. The Commercial Center placetype should be located where
indicated by the Diagram, particularly at major intersections:
FM 1461 at Custer Road, FM 1461 at Lake Forest Drive, Wilmeth
Road at US 380 Corridor, and US 380 (University Drive) at Custer
Road. These Commercial Centers are intended to provide
retail amenities for residents in this District and neighboring

communities.

5.1n addition to appropriate locations within the Suburban Living
areas, Neighborhood Commercial should primarily be focused
around the key intersections indicated on the Diagram and
should provide supporting neighborhood services for residents in
the District. However, an over-concentration of these uses could
create problems with viability and community character over
time. As such, some deference should be shown to the market for
determining the appropriate amount and specific location of this

placetype around these intersections.

6. Any infill development that occurs within these areas should be
consistent and/or compatible with the existing built conditions
and/or should demonstrate compatibility with the placetypes

and priorities shown in the Land Use Diagram.
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DENTITY, AMENITIES
& INFRASTRUCTURE

Key identity and amenity features such as gateways, trails and parks are described in detail in the City of McKinney
Parks and Recreation Master Plan. Additionally, the following considerations are key to reinforcing the vision for and
intent of this District.

1. The Amenity Feature on the Diagram denotes an existing NRCS Lake (Natural Resource Conservation Service
lake) that should be the focus of surrounding residential development in order to create neighborhoods that take
advantage of this major amenity feature.

2. District Identity Features should be located along US 380 (University Drive) to serve as key gateways for the City
of McKinney. These district identity features should establish an overall character and brand for the district. More
information about these and other gateway features can be found in the Parks and Recreation Master Plan.

3. Multi-purpose trails should be located along the floodplain areas of Wilson Creek and Stover Creek to provide non-
motorized connectivity to the rest of McKinney and to the region. These trails should serve the extensive residential
development that is expected in this District.

4. Transportation, water, wastewater and stormwater infrastructure in this District should maximize compatibility
with Wilson Creek and Stover Creek, and related open space amenities.

5. Mobility networks in this District should focus on providing capacity to support the residential neighborhoods
desired in the area while also focusing on creating character that brands the overall Northridge District. US 380
Corridor, FM 1461, Bloomdale Road, and Custer Road will be major commuter routes through the District.

6. The aesthetic style and appeal of existing Stonebridge Drive (i.e. enhanced landscaping, curvilinear alignment)
should be continued as the road is extended north of US 380 (University Drive).

The graphic that follows provides a profile of the Northridge District if the District develops as
outlined above. These graphics relate to new development only.
' POPULATION EMPLOYMENT

New Growth by 2040

ANTIGIPATED PUBLIC
INVESTMENTS & INITIATIVES

The City of McKinney intends to consider the following major public investments to support the success of the
Northridge District.

1. Creation of Gateways at US 380 (University Drive) and Custer Road and US 380 (University Drive) and Ridge Road.
2. Expansion of infrastructure that is phased, sized and timed to be adequate as development occurs.

3. Greenway Arterial design and streetscape improvements on FM 1461, Stonebridge Drive, Wilmeth Road, and Lake
Forest Drive.

4. Trails and open space amenities along Wilson Creek and Stover Creek.




MCKINNEY’s FUTURE

Placetypes represent the various categories of land use permitted in the city. Placetypes are assigned to general areas of the City that are expected to exhibit
characteristics similar to those outlined below and consistent with the overarching policies and land planning policies which have been developed. The Preferred
Scenario builds upon 14 different placetypes which are identified and described on the following pages.

LIVING

Rural Living areas are characterized by very large
lots, abundant open space, pastoral views, and a
high-degree of separation between buildings. The
lots are typically larger than 2 acres and residential
home sites are located randomly throughout the
countryside. This type of development helps to
maintain the rural character, scale, and scenic
values of the surrounding area. This Placetype is
intended to be the home of McKinney’s farmland
and pastureland.

