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RICHARDSON,TX
DEVELOPMENT SERVICES IVI E M O

DATE: October 18, 2019
TO: City Plan Commission
FROM: Doug McDonald, AICP, Planning Projects Manager DM

SUBJECT: Request to Continue Public Hearing and Table Consideration of Collins/Arapaho
Transit-Oriented Development (TOD) and Innovation District Form Based Code

BACKGROUND
On October 22, the City Plan Commission will hold a public hearing on the Collins/Arapaho
Transit-Oriented Development (TOD) and Innovation District Form Based Code.

Staff will be requesting the Commission continue the public hearing and table consideration of the
Collins/Arapaho Transit-Oriented Development (TOD) and Innovation District Form Based Code
to allow the public additional time for review and comments.

The Commission will open the public hearing, and those wishing to speak will be allowed to do
so. If the request for continuation is approved, the case will be scheduled for the November 5,
2019, City Plan Commission agenda.
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RICHARDSON,TX

DEVELOPMENT SERVICES STAFF REPORT
TO: City Plan Commission
FROM: Doug McDonald, Planning Projects Manager DM
DATE: October 22, 2019
RE: Zoning File 19-25: Planned Development - Collins/Arapaho Transit-Oriented

Development and Innovation District Form Based Code

REQUEST

Approval of a zoning change to rezone approximately 1,146 acres of land (inclusive of rights-of-
way) to PD Planning Development District for the Collins/Arapaho Transit-Oriented Development
(TOD) and Innovation District Form Based Code.

APPLICANT/PROPERTY OWNER
City of Richardson/200 Property Owners representing 217 parcels in the District

ADJACENT ROADWAYS

Campbell Road: Six-lane, divided arterial; 30,500 vehicles per day on all lanes, eastbound and
westbound, west of Plano Road (2018).

Plano Road: Six-lane, divided arterial; 31,800 vehicles per day on all lanes, northbound and
southbound, north of Arapaho Road (2018).

US 75/Central Expressway: Freeway/Turnpike, 256,500 vehicles per day, northbound and
southbound (2018).

Apollo Road: two-lane, undivided neighborhood collector/major collector; no traffic counts
available, eastbound and westbound.

SURROUNDINGLANDUSEANDZONING

North: Retail/Commercial/Office/Industrial; C-M Commercial, 1-M(1) Industrial

South: Residential/Institutional; R-850-F Single Family, R-1000-M Single Family, R-
1100-M Single Family, D-1400 M Attached Housing, TO-M Office, I-M(1)
Industrial, PD Planned Development 4191, C-M Commercial

East: Retail/Commercial/Office/Residential; LR-M(1) Local Retail, LR-M(2) Local
Retail, TO-M Office, O-M Office, R-1500-M Single Family, R-1800-M Single
Family, PD Planned Development 4265, PD Planned Development 4182

West: US 75/Central Expressway
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FUTURE LAND USE PLAN

Enhancement/Redevelopment

These are areas where reinvestment and redevelopment is encouraged. This property is located
in the East Arapaho/Collins area and a portion of this area is part of the City’s Tax Increment
Finance (TIF) district. The City completed the study for the Collins/Arapaho Transit-Oriented
Development (TOD) and Innovation District in December 2018.

Future Land Uses of Surrounding Area:
North: Office/Industry
South: Neighborhood Residential

East: Neighborhood Residential; Neighborhood Service
West: US 75/Central Expressway

EXISTING ZONING

R-1500-M Residential, LR-M (1) Local Retail, LR-M(2) Local Retail, C-M Commerical, I1-M(1)
Industrial, 1-FP(2) Industrial, IP-M(1) Industrial Park and PD Planned Development Districts.

TRAFFIC/INFRASTRUCTURE IMPACTS

Transportation and Mobility staff have reviewed all street types and cross-sections within the
Collins/Arapaho TOD and Innovation District Code.

N. Plano Road, E. Campbell Road and E. Arapaho Road; classified as Access Corridors on the
sub-district’s regulating plans, will continue to function as six-lane, regional arterial thoroughfares,
even while being re-envisioned to support pedestrian oriented needs within the community. These
six-lane, divided arterials are designed to carry approximately 45,000 vehicles per day. Based on
2018 traffic counts, Campbell Road and Plano Road carry between 30,000 and 32,000 vehicles per
day while E. Arapaho Road has daily traffic counts of approximately 40,000 vehicles.

Roads classified as Internal and Transitional streets on the sub-district’s regulating plans will
continue to function with the existing lane capacity. Transitional streets may have the ability to
add bicycle facilities within the existing right-of-way while maintaining the existing lane capacity.

A transportation analysis was conducted as part of the Collins/Arapaho TOD and Innovation
District Study in 2018. It was determined based on traffic counts that several streets within this
District have excess capacity and have the ability to be redesigned to accommodate multimodal
improvements, including additional bicycle and pedestrian facilities.
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Streets designated as Neighborhood Connector or Parkways on the sub-district’s regulating plans
have excess capacity and are illustrated in the street cross-sections for multimodal improvements
within the Collins/Arapaho TOD and Innovation District Code. Many of these streets have already
been redesigned to meet the new proposed street cross-sections including Collins Boulevard, N.
Grove Road and Alma Road, where dedicated motor vehicle lanes have been converted to
dedicated bike lanes. N. Bowser Road, Glenville Drive, and Greenville Avenue are three new
streets proposed for multimodal improvements and align with the Collins/Arapaho TOD and
Innovation District Study recommendations.

Evaluating street capacity vs. usage can help identify where opportunities for mobility
improvements exist. If volumes are far lower than available capacity, there is space to fill in the
gaps with other transportation needs, such as pedestrian and bike improvements. The 2018
Collins/Arapaho TOD and Innovation District Study identified Greenville Avenue as a street for
additional mobility improvements based on historical traffic count data. Staff has conducted
additional analysis and testing for the Greenville Avenue corridor over the past few months as part
of a grant from AARP’s Livable Communities Initiative. Greenville Avenue is currently
constructed as a six-lane, divided arterial and is designed to carry nearly 45,000 vehicles per day.
Updated traffic counts were conducted in May 2019, which found the usage along Greenville
Avenue at approximately 13,500 vehicles per day, or approximately 30% of the road capacity. As
a comparison, the road capacity of a four-lane road is approximately 30,000 vehicles per day. If
Greenville Avenue were to be redesigned for a four-lane road, the usage would continue to be
under 50% of the road capacity.

Historical crash data was also studied to determine if incidents on US75 impacted the travel on
Greenville Avenue. Over three years of crash data was analyzed as part of this review. Based on
this data, severe incidents that cause a significant diversion to Greenville were rare. One crash
was noted in the report which occurred on February 13, 2019 and closed several northbound lanes
on US75 during the morning rush hour. This crash increased the travel time on Greenville Avenue
20-35% during that incident.

Following the traffic count study in May, barricades were deployed in September when school was
back in session to test lane reductions along this corridor and evaluate traffic patterns. Following
a successful test with the barricades, temporary bike lanes and a temporary crosswalk were
installed to further demonstrate and test the usage and effectiveness of the improvements. Since
September 28, this testing has been in effect for both the lane reductions and a new at-grade
crossing.

Additional data was collected the week of October 7 to reevaluate vehicle counts and vehicle
speeds following the lane reductions. A full report on this study will be presented to City Council
on November 4, including data on the at-grade crosswalk.

The data collected as part of this testing indicates support for the lane reduction along Greenville
Avenue. As aresult, a new cross-section for the “Parkway” street-type has been incorporated into
the Collins/Arapaho Transit-Oriented Development (TOD) and Innovation District Code,
illustrating a four-lane, divided arterial with bicycle facilities.
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STAFF COMMENTS
Background:

The City of Richardson updated its Comprehensive Plan in 2009. An important component of that
update was the identification of six geographic areas as “enhancement/ redevelopment areas.”
These areas were targeted for further, more detailed study to determine the most effective means
to leverage reinvestment and foster their redevelopment.

In 2013, the City of Richardson took the first step to develop a reinvestment strategy for the East
Arapaho/Collins area, which was identified as one of the six enhancement/redevelopment areas in
the Comprehensive Plan. An East Arapaho/Collins Baseline Market Analysis was completed and
addressed the underperforming industrial space in the study area, particularly the large quantity of
older flex space which was experiencing a vacancy rate of approximately 21%.

As the market strengthened from the Recession in the early 2010s and the area vacancy rate
decreased to 7.5%, the City revisited the area to set the stage for the next generation of innovation.
In 2018, City Council initiated the Collins/Arapaho Transit-Oriented Development (TOD) and
Innovation District Study to develop a vision, goals and strategies for the District. Extensive public
outreach was conducted during this effort to develop the vision, which states: “The District will
be the Premier Tech Hub in Texas”. The resulting study laid out the foundation for this Form
Based Code, establishing the following sub-districts: Employment, Greenville, Station Area and
Duck Creek. The vision for the District is that it will continue to be a center for innovation and
technology; visually unique and green; lively and active; walkable and bikeable; with the Station
Area serving as the primary gateway to the District.

Sub-districts’ Visions

While the over-riding vision for the District is to be the Premier Tech Hub in Texas, the individual
visions created for the four sub-districts are:

e Employment — A place for innovation, creativity and entrepreneurship, focusing on
adaptive reuse of existing buildings and targeted infill development that will maximize
development potential and be an area for emerging and scaling companies.

e Greenville — A vibrant, high quality mixed-use district which focuses on providing a mix
of employment opportunities, neighborhood retail services and housing opportunities for
Richardson’s workforce.

e Station Area — A high density, transit-oriented, mixed-use gateway to the District,
encouraging efficient, compact land use patterns with a walkable and bikeable street
network to connect residents and employers to jobs and amenities and further capitalize on
the existing light rail and bus transit assets.

e Duck Creek — A highly activated trail corridor with a mix of non-residential uses,
encouraging vibrancy through placemaking and trail-oriented design, with entertainment
and dining type uses along the Duck Creek Corridor.

The land uses and development standards proposed with the Collins/Arapaho TOD and Innovation
District Code facilitates implementing the visions for the four sub-districts.
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Community and Stakeholder Input

The creation of the Collins/Arapaho TOD and Innovation District Code is based upon extensive
community and stakeholder input which is summarized below.

The Vision Study — Completed in 2018, set the initial framework for this new Code. As
part of this Study, an extensive public outreach campaign was conducted which included:

0 29 public events/presentations
0 41 interviews with property owners and key stakeholders
o0 588 event participants (interviews, open houses, popups)
0 914 online surveys completed

Community Workshop and Block Party — Two community events were held (May and
August 2019) which sought input related to: building forms, building heights, street types,
land uses, consistency with the Vision Study, and housing options. The Block Party had a
total of 373 participants over a two-day period and the Community Workshop had a total
of 80 participants.

Stakeholder Meetings — Two series of property owner and business owner meetings were
held (May and August). The purpose of the first series of meetings was to better understand
any concerns from the owners, their long-term plans for their properties, and also to
understand some of the barriers to reinvestment in their properties. The second series of
meetings was to share preliminary direction from the City Council and City Plan
Commission, and to seek feedback related to the draft Code’s key recommendations. A
total of 12 stakeholder meeting were conducted.

Online Survey — An online survey was conducted from July 2 — July 14 and was used to
seek additional input related to the visual impact of varying building heights and forms. A
total of 383 surveys were completed.

Other Online Tools — Facebook and the city’s website were used as resources to provide
project information and updates to persons interested in the project that may not otherwise
be able to attend meetings.

City Council and City Plan Commission Direction

In addition to community and stakeholder input, the City Council and City Plan Commission
provided direction related to key topics important to the formulation of the Code. The following
summarizes the direction received:

Remove Barriers for Redevelopment and Reinvestment

o0 Supportive of removing and/or reducing requirements for building setbacks,
building height restrictions, FARs, and minimum parking to increase flexibility to
maximize development potential and building envelope of each site.
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e Limit the Creation of New Non-Conforming Uses

(0]

An additive layer of uses should be incorporated into the four sub-districts. The
removal of existing industrial or manufacturing uses should be limited, especially
within the Employment Sub-district.

e Emphasize Duck Creek as a District Amenity

(0}
o

(0]

Allow and encourage buildings to have primary entrances face Duck Creek.
Discourage new surface parking, outside storage, or dumpster enclosures to be
adjacent to the creek outside of the Duck Creek Sub-district.

Within the Duck Creek Sub-district, prohibit outside storage, new surface parking,
and new loading dock doors along the creek.

e Position the Arapaho Center Station as a Walkable Mixed-Use Front Door to the District

(0]

Require higher-density uses within this sub-district with a minimum density
requirement for residential uses while removing height requirements.

Require the design of new building forms to be pedestrian-oriented.

Require maximum block lengths to discourage large building footprints that break
up walkable street grids.

Restrict surface parking, especially along Greenville Avenue.

Require ground-floor retail for live-work uses along Greenville Avenue to activate
the corridor.

e Introduce Residential Uses where Appropriate to Support Employment and Activity

Residential uses should support the existing and future employment base.
Adaptive reuse should be allowed by right within the Greenville, Station Area, and
Duck Creek sub-districts to introduce unique residential forms. A Special Permit
shall be required for adaptive reuse projects in the Employment Sub-district.
Live-work uses should be allowed, but carefully implemented in the Employment
and Duck Creek Sub-districts by Special Permit to complement, and not
overwhelm, existing employment uses.

Single family detached uses may be appropriate in the Greenville Sub-district, and
this definition should include duplex, triplex, or quadplex complexes.

Townhomes should be allowed in the Greenville or Station Area sub-districts by
right with minimum densities in the Station Area Sub-district.

Multifamily uses should be allowed in the Greenville or Station Area sub-districts,
but with greater design control and restrictions to discourage “Texas Wrap” design.
Use development incentives to encourage a live-work product versus a multifamily
product.
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e Use Current Residential Adjacency Approach to Development near Existing
Neighborhoods

0 Be sensitive to surrounding existing single-family neighborhoods adjacent to the
Duck Creek and Employment sub-districts.

e Maintain Access for Trucks
0 When evaluating roads capacities and configurations for future mobility
improvements, be sensitive to the need for freight truck access throughout the four

sub-districts.

Collins/Arapaho TOD and Innovation District Form Based Code

The Collins/Arapaho TOD and Innovation District Form-Based Code has been drafted based upon
the aforementioned direction received. This Code is not a text amendment to the Comprehensive
Zoning Ordinance; instead the Code is being adopted as a Planned Development (PD) district
similar to what has been done for Main Street/Central, West Spring Valley Corridor, and
Bush/Central. The PD form-based code approach was selected to deliver the intended form and
character envisioned for the District. The standards within this Code focus on creating a high-
quality, legible public realm and providing predictability of the built environment consistent with
the community’s vision. The Code also provides for a well-connected pedestrian, bicycle and
street network that builds on existing infrastructure and balances appropriate densities and uses for
creating a vital urban environment. It protects the interests of existing businesses and business
owners by limiting new non-conforming uses and providing additional land use entitlements to
encourage reuse, reinvestment and activation of existing buildings.

The Code is supportive of regional transportation and mobility objectives by acknowledging that
N. Plano Road, E. Campbell Road and E. Arapaho Road, will continue to function as a six-lane,
regional arterial thoroughfares, even while being re-envisioned to support pedestrian oriented
needs within the Richardson community. Bicycle transportation is further supported by providing
a safer, alternate routes along N. Greenville Avenue, Glenville Drive, N. Bowser Road and Apollo
Road, and enhancing existing bicycle facilities on E. Collins Boulevard and N. Grove Road/Alma
Road.

The Code also embraces transit-oriented development principles by transforming the built
environment context around the DART Arapaho Center Station through increased density;
diversity of land use types; and provision of safe, comfortable and attractive sidewalks, streets and
connectivity to the rest of the District.

The Collins/Arapaho TOD & Innovation District Form Based Code applies to all land within each
of the Employment, Greenville, Station Area and Duck Creek and sub-districts exclusively.
Properties located outside of these areas are subject to the rules and regulations of the
Comprehensive Zoning Ordinance, as amended.
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Code Organization/Components

The Collins/Arapaho TOD & Innovation District Form Based Code format is structured with the
“end user” in mind — having all the land uses and development standards that apply to the
individual sub-district in one place (i.e., one section or “chapter” of the Code). With the exception
of signage and administrative provisions that apply to all four sub-districts, the individual sub-
district sections of the Code have the following components:

Introduction — The vision and intent of the individual sub-districts are explained at the
beginning of each sub-district section of the Code, in order to help the user understand the
built form desired within the sub-district.

Regulating Plan — The regulating plan establishes regulations by street type and identifies
how the lot relates to the public realm, the area between private properties within the right-
of-way. The regulating plan identifies the specific framework of streets and blocks to which
each section of the regulations apply. A street type for each street in each sub-district is
designated on the regulating plan which will correspond to a certain set of standards in the
sub-district section. The regulating plan also establishes the maximum building height
allowed. In addition, the regulating plan identifies general locations for special sites, public
spaces, portal improvements and public parking, where applicable.

Building and Envelope Standards — These standards define the height and bulk of buildings
and other site improvements within the form based sub-district, in order to effectively
regulate and maintain a cohesive and predictable urban form and public realm. The particular
purpose of the Building and Envelope Standards is to assist property owners and land
developers in understanding the basic form requirements which apply to a specific parcel of
land that establish the basic parameters for building placement and form, building heights,
use, parking and access, frontage types and block types.

Build-to zones coupled with a minimum percentage of the lot width for properties with street
frontage are required to create a built environment where buildings define the streetscape
instead of surface parking areas. Build-to-zones are required for properties along Greenville
Avenue, north of Arapaho, in both the Station Area and Greenville sub-districts; and for
properties along the north side of Arapaho Road from Greenville Avenue to the KCS
Railroad in the Station Area Sub-district.

Many properties within the four sub-districts do not have building setback or building height
requirements to allow the market to respond accordingly and to maximize the development
potential of each site. However, residential adjacently standards have been retained from the
Comprehensive Zoning Ordinance for several properties along N. Plano Road, Apollo Road,
N. Dorothy Drive, and Hilltop Avenue, where residential adjacency exists.

Along Greenville Avenue south of Arapaho Road, a ten-foot building setback is required to
align with the Chinatown Sub-district of the Main Street/Central Expressway Code.
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Street Typology and Streetscape Standards — These standards establish regulations that
apply to the public realm and right-of-way including vehicular lane widths, on-street parking,
landscape/amenity zones to accommodate street trees and street furnishings, and minimum
required sidewalks. These standards provide greater flexibility than the Main Street/Central
Expressway Code. A preferred and minimum width standard is provided for each street type,
with the preferred being required, but allowing a minor modification to achieve the minimum
if conflicts exist like underground utilities.

This subsection of lays out who is responsible for the installation and maintenance of certain
street improvements as the majority of the streets within the sub-districts are existing streets
and will be retrofitted over time by the City. The City currently has maintenance
responsibilities of these existing streets and will continue to do so.

Architectural Standards — To the extent possible given current state law, the Code provides
within each sub-district, basic standards for treatments to walls, roofs, windows, doors and
exterior lighting to create a pleasing and cohesive architectural character. The standards
within the Greenville, Station Area, and Duck Creek sub-districts focus on the public realm
and establish provisions that address buildings at the street level — the pedestrian scale.
Ventilated facade systems are included recognizing the potential for creatively designed
buildings that may benefit from this exterior wall system. Greater flexibility with
architectural standards and building articulation exists for properties in the Employment Sub-
District.

Mechanical, Service Areas and Utilities — This subsection of the Code provides standards
which apply to loading areas, outdoor storage, roof-mounted equipment, dumpsters, and
utility meters and other utility apparatus. For the Duck Creek Sub-district, outside storage is
prohibited.

Residential Zoning District Adjacency — Consistent residential adjacency standards are
established for nonresidential uses when located adjacent to single family residential zoning
districts and not separated by a street. These standards are not included in the Greenville or
Station Area sub-districts since these sub-districts are not adjacent to single family residential
zoning districts not separated by a street.

Signage — While signage is provided in one section of the Collins/Arapaho TOD and
Innovation District Code, each sub-district provides a reference to Section 11l (Signage) so
that users of the Code know where to find the appropriate standards. The sign standards are
similar to the standards within the Main Street/Central Expressway Code, with greater
flexibility of signage through a minor modification process. Roof signs are permitted within
this Code and internally-lit box signs will continue to be an allowed monument sign type due
to the number of existing internally-lit box signs within the four sub-districts today.

In addition to the major code components identified above, the Code also includes Administration
and Definitions sections which are applicable to all four sub-districts.
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The Administration section includes provisions related to an administrative development approval
process, similar to the adopted Bush/Central, Main Street/Central Expressway and West Spring
Valley Codes. It is the intent with this Code, as with the other aforementioned codes, to offset the
high level detailed standards with an expeditious approval process for development plans which
meet the Code’s requirements, and to ensure consistency and quality design.

A minor modification process has been included where development standards may be varied
provided the development proposal complies with the additional performance criteria set forth in
the Code; these requests shall be administratively approved. For development proposals that do
not comply with the development standards provided in the Code and for a minor modification
that cannot be approved administratively, a Special Development Plan shall be considered by the
City Plan Commission, with the City Plan Commission’s recommendation being forwarded to City
Council for final consideration of the Special Development Plan (similar to a zoning change).

Nonconformities related to properties whether it is uses, structures, signage, or other site elements
are addressed in the Non-Conformities subsection within the Administrative section of the Code.

Key administration aspects of this Code that different from previous efforts include:
Non-Conforming Buildings, Sites or Structures

e Four new non-conforming uses will be created with this Code All four uses are
located within the Station Area Sub-district. These uses include:

o Motor vehicle sales and/or leasing 1000 N. Central Expressway and 195 E.
Arapaho Road

o0 Motor vehicle storage lot — 210 Woodall Drive

0 Smoking establishment — 1002 N. Central Expressway

e Additional flexibility with non-conforming buildings, sites, or structures that may not
meet the new zoning standards, such as setbacks or built-to zones added to code
which states:

o “Non-conforming structures may be expanded or enlarged if the expansion or
improvement brings the structure closer to compliance, even if the expansion
or improvement does not bring structure into full compliance.”

Drive-Thru Banks ‘Grandfathered’

e Six existing drive-thru banks are grandfathered and noted within the Administration
Section of the Code.

e Drive-thru banks can continue to be operating as a bank or may be converted into
other non-residential drive-thru uses (pharmacy, restaurant, coffee, dry cleaning
service) pending approval of a queuing plan by staff to address impacts of
neighboring properties or streets.

e If an existing drive-thru is demolished, it cannot be re-built.
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Special Permit Repeal of Inactive & Obsolete Special Permits

e Phase 1 of the special permit repeal of inactive and obsolete special permits occurred
on April 1, 2019 with 58 inactive or obsolete special permits repealed.

e Phase Il of this project will occur with this rezoning initiative. A total of 46 inactive
or obsolete special permits will be repealed with the passage of Collins/Arapaho TOD
and Innovation District Code. In addition, two special permits will be repealed as a
result of the new use chart, and these uses will become legally non-conforming uses.
Nineteen (19) special permits are still active and will be retained and carried over
with this Code. These permits are noted within the ordinance.

The Definitions section of the Collins/Arapaho TOD and Innovation District Code includes a
comprehensive list of definitions that are not presently covered in the Comprehensive Zoning
Ordinance and/or where the definition needs to be updated appropriately for this PD zoning

district.

Other Key Aspects of the Code

While there are many important provisions within the Code that are essential to creating the mixed
use and highly amenitized district envisioned for the four sub-districts, the following items are
highlights of more significant provisions that should be noted.

Special Sites — Special Sites identified in the regulating plans identify various types of
open spaces, activation, or amenities for which a special development plan may be
appropriate during development/redevelopment. These sites include Duck Creek, the
Kansas-City Southern Railroad, and the Abandoned Rail Spur located south of E.
Arapaho Road. Special design considerations such as limiting surface parking and
outside storage along these sites is encouraged and, in some instances, prohibited.

Live-Work — Live-work is defined in this Code more broadly than in the Bush/Central,
Main Street/Central Expressway and West Spring Valley Codes. In this Code, live-work
is defined as “a building or portion of a building integrating both a dwelling unit and
non-residential use in a shared space or within a common building.”” Based on this new
definition, a multifamily development with ground-floor retail/office would be defined
as “live-work” since the uses are within a common building.