IDENTIFYING FEATURES
1. Single-family Large Lots

2. Country Atmosphere

3. Agricultural Uses

RESIDENTIAL

Predominately large lot single-family housing
development on the urban-rural fringe. Unlike the
Rural Living Placetype, homesites are typically located
in a subdivision layout with access to some utility
services. Residential uses are oriented interior to the
site and may not have farm and livestock restrictions
in more rural locations of the Placetype. Lot sizes in
the Estate Residential Placetype range from 2 acre to
2 acre lots.

IDENTIFYING FEATURES
1. Single-family Large Lots

2. Open Spaces & Amenities
3. Subdivision Orientation

4. Suburban-Rural Transition

LIVING

This Placetype is found in close proximity to
neighborhood commercial and commercial centers.
Suburban Living provides the population necessary
to support the nearby commercial and professional
office uses within the surrounding corridors. These
neighborhoods generally feature a subdivision
layout. Residential uses are typically self-contained
with a buffer from non-residential developments
through transitional uses and landscaped areas. Lot
sizes in Suburban Living areas are consistently less
than %2 acre.

IDENTIFYING FEATURES
1. Single-family Mid-Size Lots
2. Parks & Amenities
3. Complements Neighborhood Commercial

4. Subdivision Orientation

LIVING

Urban Livingareassupportamixofhousingoptionsina
walkable development pattern. Urban neighborhoods
are relatively compact and easy to get around by car,
bike, or walking. They may contain one or more of
the following housing types: small lot, single-family
detached, townhomes, duplexes, condominiums, or
apartments. The design and scale of the development
in an urban neighborhood encourages active living,
with a complete and comprehensive network of
walkable streets. Although minimal, urban residential
neighborhoods provide a small amount of local retail
and services that serves the smaller and low intensity
neighborhoods.

IDENTIFYING FEATURES
1. Compact Development
2. Mix of Residential Uses
3. Neighborhood Supporting Retail

4. Multi-modal Connectivity




MCKINNEY’s FUTURE

Placetypes represent the various categories of land use permitted in the city. Placetypes are assigned to general areas of the City that are expected to exhibit
characteristics similar to those outlined below and consistent with the overarching policies and land planning policies which have been developed. The Preferred
Scenario builds upon 14 different placetypes which are identified and described on the following pages.

DEVELOPMENT

Transit Ready Developments (TRD) are regional-
serving areas of economic, entertainment, and
community activity. The size of TRD makes it an
employment center and shopping destination for
surrounding areas. Its focus on being a transit hub
makes it a regional destination. The design and scale
of the development in a TRD area encourages active
living, with a comprehensive and interconnected
network of walkable streets. TRD areas should
feature a higher density development to utilize the
limited space surrounding transit centers.

IDENTIFYING FEATURES
1. Transit-Oriented Developments (TODs)

2. Mix of Land Uses
3. High Density
4. Walkable Streets

CENTER

Entertainment Centers are emerging commercial
centers planned or developed with large-scale
master plans. These centers include a horizontal
mix of uses including destination retail, restaurants,
employment opportunities, and commercial uses
that serve a regional scale. Residential uses support
these destination developments and offer a variety
of urban housing products. The master plan for
a regional entertainment center reinforces the
interdependence of uses to create an experience
for visitors in the development. The Entertainment
Center may have a shopping center, lifestyle area, or
something similar as a prominent feature.

IDENTIFYING FEATURES
1. Interdependent Land Uses
2. Master Planned Areas
3. Regional Destinations

4. Cultural & Community Amenities

CENTER

The Commercial Center Placetype is characterized
by big box stores or multi-tenant commercial
uses. They are typically located at high volume
intersections and along both sides of a highway or
arterial. Commercial Centers are accessible primarily
by one mode of travel, the automobile; though
walkable pedestrian access should be encouraged
wherever possible. Buildings are typically set back
from the road behind large surface parking lots that
may be prime locations for infill development.