Live-Work Development Incentives — To encourage live-work uses within the Greenville
and Station Area sub-districts, development incentives have been incorporated into the
Code. These include allowing a reduction in parking ratios (as compared to multifamily
parking ratios), allowing for the ground-floor non-residential space to be occupied with
residential uses until the market supports additional retail and non-residential uses, and
allowing greater building heights (as compared to multifamily maximum building
heights) in the Greenville Sub-district.
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Live-Work Ground Floor Supplemental Regulations — Live-work developments with
ground-floor non-residential space must be constructed to meet the following:

0 Require a minimum floor to ceiling height of fifteen feet for the ground floor;
0 Meet the Building Code for commercial/non-residential spaces; and
0 Meet all Non-Residential At-Grade Entrances requirements (windows, doors, etc.)

This requirement ensures if the ground-floor non-residential space is used in the interim
for residential uses, it will be constructed “commercial-ready” when the market supports
the change of use.

Innovation-Ready for Live-Work — All live-work developments in the Greenville and
Station Area sub-districts are required to be “Innovation Ready”. As defined in the Code,
innovation ready is a building or facility that has the necessary infrastructure in place to
house established or entrepreneurial high tech, research and development, bio tech or
material science, data center or other technologically-innovative uses.

Greenville Avenue Activation — Within the Station Area sub-district along Greenville
Avenue only, multifamily and townhome uses are prohibited unless these uses meet the
definition and supplemental regulations of “live-work”. As part of this requirement,
100% of the gross linear footage of the development’s first floor must consist of non-
residential/coworking/innovation space; encouraging ground-floor activation.

Building Height — The maximum height of a building or parking structure shall be
measured from at grade to the tallest projecting element on the building or parking
structure. The regulating plan for each sub-district specifies the maximum building
height (in feet).

Minimum Residential Density Requirements at Station Area Sub-district — In order to
facilitate higher density, urban residential developments desired to support a pedestrian-
oriented, mixed-use environment at the Station, minimum residential density
requirements are proposed for multi-family, live-work, and townhome uses. The
proposed minimum density requirements are:

0 Townhome: Ten (10) units per acre
o Multi-family or Live-work: Forty (40) units per acre

On-Site Open Space Requirement — A minimum of 8% for public open space or a
minimum of 15% of private open space shall be required on each property within all four
sub-districts. For open space to be counted as “public,” it shall be highly visible from
the right-of-way and be accessible by the general public. This requirement is only
applicable in a new development or full redevelopment scenario. Adaptive reuse sites
and lots that are one-acre or less are except from this requirement.

Landscape Buffers— A 10-foot landscape buffer is required for properties with frontage
along designated streets as illustrated in the sub-district’s regulating plan.
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e Parking Lot Landscaping — Landscaping of parking lots along the perimeter where
adjacent to the minimum required sidewalks is required. Also, interior landscaping of
surface parking lots is required.

e Off-Street Parking Requirements — Per the City Council’s direction, parking ratio
requirements have been lessened to provide greater flexibility for leasing and reuse of
properties, and for redevelopment of small sites. New parking spaces shall be provided
for building expansions or new building construction only. Uses of certain square
footage and less, are exempt from providing parking. Additionally, allowances have
been made in the Code within all four sub-districts to allow for on-street parking to be
counted towards satisfying off-street parking requirements. Furthermore, a credit may
be requested to allow for off-site shared parking or public parking within 600 feet of a
property to satisfy off-street parking requirements.

Revisions to the Code

Subsequent to the copy of Collins/Arapaho TOD and Innovation District Code distributed to the
City Plan Commission on Friday, October 11, 2019, staff has made a few modifications to the code
based on additional public comments:

Page 16: Removed “i. Building fronts and sides shall be placed parallel to the adjacent street.”
located under “d. Building Placement”. This was at the request property owners in this sub-
district due to existing conditions of buildings in the Employment Sub-district.

Page 17: Corrected chart to illustrate rooftop structures do not have an individual height
restriction. This was corrected in all four sub-districts.

Page 18: Added Live/Work parking ratios to the Employment Sub-district.

Page 18: Provided clarity on Live/Work parking ratios, adding “non-residential parking shall
be based on non-residential parking ratios. This was added to the Employment, Greenville
and Duck Creek sub-districts. This provision was already in the Station Area sub-district.

Page 38: Removed requirements for Building Articulation and At-Grade Entrances in the
Employment sub-district (formally subsections b. and c.) and added language into the Intent
section above to encourage these design techniques, but not require them in this sub-district.
While the intent of this Code is to encourage a new urban building form, these requirements
are less important in this sub-district than the Station Area, Greenville, and Duck Creek sub-
districts where there is a greater focus on pedestrian activity and related building form. This
was at the request of property owners in this sub-district.

Page 39: Added language under iii. Techniques and Configurations to provide guidance on
addressing blank walls. Under subsection b), this sentence has been reworded to provide
clarity. Lastly, in this section, subsection d) has been removed as it was repetitive with
subsection b) above.
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Page 41: Provided clarification under Windows section that mirrored glass is only prohibited
at the ground floor level where windows are visible from a public street or public open space.
In addition, the request for a Minor Modification was added for mirrored glass for uses that
demand high levels of security. This provision was added in all four sub-districts.

Page 43: Added a Minor Modification process for perimeter security fencing for uses that
demand higher levels of security. This includes allowing the fence to be placed within the
front yard setback (between the established building line and right-of-way line), with a
requirement that the fence be 50% transparent and constructed of tubular steel or other
similar material as approved by the City Manager or designee. This provision was added in
all four sub-districts.

Pages 43-44: Under subsection d. Roof Mounted Equipment, clarification was added that
roof mounted equipment shall be screened from the “view of the public”. Under this section,
the six-foot height restriction for parapet walls has been removed. The parapet still cannot
exceed the maximum building height in the sub-district’s regulating plan. This provision
was added in all four sub-districts.

Page 44: Under subsection f. Ground-mounted Equipment, Utility Meters and Other Utility
Apparatus, added provision that “Screening is not required if equipment is otherwise
screened from the public view through intervening buildings or parameter fencing.” This
provision was added in all four sub-districts.

Page 45: Under subsection g. Wall-mounted equipment, added provision that “Screening is
not required if equipment is otherwise screened from the public view through intervening
buildings or parameter fencing.” This provision was added in all four sub-districts.

Page 85: Added “Minimum forty dwelling units per acre” for Live/Work uses to match the
density requirements of Multi-family uses in the Station Area Sub-district.

Page 175: Added “Data Center” definition.

Correspondence: Staff received two letters in opposition to this zoning request; one from Ms.
Judy Aschner of 1709 Piper Court and the other from Ms. Elizabeth McNair of 387 Bedford Drive.

Motion: The Commission will be making a recommendation to the City Council regarding this

request. The Commission may approve the request, add or amend conditions, or
recommend denial of the request.

Council Hearing Date: The earliest possible City Council hearing date is November 11, 2019.

However, should the City Plan Commission need additional time to
consider this zoning request, the zoning request could be tabled to the
City Plan Commission’s regularly scheduled November 5, 2019
meeting. In this scenario, the earliest date the City Council could
conduct their public hearing is December 2, 2019.
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I. Overview of Code

A.

Intent/Purpose

The City of Richardson updated its Comprehensive Plan in 2009. An important component of
that update was the identification of six geographic areas as “enhancement/ redevelopment
areas.” These areas were targeted for further, more detailed study to determine the most
effective means to leverage reinvestment and foster their redevelopment.

In 2013, the City of Richardson took the first step to develop a reinvestment strategy for the
East Arapaho/Collins area, which was identified as one of the six enhancement/redevelopment
areas in the Comprehensive Plan. An East Arapaho/Collins Baseline Market Analysis was
completed and addressed the underperforming industrial space in the study area, particularly
the large quantity of older flex space. During this time, the area was experiencing a vacancy rate
of approximately 21%.

As the market strengthened from the Great Recession in the early 2010s and the area vacancy
rate decreased to 7.5%, the City revisited the area to set the stage for the next generation of
innovation. In 2018, City Council initiated the Collins/Arapaho Transit-Oriented Development
(TOD) and Innovation District Study to develop a vision, goals and strategies for the District.
Extensive public outreach was conducted during this effort to develop the vision, which states:
“The District will be the Premier Tech Hub in Texas”. The resulting study laid out the foundation
for this Form Based Code, establishing the following Sub-districts: Employment, Greenville,
Station Area and Duck Creek. The vision for the District is that it will continue to be a center for
innovation and technology; visually unique and green; lively and active; walkable and bikeable;
with the Station Area serving as the primary gateway to the District.

This Code establishes rules and regulations that will deliver the intended form and character
envisioned for the Collins/Arapaho TOD & Innovation District. The standards within the Code
focus on allowing flexibility while encouraging a high-quality, legible public realm and providing
predictability of the built environment consistent with the community’s vision. The Code also
provides for a well-connected pedestrian, bicycle and street network that builds on existing
infrastructure and balances appropriate densities and uses for creating a vital urban
environment. It protects the interests of existing businesses and business owners by limiting
new non-conforming uses and providing additional land use entitlements to encourage reuse,
reinvestment and activation of existing buildings.

The Code is supportive of regional transportation and mobility objectives by acknowledging that
N. Plano Road, E. Campbell Road and E. Arapaho Road, will continue to function as a six-lane,
regional arterial thoroughfares, even while being re-envisioned to support pedestrian oriented
needs within the Richardson community. Bicycle transportation is further supported by
providing safer, alternate routes along N. Greenville Avenue, N. Glenville Drive, N. Bowser Road
and Apollo Road, and enhancing existing bicycle facilities on E. Collins Boulevard and N. Grove
Road/Alma Road. The Code also embraces transit-oriented development principles by
transforming the built environment context around the DART Arapaho Center Station through
increased density; diversity of land use types; and provision of safe, comfortable and attractive
sidewalks, streets and connectivity to the rest of the District.

The Collins/Arapaho TOD & Innovation District Form Based Code applies to all land within each
of the Employment, Greenville, Station Area and Duck Creek and Sub-districts exclusively.
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B. Components of Code
The regulations within the Code related to each Sub-district contains text and graphics to
promote a complete understanding of the standards and regulations required for each Sub-
district which further promote the policies of the Collins/Arapaho TOD & Innovation District.
These major components include:

1.

A Regulating Plan that establishes regulations by street type and identifies how the lot
relates to the public realm — the area between private properties within the right-of-way.
The regulating plan also identifies general locations for special sites, public spaces, portal
improvements and public parking, where applicable.

Building and Envelope Standards that are established to define the height and bulk of
buildings and other site improvements within the form based Sub-district, in order to
effectively regulate and maintain a cohesive and predictable urban form and public realm.
The particular purpose of the Building and Envelope Standards is to assist property owners
and land developers in understanding the basic form requirements which apply to a specific
parcel of land that establish the basic parameters for building placement and form, building
heights, use, parking and access, frontage types and block types.

Street Typology and Streetscape Standards which identify regulations within the public
realm and right-of-way including vehicular lane widths, on-street parking,
landscape/amenity zones to accommodate street trees and street furnishings, and minimum
required sidewalks.

Architectural Standards which provides basic standards for treatments to walls, roofs,
windows, doors and exterior lighting to create a pleasing and cohesive architectural
character.

Mechanical, Service Areas and Utilities which provides standards that apply to loading
areas, outdoor storage, roof-mounted equipment, dumpsters, and utility meters and other
utility apparatus.

Additionally, sign standards, the development plan approval process and provisions related to
non-conforming properties, as well as certain defined terms, are provided for in the Signage,
Administration and Definitions sections of the Code, which are applicable to all four Sub-
districts.

DRAFT -10/17/2019 2 Richardson, Texas
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C. How to use the Code
The Code is separated into four distinct Sub-districts, each with their own land use regulations
and development standards. The land uses for each Sub-district are allowed throughout the
entire Sub-district, except in limited instances where specified in the Code. The development
standards (also referred to as Building and Envelope Standards) for each property are
determined based upon the property’s street frontage as identified on the Sub-district
regulating plan located in each Sub-district subsection. In order to determine what the Code
allows on a property, follow these steps:

1. Use the Overall Sub-district Identifying Maps to locate the Sub-district of the property of
interest (see page 5). Once the Sub-district has been determined, go to the corresponding
Sub-district subsection of the Code as follows:

Subsection II.A. Employment Sub-district
Subsection II.B. Greenville Sub-district
Subsection II.C. Station Area Sub-district
Subsection II.D. Duck Creek Sub-district

2. Next, find the property on the Sub-district Regulating Plan to determine the street type
designation that has been assigned to the street(s) adjacent to the property.