IDENTIFYING FEATURES

1. Near Major Thoroughfares
2. Large Clusters of Commercial
3. Big Box Anchor, Small Outlots Around
4. Infill Potential

CENTER

A Mixed-Use Center offers people the ability to live,
shop, work, and playin one community. Theyinclude
a mixture of housing types and multiple residential
housing choices within close proximity to the goods
and services residents need on a daily basis. While
this Placetype typically includes a higher intensity of
uses developed in an urban style that are supported
by nodes of activity, the intensity of a development
should fit the context of the district and surrounding
area. The design and scale of development in
a mixed-use center emphasizes interactions,
prioritizes green spaces, and encourages active
living, with a comprehensive network of walkable
streets enhanced by a vertical style of development.

IDENTIFYING FEATURES
1. High Density Development

2. Community & Amenity Spaces
3. Walkable Streets
4. Interdependent Land Uses




MCKINNEY’s FUTURE

Placetypes represent the various categories of land use permitted in the city. Placetypes are assigned to general areas of the City that are expected to exhibit
characteristics similar to those outlined below and consistent with the overarching policies and land planning policies which have been developed. The Preferred
Scenario builds upon 14 different placetypes which are identified and described on the following pages.

CENTER

The Professional Center Placetype generally
provides for office uses and jobs that keep people in
the city during normal working hours. A Professional
Center is typically well landscaped and provides
opportunities for small general offices, as well
as larger employment uses such as corporate
headquarters, institutional facilities and medical
campuses. More intense professional uses are
typically seen near major transportation corridors,
while smaller developments are typically within
residential areas and are supportive in nature.

IDENTIFYING FEATURES
1. General Office Facilities
2. Corporate, Institutional & Medical Uses
3. Amenity Spaces

4. Employment Centers

PLACETYPE

The Aviation Placetype emphasizes employment
types and uses that are related to aviation.
Proximity to airports is essential for the purpose of
transportation needs and logistics. Aviation uses can
range in scale and intensity and provide a variety of
employment types. Large low-profile buildings and
hangars may be seen in Aviation areas, but also small
shops and aviation office services.

IDENTIFYING FEATURES
1. Local Airport Adjacent
2. Airport Supporting Uses
3. Employment Driven Developments

4. Large Low-Profile Structures

& WAREHOUSE

Manufacturing and Warehouse areas provide basic
jobs and keep people in the city during different
working hours. The employee per square foot of
building space is usually low in these areas due to
the large buildings that are needed for storage and
logistics. They are well distanced from any nearby
residential and are typically located near major
transportation corridors like highways and railways.

IDENTIFYING FEATURES

1. Employment Centers
2. Large Warehouse Structures
3. Non-Residential Adjacent
4. Major Thoroughfare Adjacent

MIX

Employment Mix includes professional and service
uses typically on smaller sized parcels with lower
intensities than a traditional business campus.
This type of development may support a variety
of occupations including general office, research
and development facilities, medical clinics, light
industrial, and business incubators. These uses
are typically located with nearby access to arterial
thoroughfares. These businesses have appealing
street frontages with an increased level of aesthetics
and landscaping.

IDENTIFYING FEATURES
1. Non-Residential Mix of Uses
2. Employment Driven Developments
3. Medium to Lower Intensity Uses

4. Large Low-Profile Structures




COMMERCIAL

Neighborhood =~ Commercial — development s

PLACETYPES

Town centers are locally serving areas of economic, entertainment, and community activity. The size of a town center makes it an employment core and shopping
destination for surrounding mixed-use or urban neighborhoods. The design and scale of the development in a town center encourages active living, with a

typically characterized as small, freestanding

buildings containing one or more businesses.
Unlike larger shopping centers that may attract

regional commercial sites these primarily provide comprehensive and interconnected network of walkable streets.

services for the surrounding neighborhoods. These

developments may be accessed by a variety of Historic Town Center (HTC) - Mix

transportation means. Business types may include Historic Town Center - Mix represents a transitional area between

restaurants, local retail, medical offices, banks, the relatively intense use of land downtown and along the highway

general offices, and other services.