3. Review the appropriate regulations specific to the street type designation that apply to the
property. Each Sub-district outlines the basic parameters for:

a. Building and Envelope Standards on the site in terms of use, lot and block size, lot
access, building height and placement, public and private open space, parking
standards, and more.

b. Street Typology and Streetscape Standards for requirements regarding the treatment
of areas within the public right-of-way including vehicular lane widths, on-street
parking, street tree planting areas, street furniture and minimum sidewalk
requirements.

c. Architectural Standards which outline the parameters for the external building
materials and architectural configurations including walls, roofs, windows and doors.

4. Review the remainder of the Sub-district subsection for requirements related to
Mechanical, Service Areas and Utilities, as well as and Residential Zoning District
Adjacency requirements that may be applicable to the property.

5. Review the Signage section of the Code (Section Ill) for information regarding allowable
signage.

6. Review the Administration section of the Code (Section IV) for information regarding
development plan approval process, and provisions related to non-conforming properties.
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D. Understanding the Regulating Plan
The regulating plan identifies the specific framework of streets and blocks to which each section
of the regulations applies. A street type for each street in each Sub-district is designated on the
regulating plan which will correspond to a certain set of standards in Section Il. Sub-districts.

The following graphic identifies the components of a regulating plan:

Regulating Plan Components

Street Frontage Type

RGN

Form Based
Code
Boundary
' = Parcel Line
W Aradhag £
Portal |
Improvement = & 5 P, i?:':
5 - A, W
S [ ] Street Name
S 2 Hillcrest / ; =
o # Ave [ i > Jl
5 [ ¢ o
£ / P [ 4 Building Height
e ohill-Blvdl i [ Transition Line
Special Site £ Edgehill"Blv 3_4:_:_:77.4_'57---
Designation by ] ) ‘
=
Roval Crest DY =
Maximum Building Height Sub-district

E. Regulating Plan/Sub-district Location
The graphics on the following pages identify the Overall Sub-district Regulating Plans for the
entire Collins/Arapaho TOD & Innovation District four Sub-district area to show the overall
relationship of each Sub-district to the other. Sub-district specific regulating plans are identified
in each of the individual Sub-district subsections of the Code. These maps shall be made part of
the City of Richardson Official Zoning Map.
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Overall Sub-district Identifying Map — Collins/Arapaho TOD & Innovation Sub-districts
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Overall Sub-district Regulating Plan — Collins/Arapaho TOD & Innovation Sub-districts
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Il. Sub-districts

A. Employment
The vision for the Employment Sub-district is to be a place for innovation, creativity and
entrepreneurship in a vibrant, mixed use and highly amenitized district. This Sub-district will
focus on adaptive reuse of existing buildings and targeted infill development that will maximize
development potential and be an area for emerging and scaling companies and a job center for
businesses of all types and sizes. While the focus of the Sub-district is adaptive reuse, new infill
development is also desired provided that it is done in a manner that furthers the Sub-district’s
vision. Employment-generating uses are the primary focus of this sub-district, though
allowances for residential adaptive reuse throughout the sub-district and live-work uses
adjacent to Special Sites may be considered by Special Permit. Exterior building materials should
promote design creativity envisioned for the Employment Sub-district, constructed of quality
materials to minimize maintenance. Streetscape improvements may vary from minimal to more
enhanced improvements where feasible and to improve the look and feel of the Sub-district.
The reconstruction and redesign of streets shall continue to accommodate large trucks to
accommodate distribution and manufacturing processes, while incorporating new pedestrian
amenities and bicycle facilities on key streets where possible.

1. Regulating Plan
The Employee-Sub-district Regulating Plan on the following page shall apply to all properties
within the Employment Sub-district.
a. Special Sites
i.  Within this Regulating Plan are “Special Sites” which identify various types of open
spaces, activation or amenities for which a special development plan may be
appropriate during development/redevelopment. This includes:

a) Duck Creek: This active drainage channel traverses through the Greenville,
Employment and Duck Creek sub-districts. This creek is envisioned to serve as a
natural amenity with the encouragement of trail-oriented design for adjacent
properties.

b) Kansas-City Southern Railroad: This railroad connects the District to the
University of Texas at Dallas. If this line were to become inactive, this railroad
corridor is envisioned to become a key infrastructure, trail and/or transportation
corridor between the District and the University.

c) Abandoned Rail Spur: This spur, located south of E. Arapaho Road, is envisioned
to serve as a key east-west trail connection with the encouragement of trail-
oriented design for adjacent properties.

ii. Live-work uses are permitted by Special Permit for properties adjacent to “Special

Sites”.

b. Public Open Space
i. Public open spaces are important for the quality of life of property owners and
workers in the Employment Sub-district. The intent of public open spaces in the

Employment Sub-district is recommended to:

a) Provide easily accessible recreation areas and to provide visual breaks in the

built environment.

b) Create gathering spaces for residents, workers and visitors that are inviting to

enhance the overall character of the Sub-district and serve a variety of users
with passive and active recreational options.
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c) Promote connectivity within and through the Sub-district by including a
greenway that connects to the various neighborhoods, areas, trails, and parks
within and to the Innovation District.

d) Preserve prominent natural features that are valuable assets.

e) Accommodate placement of public art in accordance with the Richardson Public
Art Master Plan.

ii. Public and private open space shall be provided in accordance with Subsection
[ILA.2.g., Public and Private Open Space Requirements.

iii. The graphic on the following page identifies a recommended area for public open
space in the Employment Sub-district. This location is conceptual only and
represents an approximate location. Public open space may be accomplished
through a public/private partnership. Incentives may be available to property
owners who participate in a public/private partnership.

c. Portal Improvements

Portal Improvements are important features located around the Employment Sub-

district intended to identify key entrances or nodes in this Sub-district. Portal

Improvements can take a variety of forms including architectural features, signage,

landscaping, or enhancements to existing bridge structures. At the time of development

or redevelopment, properties within or adjacent to a Portal Improvement site will be
evaluated on a case-by-case basis for potential inclusion of portal/entryway features.
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Employment Sub-district Regulating Plan
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2. Building and Envelope Standards

The Building and Envelope Standards which regulate site improvements and land uses for

properties within the Employment Sub-district are as identified on the following pages. The

Building and Envelope Standards shall be used in accordance with the Employment Sub-

district Regulating Plan and Street Typology and Streetscape Standards.

a. Use

i. The following uses are allowed in the Employment Sub-district as follows. Special

Permit Uses shall require review and approval as per Article XXII-A, Special Permits,
Richardson Comprehensive Zoning Ordinance, as amended or its successors. If a use
is not specified in the table in this subsection, then the use is prohibited, and the
Code must be amended in accordance with Article XXIX, Changes and Amendments,
Richardson Comprehensive Zoning Ordinance, as amended or its successors, in
order to allow such use.

How
Permitted .
Employment Use Type P-Permitted Supplemental Use Regulations
S-Special Use

Use

Residential

Adaptive Reuse S See Subsection I1.A.4.a.ii.a), Adaptive Reuse

Live/Work S See Subsection II.A.4.a.ii.b), Live/Work
Live-work uses are only permitted for
properties adjacent to “Special Sites” as
illustrated on the Employment Sub-district
Regulating Plan

Non-Residential

Ambulance Service S

Antenna, Accessory P

Antenna, Commercial P See Article XXII-E, Supplemental

Antenna, Commercial, in Excess of Three S Regulations for Certain Uses, Richardson

Antennas Comprehensive Zoning Ordinance, as
Antenna, Freestanding amended or its successors.

Antenna, Mounted
Art Gallery

Assisted Living Facility

Bakery

Bank or Financial Institution

Barber or Beauty Salon Skin and nail care as accessory use only.

»nw|( Ol Ul Ol L ©| T O

Beer and Wine Package Sales - 75% or
more Revenue from Sales of Beer and/or
Wine

Beer and Wine Package Sales - Less than P
75% Revenue from Sales of Beer and/or
Wine
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How
Permitted .
Employment Use Type P-Permitted Supplemental Use Regulations
S-Special Use
Boarding Kennel S See Article XXII-E, Supplemental

Regulations for Certain Uses, Richardson
Comprehensive Zoning Ordinance, as
amended or its successors.

Catering Service

Child Care Center

See Article XXII-E, Supplemental
Regulations for Certain Uses, Richardson
Comprehensive Zoning Ordinance, as
amended or its successors.

Church

Collaborative Co-Working Space

Commercial Entertainment, Indoor

Commercial Entertainment, Outdoor

Construction Field Office

Contracting Operation

Cultural/Community Center

Data Center

Distribution Center

Drive-Through Facility (All Uses)

Electrical Substation

Event Center

Fine Arts Studio

Food Truck Park

Fraternal Organization

Health Club

Helipad

Hospital

Hotel, Full Service

Hotel, Other

Independent Living Facility

Large Scale Retail/Service Store

Laundromat

Laundry or Dry Cleaning Service

Not to exceed 6,000 SF

Laundry Pick Up Station

Mailing Service

Manufacturing Facility

Manufacturing Facility, Artisanal

Manufacturing Facility, Heavy

Manufacturing High-Tech

Martial Arts School

| | W V| U| O| O Ol L LKL I KOlTI UKLl WL Tl O VO T O Wl(wnvw| V| Ul V| O] Ol WKV O ©T| O
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How
Permitted .
Employment Use Type P-Permitted Supplemental Use Regulations
S-Special Use

Massage Establishment S

Microbrewery P See Subsection II.A.2.a.ii.c), Establishments
Selling and/or Serving Alcoholic Beverages
for On-Site Consumption, for exemption.

Mortuary or Funeral Home

Motor Vehicle Body Shop See Article XXII-E, Supplemental
Regulations for Certain Uses, Richardson
Comprehensive Zoning Ordinance, as
amended or its successors.

Motor Vehicle Parts and Accessory Sales

Motor Vehicle Repair Shop—Major See Article XXII-E, Supplemental
Regulations for Certain Uses, Richardson
Comprehensive Zoning Ordinance, as
amended or its successors.

Motor Vehicle Repair Shop—Minor S See Article XXII-E, Supplemental
Regulations for Certain Uses, Richardson
Comprehensive Zoning Ordinance, as
amended or its successors.

Motor Vehicle Service Station, No Repair S

Motor Vehicle Storage Lot S

Nursery or Greenhouse S

Nursing or Convalescent Home S

Office P

Parking Garage P

Parking Surface Lot S

Parking Surface Lot or Garage - Municipal P

Performing Arts Center S

Pet Sales and Grooming P See Article XXII-E, Supplemental
Regulations for Certain Uses, Richardson
Comprehensive Zoning Ordinance, as
amended or its successors.

Photography or Art Studio P

Print Shop, Major P

Print Shop, Minor P

Private Club S Subject to Chapter 4, Code of Ordinances,
as amended or its successors.

Private Recreational Club S

Public Building P

Radio, Recording or Television Studio P

Radio or Television Station P

Repair Shop, Household Items P

DRAFT - 10/17/2019
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How
Permitted .
Employment Use Type P-Permitted Supplemental Use Regulations
S-Special Use

Repair Shop, Personal Items P

Research Laboratories and Facilities P

Restaurant with Curb Service S

Restaurant with Drive-Through Service S

Restaurant Without Drive-Through or Curb P

Service

Retail Sales P

School, Parochial (Not Located on Same Lot

as Religious Institution)

School, Parochial (Located on Same Lot as P

Religious Institution)

School, Private S See Article XXII-E, Supplemental
Regulations for Certain Uses, Richardson
Comprehensive Zoning Ordinance, as
amended or its successors.

Self Service Warehouse

Technical Training School

Temporary open air market S Subject to Article VIII, Chapter 12 of Code
of Ordinances of the City of Richardson, as
amended.

University or College

Veterinary Office P See Article XXII-E, Supplemental
Regulations for Certain Uses, Richardson
Comprehensive Zoning Ordinance, as
amended or its successors.

Warehouse

Wholesale Establishment

Winery/Distillery P See Subsection II.A.2.a.ii.c), Establishments
Selling and/or Serving Alcoholic Beverages
for On-Site Consumption, for exemption.

Wrecker service S
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ii. Additional Supplemental Use Requirements

a) Adaptive Reuse
Dwelling units located within approved adaptive reuse projects shall be a
minimum of 500 square feet.

b) Live/Work
The business operated within the live/work shared space unit, where the
residential and non-residential functions take place in an internally connected
unit, may engage employees in the conduct of the business within the unit;
however, if the owner of the business is not residing in the dwelling unit portion
of the live/work unit, at least one full-time employee of the business must
reside in the live/work unit. In no case shall the dwelling unit within the
live/work unit be sold or rented separately from the non-residential area of the
live/work unit.

c) Establishments Selling and/or Serving Alcoholic Beverages for On-Site
Consumption
Establishments which sell and/or serve alcoholic beverages for on-site
consumption shall be exempt from the zoning acreage requirements and
number of establishments per acreage requirements as provided for in Section
4-7 (a) and (b), Chapter 4. Alcoholic Beverages, of the City’s Code of Ordinances,
as amended or its successors.

b. Lots/Blocks
All lots shall have direct frontage to a street.
c. Access
i. Alleys
Alley construction shall conform to City of Richardson standards for alley
construction to provide adequate space for emergency vehicles and service access.
ii. Driveways

a) Adriveway is not required.

b) For lots utilizing a driveway accessing the street, a continuous driveway shall not
be permitted.

c) Driveways shall be maximum thirty feet in width. Turning radii shall be as
approved by the City Manager or designee.

d) Driveways are limited to no more than one driveway per 200 feet of street
frontage. A Minor Modification may be requested to this standard for
properties with limited street frontage or in instances where existing driveways
would preclude access to site.

e) Shared driveways shall be provided, where feasible, to reduce the number of
driveways along the street.

f) Driveways shall conform to City of Richardson standards for driveway
construction.

iii. Sidewalks

a) Sidewalks shall be provided along all streets in accordance with the applicable
Street Typology and Streetscape Standards for the Employment Sub-district (see
Subsection II.A.3, Street Typology and Streetscape Standards), as well as
conform to City of Richardson standards for sidewalk construction. Streets not
identified on the Street Typology and Streetscape Standards for the
Employment Sub-district shall comply with Section 21-45. Sidewalks of Chapter
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21 Richardson Subdivision and Development Ordinance, as amended or its
successors.

b) A sidewalk shall be constructed to permit pedestrian access from the street to
the building, unless paved access is otherwise provided.

d. Building Placement
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Building setbacks shall be measured from the property line and shall be provided in
accordance with the requirements in the table in this subsection. The Building
Frontage Buildout is the percentage of the lot width of where the principal building
and/or parking garage shall be located at the front building setback closest to the
street.

Canopies, signs, awnings and balconies may encroach over the sidewalk where
allowed by this Code. In no case shall an encroachment be located over an on-
street parking or travel lane, nor shall the encroachment substantially interfere with
street tree growth.

e. Height and Ground Floor Size

Principal Buildings and Parking Structures

a) There is no maximum height in the Employment Sub-district unless identified on
the Employment Sub-district Regulating Plan. In such situations, the maximum
height is identified in feet.

b) Where applicable, the height of a building or parking structure shall be
measured from at grade to the tallest projecting element on the building or
parking structure as provided this subsection.

c) Roof top seating areas shall be allowed on buildings. Shade structures, whether
if freestanding or attached to the building, if provided, shall count towards the
overall total building height.

d) Mechanical equipment, including screening mechanisms as required in
Subsection II.A.5.d., Roof-mounted Equipment, and elevator penthouses shall
be excluded from calculating the height of a building or parking garage.

e) Multi-story buildings can utilize any combination of height in feet per story as
long as the overall height of the building does not exceed the maximum building
height in feet for the number of stories proposed.

Accessory Buildings

Accessory buildings are prohibited in the Employment Sub-district.

Maximum Ground Floor Size

There are no maximum ground floor size restrictions for the Employment Sub-

district.
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Maximum Building Heights

® | Principal Building fronting on:

Parkway
Access Corridor No maximum unless
Neighborhood otherwise shown on
Connector regulating plan
Transitional

Ground Story No maximum per story,

however shall not exceed
the total height identified
on the regulating plan
Maximum Building Ground Floor

© | Subsequent Stories

® | Principal Building(s) | No maximum
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f.

Parking

Intent
The intent of this subsection is to:

a) Manage parking so that it is convenient, efficient and supports an active and

vibrant business environment;

b) Provide flexibility in the leasing of allowed uses, reuse of properties and for

redevelopment of sites; and

c) Encourage shared parking areas to meet the needs of multiple property owners

and businesses.
Shared and On-Street Parking

a) Shared parking is preferred. Centralized parking locations throughout the
Employment Sub-district that permit people to park at convenient locations
with ample parking to access multiple uses should be considered over individual

parking areas on individual lots.

b) Shared parking areas shall be connected to businesses with paved and

landscaped pedestrian walkways.

Off-Street Parking Requirements

a) Required On-Site Spaces. The construction of any new building or expansion of
gross square footage of an existing building shall be required to provide on-site
parking in accordance with the parking requirements provided in the table

below.

Use

Parking Required

Adaptive Reuse

No spaces required

Data Center

1.0 space per 5,000 square feet

Hotel

e (.75 space per guest room for full-service
hotel
e 0.5 space per guest room for other hotels

Live/Work Unit

e 1.0 space per dwelling unit
o Non-Residential parking shall be based on
non-residential parking ratios

Industrial or Manufacturing Uses < 5,000
square feet

No spaces required

Industrial or Manufacturing Uses 2 5,000
square feet

1.0 space per 1,000 square feet above the first
5,000 square feet

Institutional or Assembly Uses

1.0 space per every 3 persons accommodated

Non-Residential Uses not Listed < 5,000
square feet

No spaces required

Non-Residential Uses not Listed = 5,000
square feet

1.0 space per 500 square feet above first 5,000
square feet

Restaurants

1.0 space per 300 square feet

b) Parking spaces. Spaces shall be dimensioned and designed in accordance with
the City’s Parking Design Manual. Handicap accessible parking spaces shall be
installed in accordance with State of Texas requirements.

c) On Street Parking. On-street parking, located on the adjacent street(s) for the
width of the property, may be used toward satisfying on-site parking
requirements (where allowed by the applicable Street Typology and Streetscape

Standards).
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d) Public and Shared Parking. A Minor Modification may be requested to allow
credit for available public parking or a shared off-street parking facility on
another lot within 600 feet of the subject property, to apply towards on-site
parking requirements.

e) Off-Street Bicycle Parking. Bicycle parking shall be provided in accordance with
the City’s Bicycle Parking Ordinance and/or Policy, as adopted.

f) Motor Vehicle Related Uses. Parking for motor vehicle inventory shall be
provided on-site; however, a Minor Modification may be requested to allow
parking for motor vehicle inventory off-site on private property in accordance
with the following:

1) Approval of a Special Permit has been granted, in accordance with Article
XXII-A, Special Permits, Richardson Comprehensive Zoning Ordinance, as
amended or its successors, for a Motor Vehicle Storage Lot;

2) The off-site parking is available for use and is not counted towards satisfying
parking requirements for another use;

3) The off-site parking complies with landscaping requirements for surface
parking lots in the Code (refer to Subsection Il.A.2.f.v.c), Landscaping for
Surface Parking); and

4) The location of the off-site parking shall be designated on an approved site
plan.

iv. Parking Structures

a) Parking structures shall not exceed the maximum building height as shown on
the Employment Sub-district Regulating Plan.

b) Parking structures shall have a facade design similar to surrounding buildings
along the street front. If possible, parking structures should be located behind
buildings to minimize their visibility from adjacent streets.

c) Where a parking garage is located adjacent to a street:

1) The parking structure facades shall be designed with both vertical (changes
in planes, columns, pilasters, etc.) and horizontal (aligning with horizontal
elements along the block) articulation and the building materials shall be
compatible with the material of the building the parking structure serves.

2) The parking structure shall be designed and screened in such a way that
motor vehicles on all parking levels are hidden from view from all adjacent
public streets. Parking garage ramps shall not be visible from any public
street. Ramps shall not be located on the perimeter of the parking
structure. Architectural screens shall be used to articulate the facade, hide
parked vehicles and shield the lighting inside the structure.

3) Public art can be used as an effective screening device for the garage.

d) Off-street below-grade parking may be built to the property lines but must be
designed to allow landscape planting at grade as required by the Employment
Sub-district Street Typology and Streetscape Standards. No below-grade
parking beneath a building shall be visible from the sidewalk or public open
space.

e) Wayfinding signage should be provided to direct drivers to the parking
structure.
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v. Surface Parking

a)

b)

DRAFT - 10/17/2019

Off-street surface parking is preferred to be located behind or to the side of a
building; however, where it is not feasible to locate parking behind the principal
building, parking may be provided between the building and the street.
Adjacent to Special Sites

Off-street surface parking is prohibited along any Special Site identified on the
Employment Sub-district Regulating Plan for new development or
redevelopment scenarios, or when expanding existing parking. This includes the
area between the principal building and any Special Site, extending the full
width of the lot between side lot lines. A Minor Modification may be requested
for lots one acre or smaller unless subdivided from a larger parent tract
resulting in a lot of one acre or smaller.

Landscaping for Surface Parking

The parking lot shall be landscaped and screened in accordance with the
landscaping requirements set forth this subsection when new development or
complete redevelopment occurs or when existing parking is expanded.

1) Parking Lots Visible from Required Sidewalks

A minimum ten-foot wide landscape area shall be provided between the

sidewalk and parking lot. A minimum one three-inch caliper shade tree at

planting, selected from the plant list in Subsection I.A.3.d.vi., Plant List,
shall be provided within this landscape area at an average spacing of thirty
feet but in no case shall trees be placed greater than forty feet apart.

Additionally, a solid evergreen shrubbery hedge shall be provided minimum

36-inches in height at planting, selected from the plant list in Subsection

[I.LA.3.d.vi., Plant List, to screen vehicle headlights and undercarriage. In lieu

of the required evergreen shrubbery hedge, a Minor Modification may be

requested to allow for the following to screen vehicle headlights and
undercarriage provided the screening element is a minimum thirty-six-inch
tall:

(a) Retaining wall;

(b) Berming; or

(c) A combination of retaining wall, berming, and/or evergreen screening
hedge.

2) Interior Parking Lot Landscaping

(a) Each row of parking shall be configured so that there is a minimum ten-
foot-wide landscape island with each run of eight parking spaces. A
parking island shall be required on the end of each row of parking.

(b) Minimum three-inch caliper shade trees at planting, selected from the
plant list in Subsection 11.A.3.d.vi., Plant List, shall be provided internal
to the parking lot at a rate of one street tree for every six parking
spaces.

(c) A concrete, pavestone or mulch strip the width of the vehicle overhang
shall be provided for parking spaces adjacent to a landscape area. This
strip shall be measured from the face of curb to the edge of the
landscape area adjacent to the parking space.
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(d) Diamond tree wells may be used for interior parking lot landscaping in
lieu of subsections (a) and (c) above if the parking lot is completely
integral and internal to a development project (e.g. surface parking lot is
internal to and surrounded by buildings).

i. Diamond tree wells shall be provided throughout the parking lot at
the rate of one diamond tree well for every ten parking spaces.

3) Additional Landscaping. Additional landscaping, where provided, such as
shrubbery, ornamental trees and grasses, and groundcover/vines shall be
selected from the plant list (Subsection II.A.3.d.vi., Plant List). Other
materials may be used in combination with materials from the plant list,
subject to landscape plan approval by the City.

4) Plant Health. All plant material shall be No.1 grade, free from plant
diseases, have a healthy, normal root system, rounded branching pattern,
and shall conform to the code of standards set forth in the current addition
of the American Standard for Nursery Stock. Drought tolerant trees, plants
and grasses are encouraged for meeting landscaping requirements.

5) Irrigation. Landscape material shall be irrigated by a mechanical
underground system with operating rain and freeze sensors.

6) Maintenance
(a) The property owner is responsible for maintaining the landscape in

accordance with the approved landscape plan and all irrigation systems
shall be maintained and operable.

(b) Dying plant material, as determined by the City, shall be replaced in
accordance with the approved landscape plan.