IDENTIFYING FEATURES
1. Neighborhood Adjacent

corridors and the surrounding, urban neighborhoods. These areas
display an intermediate density in both residential and commercial
offerings that transition from an urban to suburban development
pattern as development approaches the HTC - Residential sub-
placetype. Commercial buildings tend to be multi-tenant. Residential
structures are typically compact. While less dense than HTC -
Downtown, streets and sidewalks are still navigable on foot and scaled

2. Small Commercial Sites
3. Complementary Transitional Uses

4. Multi-Modal Accessibility

to the pedestrian experience.

IDENTIFYING FEATURES

1. Transition to Surrounding Residential
2. Mix of Land Uses
P L AC E TY P E S 3. Walkable Development Style
4. Intermediate Density

Town centers are locally serving areas of economic, entertainment, and community activity. The size of a town center makes it an employment core and shopping
destination for surrounding mixed-use or urban neighborhoods. The design and scale of the development in a town center encourages active living, with a
comprehensive and interconnected network of walkable streets.

The Historic Town Centeris a group of sub-placetypes that are located solely within the Town Center District. There are three in total: Town Center - Downtown,
Town Center - Mix, and Town Center - Residential. These sub-placetypes were created in order to better describe the nuances of the Historic Town Center—
from bustling McKinney Square to the quiet residential streets that surround it—and plan and preserve the area’s assets appropriately.

Historic Town Center (HTC) - Residential

The Historic Town Center - Residential sub-placetype describes the

Historic Town Center (HTC) - Downtown

Historic Town Center - Downtown is the sub-placetype that represents
downtown: the city’s historic seat of government, commerce, and
community activity. The size of downtown also makes it a major
destination for shopping and entertainment for the surrounding
neighborhoods, city, and region. The design and scale of development
encourages active living and a mix of uses within a comprehensive and
interconnected network of walkable streets. In addition to its role as the
community’s traditional center of business and social life, downtown is
also home to a burgeoning residential population. Residences are often
intermingled within larger structures, and buildings typically stand two
or more stories tall with condominiums or apartments over storefronts.

IDENTIFYING FEATURES
1. Walkable Streets

2. Shared Community Spaces
3. Historic Buildings

4. Cultural Destination

established urban neighborhoods surrounding downtown. Medium-

lot, single-family detached homes are the predominant use of land in

this placetype. Attached residential structures, including townhomes,

patio-homes, and duplexes, are less common but still a presence.

Many of the community’s oldest and most historic homes are found

here, requiring a layer of municipal protection so as to maintain their
integrity and historic character.

IDENTIFYING FEATURES
1. Single-family Small/Medium Lot

2. Historic Character
3. Residential Housing Type
4. Grid Street Pattern

H
=
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City of McKinney
Fiscal Impact Model
Dashboard Summary

Case:

ZONE2025-0036

Site Analysis

Annual Operating Summary

Proposed Zoning

Existing Zoning

2040 Plan Placetype

R5 Residential

Northridge District:

Annual Operating Revenues $590,005 SO $511,952
Annual Operating Expenses $271,310 SO $226,091
Net Surplus (Deficit) $318,696 S0 $285,860

Development Value

Proposed Zoning

Existing Zoning

2040 Plan Placetype

Total Residential Development Value $63,469,354 SO $55,447,910
Residential Development Value (per unit) $364,766 SO $424,888
Residential Development Value (per acre) $2,188,598 SO $1,911,997
Total Nonresidential Development Value SO SO S0
Nonresidential Development Value (per square foot) SO SO SO
Nonresidential Development Value (per acre) SO SO SO
Projected Output

Total Employment 0 0 0
Total Households 174 0 131

Projected Market Analysis

Market Share Analysis (Communitywide*)

Proposed Zoning

Existing Zoning

2040 Plan Placetype

% Residential
% Retail

% Office

% Industrial

0.5%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%

0.4%
0.0%
0.0%
0.0%

*Includes City and Extraterritorial Jurisdiction

Market Share Analysis (Districtwide*)

Proposed Zoning

Existing Zoning

2040 Plan Placetype

% Residential
% Retail

% Office

% Industrial

1.7%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%

1.3%
0.0%
0.0%
0.0%

*ONE McKinney 2040 Comprehensive Plan
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