Bicycle Parking. Bicycle parking shall be provided in accordance with the City’s
Bicycle Parking Ordinance and/or policy, as adopted.

g. Publicand Private Open Space Requirements and Landscape Buffers

Application

a) Public and private open space requirements and landscape buffers shall apply to
new development or a complete redevelopment scenario.

On-Site Open Space Requirements

Open spaces shall be provided for the enjoyment of persons and employees within

the Employment Sub-district. Amenities may include improved or unimproved

areas that are suitable for gathering or recreational activities.

a) If the open space provided is not publicly accessible, the minimum set aside for
open space shall be 15% of the lot.

b) If the open space provided is publicly accessible, the minimum set aside for the
open space shall be 8% of the lot.

c) Common outdoor space shall be appropriately designed for its public or private
purpose. If designed for public use, it shall be highly visible from the public
right-of-way and accessible to the general public. If designed solely for private
use, it shall be centrally located and easily accessible to all individuals it is
expected to serve.

d) A development plan (site plan or concept plan) shall be submitted
demonstrating how the open space requirement is being satisfied for an entire
parent tract (development site) and may be approved if a minimum 50% of the
required open space is constructed within the first phase of the project, with
the remaining required open space being provided in subsequent phases.
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e) On-site open space requirements do not apply to:
1) Adaptive reuse sites.
2) Lots one acre or smaller unless subdivided from a larger parent tract
resulting in a lot of one acre or smaller.

Landscape buffer for properties fronting streets designated as Parkway, Access

Corridor, Neighborhood Connector, Transitional or Internal on the Employment Sub-

district Regulating Plan shall provide a ten-foot wide landscape buffer, if one has not

been provided as required in Subsection 11.A.2.v.c).1). Parking Lots Visible from

Required Sidewalks.

a) Within the required landscape buffer, a minimum one three-inch caliper shade
tree at planting, selected from the plant list in Subsection II.A.3.d.vi., Plant List,
shall be provided within this landscape area at an average spacing of thirty feet
but in no case shall trees be placed greater than forty feet apart.

b) Alternative landscaping that meets the intent of the landscape buffer described
above may be permitted for lots one-acre or smaller after review and approval
by the city under Section IV.E, Minor Modification to Code.

c) The required landscape buffer shall not count towards the minimum Public and
Private Open Space Requirements required by Subsection II.A.2.g.ii, On-Site
Open Space Requirements.

d) Landscape buffer requirements do not apply to adaptive reuse sites.

3. Street Typology and Streetscape Standards

Intent

The Street Typology and Streetscape Standards provide for a cohesive streetscape along
block faces, emphasizing the public realm with a consistent design theme throughout
the Employment Sub-district and enhancing the physical relationship between buildings
and their adjacent streets. The standards also seek to take into consideration reuse of
existing buildings and new construction.

Street Standards

a.

All streets shall conform to the provisions of the Code. The Street Typology
Standards (street cross sections) and Streetscape Standards (prototypical
streetscape plans) shall be used in accordance with the Employment Sub-district
Regulating Plan. Refer to the regulating plan to identify the street name and type
adjacent to the subject property and use the corresponding Street Typology and
Streetscape Standards graphics on the following pages.

The preferred condition identified in the Street Standards is required to
accommodate street improvements to existing streets and for design of proposed
streets. A Minor Modification may be requested for review and approval of any
alternate street design less than the preferred design standards.

Existing Streets. The regulating plan depicts existing streets within the Employment
Sub-district. Unless determined otherwise by the City, at such time when properties
adjacent to the existing streets develop and/or redevelop, the property owner shall,
in accordance with the applicable Street Typology and Streetscape Standards and
for the distance adjacent to the property dedicate to the City sufficient right-of-way
(or equivalent) to accommodate the necessary street improvements. The City shall
be responsible for constructing and maintaining the travel lanes, on-street parking,
greenscape/furnishing zone including irrigation system and sidewalk improvements
at such time when determined by the City.
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iv. Proposed Streets — Not Shown on Regulating Plan. Should a property owner want
to construct a new street on their property and said street is not shown on the
Employment Sub-district Regulating Plan, the property owner shall:

a)

b)

c)

Design the street in accordance with one of the Street Typology and Streetscape
Standards provided for in the Employment Sub-district Street Typology and
Streetscape Standards (see graphics on the following pages);

Construct the entire street section including travel lanes, on-street parking,
greenscape/furnishing zone including irrigation system, and sidewalk
improvements; and

Dedicate a private street easement (or equivalent) that provides for vehicle and
pedestrian public access. The property owner shall be responsible for
maintaining the travel lanes, on-street parking, greenscape/furnishing zone
including irrigation system, and sidewalk improvements required in a) and b)
above. However, should the City decide to maintain the street improvements
required in a) and b) above, then the property owner shall dedicate to the City
sufficient right-of-way (or equivalent) to accommodate the street
improvements.

v. All right-of-way dedication and street construction for all streets (existing and
proposed) shall be in accordance with the City’s Subdivision and Development
Ordinance (Code of Ordinances, Chapter 21), as amended or its successors.
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iv. Street Typology Standards (Street Cross Sections)

Access Corridor

Typical Characteristics Design Options
= Vehicle capacity priority * Wider sidewalks and pedestrian amenities
» Limited pedestrian accommodations * Increased street trees and streetscaping where possible

« Limited right-of-way on most corridors

Campbell Road

f‘ | — — = ;_-; = == = e I'

Property

Property
Line

Line

N S

Improved Pedestrian Maintain Necessary Vehicle Capacity Improved Pedestrian
Accommodations and Accommodations and
Street Trees Street Trees
140°-0" R.O.W.
Varies
Plano Road
1 ¢ 1
Property i i F A A . . L. LR ] i Property
Line I_ ' — —_— — -. - -‘ - -. - -. - i —.I Line
: Improved Pedestrian Maintain Necessary Vehicle Capacity Improved Pedestrian :
| Accommodations and Accommodations and |
1 Street Trees Street Trees I
1 1
| 135-0" R.OW. |
Varies
Arapaho Road
I 2
propry | & _ == = = = = = ¥ poperty
Line | I~ I I I I I I . 4 L . I e Line

iimproved Pedestrian Maintain Necessary Vehicle Capacity Improved Pedestrian

! Accommodations Accommodations

I(where possible) (where possible)

1

| 110°-0" R.O.W.

d Varies
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Neighborhood Connector

Typical Characteristics
* Lower vehicle capacity priority

*Balance between cross-district mobility and local

Design Options
*Increased bicycle and pedestrian separation from traffic

» Street trees where possible; could include landscaped median or

access midblock center islands
* Curb radii and intersection design to accommodate turning trucks
| |
Property | (l\ : - _' [ ! Property
Line | 1 w — . . fi‘_ | | Line
77, 7
777 7%
: Bike Facility Zone Median Optional Bike Facility Zone :
| {facility type may vary) (facility type may vary) |
1 1
i 85'-0" R.0O.W. i
: Varies '
Internal

Typical Characteristics
+ Wide travel lanes

» Limited pedestrian accommodations with some gaps

Property
Line

Design Options
« Wider sidewalks or shared-use paths

* Narrow travelway to increase street trees or other amenities
to improve pedestrian comfort

e
g'g "'F iPropelty

Line

: Improved Pedestrian Narrowed Travelway Improved Pedestrian I
| Accommodations and (with design Jati A lations and |
I Street Trees for truck access) Street Trees 1
I 1
1 600" R.O.W. |
i Varies ¢

Transitional

Typical Characteristics
* Transitional land use contexts between non-

residential and residential
* Excess travelway width on some corridors

Property
Line

i’ #
1

[

0 )

Parking/Bike Facility Zone
(facility type may vary)

Design Options
* Repurpose travelway space for bikeway facilities or on-street

parking, where appropriate

Property
Line

Parking/Bike Facility Zone
(facility type may vary)

Lo

60°-0" R.O.W.
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Parkway (Greenville Ave)

Typical Characteristics Design Option
* Excess travel lane capacity * Repurpose travelway space for bikeway and pedestrian crossing
* Transit-oriented context opportunities options
» Greater physical separation for bikeway from adjacent travel volume
and speed
| !
Property | $ 2 - - . . A, A B 1 Property
Line | rl‘ .n: e S— — ) | =Y = |t Line
7 .
///////% W\ 77
DART Arapaho Center Bike Facility Zone Travelway Flexible Parking/ Pedestrian/ 1
Station Aecelss (facility type may vary) Gurbside Zone Multiuse Path i
1 I
| 100-0" R.O.W. i
: Varies
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c. Street furnishings
i. Placement

a) Street furnishings shall be generally located within the greenscape/furnishing
zone as provided for in the Employment Sub-district Street Typology and
Streetscape Standards (in Subsection II.A.3., Street Typology and Streetscape
Standards), and in accordance with Subsection II.A.3.b., Street Standards. The
following streetscape standards illustrate recommended dimensions for spacing
of street furnishings, street trees, pedestrian lights and enhanced paving areas.
Final location of street furnishings shall be determined by the City.

b) Should a property owner install the street furnishings, then the street
furnishings shall be shown on an approved site plan and landscape plan prior to
installation.
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ii. Streetscape Standards (Prototypical Streetscape Plans)

ACCESS CORRIDOR — CAMPBELL ROAD

_g»

9'_p”

30" MIN.
20" MAX.
65" 0.C. MAX.

6'-0"
TYP.

onioge

Pedestrian

Zone, Typ.

Greenscape/
Furnishing
Zone, Typ.

NOTE: POTENTIAL EXISTING R.O.W. CONSTRAINTS INCLUDING
UNDERGROUND AND QVERHEAD UTILITIES.

Median “ Travelway Zone, Typ. ’
# g

140°-0" R.O.W.
Varies
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ACCESS CORRIDOR — PLANO ROAD

P
)
N
o
e .
?’Q
P
I
.
Z|=
|2
32
.
L] L]
Z
=
o
10'=0" n
MAX. =
.
. .
ol 55
g %" | Greenscape/
s u g Furnishing
Lo, &8 | Zone, Typ. Travelway Zone, Typ. Median
g “ A A
135'-0" R.O.W.

Varies

NOTE: POTENTIAL EXISTING R.O.W. CONSTRAINTS INCLUDING
UNDERGROUND AND OVERHEAD UTILITIES.
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ACCESS CORRIDOR — ARAPAHO ROAD

65’ 0.C. MAX.

110'-0" R.O.W.

Varies

NOTE: POTENTIAL EXISTING R.0.W. CONSTRAINTS INCLUDING

UNDERGROUND AND OVERHEAD UTILITIES.
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PARKWAY — GREENVILLE AVENUE

o
o
(=]
=]
o
e}
3
%]
=<

65" 0.C. MAX.

|, Bike Zane Median U' Travelway Zone, Typ. [

§ Greenscape/
2 Furmish
Zone, Typ.

100°-0" R.O.W.
Varies

NOTE: POTENTIAL EXISTING R.0.W. CONSTRAINTS INCLUDING
UNDERGROUND AND QVERHEAD UTILITIES.
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NEIGHBORHOOD CONNECTOR

P

AS REQUIRED

} L 9'-0" §'-0",

30" MIN.

85" 0.C. MAX.

L 60"

Furnishing
Zone, Typ.

Bike Zone,| Travelway
Typ- Zone, Typ. Median

G d

Greenscape/

85'-0" R.O.W.
Varies

NOTE: POTENTIAL EXISTING R.O.W. CONSTRAINTS INCLUDING
UNDERGROUND AND OVERHEAD UTILITIES.
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INTERNAL

%
=
<
S
n
w
P
EE
v RS
E‘ Greenscape,/ Greenscupeﬂ =Y
5 Furnishing | Travelway | Furnishing LB
‘-‘-I Zone, Typ. | Zane, Typ. | Zone, T p- ]
60"-0" R.O.W.
Varies :
NOTE: POTENTIAL EXISTING R.O.W. CONSTRAINTS INCLUDING
UNDERGROUND AND OVERHEAD UTILITIES.
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TRANSITIONAL

‘ 9’0" |e'—o"

L6-0"
TYP.

65’ 0.C. MAX.

I, Bike Zone
d

Travelway
Zone, Typ.

Pedestrion
Zone, Typ.

Greenscope/
Furnishing
Zone, Typ.
60°'-0" R.O.W.
Varies

NOTE: POTENTIAL EXISTING R.O.W. CONSTRAINTS INCLUDING
UNDERGROUND AND OVERHEAD UTILITIES.
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d. Landscape and Street Trees

Street trees shall be provided within the greenscape/furnishing zone.

i. Street Trees. Street trees shall be selected from the plant list provided in
Subsection I1.D.3.d.vi., Plant List. Trees other than those in the Street Tree list may
be used in combination with the approved items, subject to landscape plan approval
by the City.

a) Planted within the required greenscape/furnishing zone as specified on each
Street Typography and Streetscape Standards graphic (Streetscape Standards
(Prototypical Streetscape Plans) in Subsection I1.A.3.c.ii.

b) Street trees are those listed below and shall be a minimum three-inch caliper
and at least ten feet in height, single trunk (or minimum four-cane/two-foot
diameter root ball for ornamental trees) at planting. Understory/ornamental
trees may be considered when conflicts exist with existing underground or
overhead utilities.

c) Within the first three years from planting, tree branches shall be maintained at
no less than six feet above the adjacent sidewalk and not less than ten feet
above on-street parking space or travel lane.

d) After three years from planting, trees shall be maintained at no less than seven
feet above the adjacent sidewalk and no less than fourteen feet above on-street
parking space or traffic lane.

ii. Additional Landscaping. Additional landscaping, where provided, such as shrubbery,
ornamental trees and grasses, and groundcover/vines, shall be selected from the
plant list in Subsection 11.D.3.d.vi., Plant List. Other materials may be used in
combination with materials from the plant list, subject to landscape plan approval
by the City.

iii. Plant Health. All plant material shall be No.1 grade, free from plant diseases, have a
healthy, normal root system, rounded branching pattern, and shall conform to the
code of standards set forth in the current addition of the American Standard for
Nursery Stock. Drought tolerant trees, plants and grasses are encouraged for
meeting landscaping requirements.

iv. Irrigation. Landscape material shall be irrigated by a mechanical underground
system with operating rain and freeze sensors. Irrigation systems provided within
the greenscape/furnishing zone shall be installed and maintained as provided in
Subsection II.A.3.b. Street Standards. Irrigation systems for all other landscaping
material shall be installed by the property owner.

v. Maintenance.

a) Except as provided in Subsection II.A.3.b. Street Standards, the property owner
is responsible for maintaining all landscaping material in accordance with the
approved landscape plan and all irrigation systems shall be maintained and
operable.

b) Except as provided in Subsection 11.D.3.b. Street Standards, dying plant material,
as determined by the City, shall be replaced by the property owner in
accordance with the approved landscape plan.
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vi. Plant list
a) Street Trees (minimum 3-inch caliper)
Allee EIm, Ulmus parvifolia 'Emer II'
Autumn Blaze Maple, Acer freemanii
Cathedral Live Oak, Quercus virginiana
Cedar Elm, Ulmus crassifolia
Homestead Elm, Ulmus ‘Homestead’
Locust / Shademaster Locust, Gleditsia triacanthos?
October Glory Maple, Acer rubrum 'October Glory'
Red Maple, Acer rubrum
Shantung Maple, Acer truncatum
Shumard Red Oak, Quercus shumardii®
Shade Master Locust, Gleditsia triacanthos ‘Shademaster’

b) Understory/Ornamental Trees (minimum four-cane/2-foot diameter root ball)
Roughleaf Dogwood, Cornus drummondii
Yaupon Holly, ilex vomitoria
(female only such as 'Pride of Houston' or 'Will Fleming')
Deciduous Holly, Warren's Red, ilex decidua (female only)
Crape Myrtle, Lagerstromia indica
Mexican Plum, Prunus mexicana
Mexican Redbud, Cersis canadensis var. mexicana
Oklahoma Redbud,Cersis reniformis 'Oklahoma'’

Texas Redbud, Cersis canadensis var. texensis
American Smoke Tree, Cotinus obovatus
Vitex, Vitex negundo 'Heterophylla'

Desert Willow, Chilopsis linearis

c) Shrubs for Screening (minimum 36-inches tall)
Dwarf Nandina, Nandina domestica nana
Dwarf Burford Holly, llex cornuta ‘burfordi nana’
Abelia Grandiflora, Abelia grandiflora
Red Yucca, Hesperaloe parviflora
Texas Sage, Leucophyllum frutescans
Indian Hawthorn, Raphiolepsis indica
Native Sumac, Rhus typhina
Dwarf Crape Myrle, Lagerstromia indica ‘nana’
Dwarf Yaupon Holly, llex vomitorria ‘nana’

d) Groundcover/Vines (minimum 1 gallon unless otherwise noted)
Asian Jasmine, Trachelosperum Asiaticum coloratus 4” pot, heavily rooted, full
Purple Winter Creeper, Euonymus 4” pot, heavily rooted, full
Santolina, Santolina virens
Cross Vine, bignonia capreolata
Coral Honeysuckle, Lonicera sempervirens
Purple Honeysuckle, Lonciera japonica ‘purperia’

Virginia Creeper, Parthenocissus quinquifolia
Lady Banks Rose, Rosa banksiaw lutea

2 Locust trees have a problem with reflected heat when young; trunk should be wrapped during early stages.
3 Should provide a limited root barrier to direct spreading roots downward.
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Wisteria, Wisteria sinensis 5 gallon container
Vinca (major), Vinca major 4” pot, heavily rooted, full
Common Bermuda, Cynodon dactyton
Fescues, Festuca rubra
Buffalo Grass, Buchloe dactyloides
e) Ornamental Grasses
Gulf Muhly Grass — Muehlenbergia lindheimeri
Feather Reed Grass
Mexican Feather Grass
Miscanthus
Indian Grass
Purple Autumn Grass
Or other Grass as approved by City Manager or designee

4. Architectural Standards

a.

Intent
The Employment Sub-district is envisioned to be an urban form business hub that builds
upon existing block layouts and building structure, maximizing development
opportunities. Repurposing existing building structures while using quality building
materials will reinforce this area as a major employment area for innovation and
entrepreneurship in the state. Exterior building materials should promote an eclectic
and industrial type design creativity envisioned for the Employment Sub-district.
Building facades facing a public street, trail or open space should provide visual interest
to add to the unique character of the Employment Sub-district. Retail, service and office
uses should have primary entrances to buildings located on the street(s) along which the
building is oriented.
Building Walls
i. Materials
Each exterior wall shall comply with the following materials requirements:
a) Primary Materials (265%)
1) Masonry
2) Stone
3) Glass
4) Finished concrete
5) Ventilated facade systems
6) Metal grading, cladding or panels
b) Secondary Materials (< 35%)
1) Stucco
2) Fiber cement panels
c) Accent Materials (<5%)
1) Pre-cast stone
2) Other as permitted by the building code and subject to City Manager or
designee approval
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ii. Alternative Materials

Shipping containers, which are retrofitted for occupancy as a permitted use, may be

permitted after review and approval by the city under Section IV.E, Minor

Modification to Code. This review shall include, but not be limited to health, safety,

proper siting and potential impact on surrounding properties. If this alternative is

approved, the materials requirements in subsection a) — c) above shall not apply.
iii. Techniques and Configurations

a) Blank facades are prohibited fronting along a public street or public open space
in lengths greater than fifty linear feet. Design treatments to address blank
facades may be expressed by a change in building plane, stepping portions of
facades in and out, using architectural features such as columns, changing types
or colors of materials, or mural signage in combination with other acceptable
design techniques. Design treatments are subject to City Manager or designee
approval based on the ability to enhance the pedestrian and visual environment
and can include items such as transparent windows and doors, display windows
and/or awnings.

b) Unless used as loading/unloading docks, side or rear facades facing a public
street or public open space shall be treated with equal design attention as the
front facade.

c) In buildings which have more than one material, the “heavier” material should
go below the “lighter” material (e.g. a curtain wall upper story with a stone
base).

c. Roofs and Parapets
The majority of existing roofs within the Employment Sub-district are flat creating a
distinct architectural character. New development is encouraged to keep with this
roofline character.
i. Materials

a) Roofs may be constructed of any material that is permitted by applicable
building codes.

b) For flat roofs, “Green Roofs” are encouraged and may be used in lieu of any
other roofing material.

ii. Techniques and Configurations
a) Roof penetrations (fans, exhaust, vents, etc.) must be finished and screened in
accordance with Subsection I.A.5.d., Roof-mounted Equipment.

d. Windows, Doors, Awnings and Canopies
Windows lining a building facade, where applicable for retail, service or office uses,
should establish the scale and rhythm of the streetscape for pedestrians. This scale is
controlled by the placement, type and sizes of windows. For commercial buildings
windows allow for goods and customers to be viewed, thus creating interaction
between the building and public realm.
i. Windows

a) Materials
1) Anodized aluminum, vinyl or metal
2) Window screens shall match the building frame material color or shall be

dark anodized. Window screens shall be prohibited on ground floor non-
residential buildings.
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3) Atthe ground floor level:

(a) Windows shall not be made opaque by signage or other application
treatments, except as allowed in Section Ill, Sighage. However, interior
sunscreens or blinds shall be permitted.

(b) Black glass, opaque glass and other “false window” techniques are
prohibited.

(c) Mirrored glass is prohibited where windows are visible from a public
street or open space. A Minor Modification may be requested to allow
mirrored glass for uses that demand higher levels of security.

Doors
a) Materials
1) Wood, clad wood, anodized aluminum, glass and/or metal
b) Techniques and Configurations
1) Service, security or garage doors are discouraged along street frontages;
however, these entries may be placed at alleys or internal parking areas.
Awnings and Canopies
a) Materials
1) Metal, canvas, or glass
b) Techniques and Configurations
1) Minimum eight-foot clearance above sidewalks and entryways.
2) Shall be of durable construction and architecturally consistent with the
architectural character of the building.
3) When used, shall be located to provide shading for exterior windows and
doors and shall cover the entire width of the window opening or group of
windows above which it is located.

e. Exterior Lighting

Intent.

a) Exterior illumination of building walls, landscaping, walkways, public art, and
parking areas should be incorporated into the development to provide an
opportunity to highlight unique architectural characteristics. Suspended cable
lights may be used for animating and down-lighting pedestrian passages, open
structures, outdoor dining areas, mews, and other exterior locations. Lighting
systems should be provided that enhance the public realm and create a positive
and safe atmosphere.

b) Lighting should be adequate to deter crime while controlling intensity that can
rob night vision and create light pollution. Additionally, controlling light glare
and light spilling onto adjacent properties will add to the quality of the Sub-
district. Equipment and lighting fixtures should be weather resistant and
durable to minimize maintenance.

Materials

a) Permitted Exterior Lighting
1) LED
2) Halogen
3) Metal Halide
4) Incandescent
5) Compact fluorescent
)

(2]

Neon lighting may be permitted subject to review and approval of a Minor
Modification.

DRAFT -10/17/2019 40 Richardson, Texas



PD Planned Development Collins/Arapaho TOD & Innovation District Form Based Code Section Il Sub-districts — Employment

b) Prohibited Exterior Lighting
1) High-intensity discharge (HID)

c) LED strip type lighting may be used; however, the LED strip shall not be visible
from a public street, trail or open space, or from adjacent properties.

d) A Minor Modification may be requested for review and approval of additional
lighting elements comparable to the above list of Permitted Exterior Lighting
and consistent with the intent of this subsection.

iii. Standards

a) Lighting levels shall comply with the standards for glare set forth in Article XXII-B
Performance Standards, Richardson Comprehensive Zoning Ordinance, as
amended or its successors.

b) Lighting shall be directed downward. Up-lighting of building walls is prohibited.

c) Lighting of signage, parking and pedestrian walkways shall be controlled or
narrowly focused.

d) Placement and shielding of light sources shall be done to limit visual impact.
Full cut-off metal fixtures are required.

e) Distracting, flashing, traveling or animated lighting is not permitted.

f. Outdoor Seating Areas
Outdoor seating areas (including patios and roof-top areas) are allowed and may be
partially or fully enclosed in accordance with the requirements below. These
requirements are not intended to prohibit the use of patio umbrellas.
i. Permanent Outdoor Seating Areas:

a)

b)
c)

d)

f)

g)
h)

DRAFT - 10/17/2019

May be allowed as an accessory structure and shall be architecturally consistent
with the primary building it is serving.

May be placed between the established building line and right-of-way line.
Shall not encroach into the minimum required sidewalk per the applicable
Employment Sub-district Street Typology and Streetscape Standards (Section
I1LA.3.).

May be enclosed by a perimeter fence and/or wall which shall be constructed of
tubular steel, wood, masonry and/or a combination thereof, and shall not
exceed forty-two inches in height. A Minor Modification may be requested for
review and approval of additional materials or fence heights consistent with the
intent of this subsection.

Shall be a minimum 50% open or transparent.

May be enclosed temporarily (except as noted in v. below); however, the
temporary enclosure shall only be constructed of canvas, screen mesh, sun
shade fabric, clear vinyl and/or other materials as approved by the City Manager
or designee. Materials shall not be used which are not intended for outdoor
use.

Shall comply with building and fire codes.

Shall be maintained in good condition free from damage including but not
limited to tears, cuts, rips, holes, stains, cloudiness appearance, or other
dilapidation.

Shall be subject to site plan review and approval.
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Temporary or Pop-Up Outdoor Seating Areas

a) Outdoor seating areas which are not actively utilized on a frequent basis shall be
considered temporary or pop-up in nature. As such, the City may approve a
Minor Modification to allow the temporary or pop-up outdoor seating area for
the location identified by the applicant.

g. Fences/Screening Walls
Fences and screening walls are allowed in accordance with the requirements below.
Additionally, except as listed in this Code, fencing and screening walls shall comply with
Chapter 6, Buildings and Building Regulations and Chapter 22, Traffic of the City’s Code
of Ordinances, as amended or its successors. Fences and screening walls:

vi.

Vii.

Shall not be placed between the established building line and right-of-way line

(except as noted in vii.a). in this subsection).

Shall not be placed within the front yard building setback (except as noted in vii.b).

in this subsection).

May have a vehicle ingress/egress gate provided that the gate is setback a minimum

twenty feet from the right-of-way line. Such gate shall not open outward towards

the right-of-way.

Shall be constructed as follows:

a) Permitted materials. Materials permitted are wood, concrete, masonry, chain
link, wrought iron, metal tubing, vinyl, fiberglass composite or other materials
approved by the building official for exterior exposure as fence material.

b) Prohibited materials. Materials prohibited are barbed wire, razor ribbon, sheet
metal, corrugated steel and fiberglass panel, plywood or any other similar
material manufactured for other uses.

c) Exception. Barbed wire may be approved by the City Manager or designee for
fences in rear and side yards when the following conditions are met:

1) All strands of barbed wire must be a minimum of six feet above ground
level.

2) All barbed wire fences must be located a minimum of 300 feet from any
residentially zoned district.

3) Barbed wire fences shall not be visible from streets, public open spaces,
trails, or special sites as illustrated in the Employment Sub-district
Regulating Plan.

Shall not exceed eight feet in height (except as noted in vii.c). below).

Shall be constructed so that the finished side of the fence or screening wall which is

visible from streets and/or public open spaces, will face outward.

When used for contracting operation, motor vehicle body shop, motor vehicle

repair shop (minor or major), or motor vehicle storage lot uses, only fences (not

screening walls):

a) May be placed between the established building line and right-of-way line.

b) May be located within the front yard building setback.

c) When located between the established building line and the right-of-way, the
following shall apply:

1) Shall be limited to maximum 60 inches in height.

2) Shall be a minimum 50% open or transparent.

3) Shall be constructed of tubular steel or other similar material as approved
by the City Manager or designee.
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viii. When used for perimeter security fencing for uses that demand higher levels of

security, a Minor Modification may be requested to allow fencing to be:

a) Placed between the established building line and right-of-way line.

b) Located within the front yard building setback.

c) When located between the established building line and the right-of-way, the
following shall apply:
1) Shall be a minimum 50% open or transparent.
2) Shall be constructed of tubular steel or other similar material as approved

by the City Manager or designee.

5. Mechanical, Service Areas and Utilities

a.

Intent

Loading and outdoor storage areas, mechanical and rooftop equipment, refuse storage

containers and utility accessories shall be screened to reduce the visual impact of these

elements on adjoining properties and public rights-of-way in accordance with the Code.

Properties shall be exempt from Section 21-47. Screening and Open Space of Chapter 21

Richardson Subdivision and Development Ordinance, as amended or its successors.

Loading Docks/Areas

i. Off-street loading docks/areas for non-residential uses may be screened, except in
the following instances where off-street loading docks/areas shall be screened:

a) Off-street loading docks/areas for non-residential uses located within fifty feet
of a single-family residential zoning district shall screen the side facing the
residential district by minimum eight-foot tall masonry screening walls
architecturally consistent with the principal building on the site.

Outdoor Storage

i. Outside storage areas as an accessory use shall be located behind a principal
building and shall be screened from view of streets, public open spaces, trails and
adjacent properties. Screening shall consist of the following:

a. Masonry walls (minimum six feet tall, maximum eight feet tall) architecturally
consistent with the principal building on the site;

b. Tubular steel fence (minimum six feet tall, maximum eight feet tall) with an
irrigated, solid landscape screen consisting of evergreen variety trees and/or
shrubs maintained at a minimum height of six feet within two years of planting;
or

c. Any combination of the above.

ii. Materials, equipment or commodities shall be stacked no higher than the height of
the screening mechanism (maximum eight feet tall).

iii. If the area behind the principal building is adjacent to a Special Site as illustrated on
the Employment Sub-district Regulating Plan, outdoor storage may be moved to the
least conspicuous area of a side yard.

iv. Outdoor storage as a primary use is prohibited.

Roof-mounted Equipment

i. All roof-mounted equipment, including fans, vents, and air conditioning units and
cooling towers, shall be screened from the view of the public to eliminate the view
of the equipment.

ii. The height of the screening device shall be the height of the tallest element of roof-
mounted equipment.
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iii. A parapet or architectural design element on a building may screen mechanical
equipment; however, the parapet shall not exceed the maximum building height
allowed in the Employment Sub-district. Mechanical equipment taller than the
parapet or architectural design element shall be screened by an additional screening
device to achieve the required screening height.

iv. The outside of the screening device shall be painted or finished in a similar color to
the building fagade, trim or roof surface.

v. Roof-mounted equipment and the inside of the screening device shall be painted
similar to the color of the roof surface in order to minimize the visibility of the
equipment and screening mechanism from overhead views from adjacent
properties.

e. Dumpsters

Any dumpsters, compactors, grease dumpsters, recycling dumpsters or any other waste

or garbage containers, or combination thereof (hereafter referred to as “containers”)

located outside an enclosed building, shall be sited and screened in accordance with the
following:

i. Containers shall be located on a concrete pad that is enclosed on three sides with
minimum six-foot tall masonry walls; the exterior of the masonry walls shall be
architecturally compatible in design to the primary buildings on the site using
common colors and building materials.

ii. Containers including the required masonry screening walls shall not project into or
be located within the required front yard. Containers may be located in a rear yard
or interior side yard.

iii. Containers must be fully serviceable. If serviced from an alley, fire lane or other
means of access, the container placement must be sited in accordance with the
City’s Dumpster/Compactor Pad Detail. Dumpsters may also be serviced at the end
of an access driveway/fire lane (i.e. head-in at the end of the drive).

iv. Screening is not required if containers are otherwise screened from view by
intervening buildings.

v. A Minor Modification may be requested to allow for alternate container placement
standards in order to accommodate servicing the container if it is not feasible to site
the container in accordance with the requirements of this subsection. Screening
requirements shall not be waived.

f.  Ground-mounted Equipment, Utility Meters and Other Utility Apparatus

i. Ground-mounted equipment (including air conditioning units, generators and
mechanical equipment), utility meters and other utility apparatus (including
transformers), should be located to the rear of the structure or to the side of the
structure in a designated utility or service yard.

ii. Ground-mounted equipment (including air conditioning units, generators and
mechanical equipment), utility and other utility apparatus (including transformers)
shall be screened from the view of public streets, public open space and trails.
Screening is not required if equipment is otherwise screened from the public view
through intervening buildings or parameter fencing.
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iii. Screening, where required, shall meet minimum clearances required by affected
utility companies. Screening methods include:
a) Landscaping, including trees or evergreen shrubbery;
b) Masonry walls architecturally consistent with the principal building on the site;
c) Tubular steel fence in conjunction with evergreen shrubbery; or
d) Other material subject to review and approval of a Minor Modification
consistent with the intent of this subsection.
Wall-mounted equipment
Wall-mounted equipment, including meters (such as banks of electric meters) shall be
screened from the view of public streets, public open space and trails. Screening is not
required if equipment is otherwise screened from the public view by intervening
buildings or parameter fencing. Screening shall meet minimum clearances required by
affected utility companies. Screening methods include:
i. Landscaping, including trees or evergreen shrubbery;
ii. Masonry walls architecturally consistent with the principal building on the site;
iii. Tubular steel fence in conjunction with evergreen shrubbery;
iv. Other material subject to review and approval of a Minor Modification consistent
with the intent of this subsection; or
v. Wall-mounted screening devices, such as cabinets, which are architecturally
compatible with the building facade that the device is mounted on.

6. Residential Zoning District Adjacency

a. Properties shall be exempt from Section 21-47. Screening and Open Space of Chapter 21
Richardson Subdivision and Development Ordinance, as amended or its successors.

b. Where non-residential uses are located adjacent to single family residential zoning
district and not separated by a minimum fifty-foot right-of-way street or greater, a
minimum six-foot tall masonry screening wall shall be provided.

7. Signage

Signage, where provided, shall be in accordance with Section lll, Signage.
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B. Greenville

The vision for the Greenville Sub-district is to create a vibrant, high quality mixed-use district
which focuses on providing a mix of employment opportunities, neighborhood retail services
and housing opportunities for Richardson’s workforce. A variety of housing types, styles and
densities are supported in this Sub-district. A pedestrian-oriented, walkable environment is
desired to connect with the mixed-use, walkable development adjacent to the west. This shall
be accomplished through: the arrangement of newly constructed and/or repurposed buildings
that frame public open spaces; connectivity to Duck Creek amenities and the DART Arapaho
Center Station; high quality building design and construction materials that complements the
development on the west side of Greenville Avenue; and streetscape enhancements including,
but not limited to, street trees, lighting, street furniture, bicycle lane connectivity and signage.

1. Regulating Plan
The Greenville Sub-district Regulating Plan on the following page shall apply to all properties
within the Greenville Sub-district.
a. Special Sites
i. Within this Regulating Plan is an identified “Special Site” along Duck Creek to
encourage new open space, activation and amenities for which a special
development plan may be appropriate during development/redevelopment. Duck
Creek is active drainage channel which traverses through the Greenville,
Employment, and Duck Creek sub-districts. This creek is envisioned to serve as a
natural amenity with the encouragement of trail-oriented design for adjacent
properties. As redevelopment occurs in this Sub-district, careful consideration and
design should be applied to incorporate the creek as an active open space amenity.
b. Portal Improvements
Portal Improvements are important features located around the Employment Sub-
district intended to identify key entrances or nodes in this Sub-district. Portal
Improvements can take a variety of forms including architectural features, signage,
landscaping, or enhancements to existing bridge structures. At the time of development
or redevelopment, properties within or adjacent to a Portal Improvement site will be
evaluated on a case-by-case basis for potential inclusion of portal/entryway features.
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Greenville Sub-district Regulating Plan
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2. Building and Envelope Standards

The Building and Envelope Standards which regulate site improvements and land uses for

properties within the Greenville Sub-district are as identified on the following pages. The

Building and Envelope Standards shall be used in accordance with the Greenville Sub-district

Regulating Plan and Street Typology and Streetscape Standards.

a. Use

i. The following uses are allowed in the Greenville Sub-district as follows. Special

Permit Uses shall require review and approval as per Article XXII-A, Special Permits,
Richardson Comprehensive Zoning Ordinance, as amended or its successors. If a use
is not specified in the table in this subsection, then the use is prohibited, and the
Code must be amended in accordance with Article XXIX, Changes and Amendments,
Richardson Comprehensive Zoning Ordinance, as amended or its successors, in
order to allow such use.

How
Greenville Use Type Pl-):t:rrnrrlltitt'ta:d Supplemental Use Regulations
S-Special Use
Residential
Adaptive Reuse P See Subsection II.B.2.a.ii.a)., Adaptive Reuse
Live/Work P See Subsection I1.B.2.a.ii.b)., Live/Work
Multi-Family P See Subsection II.B.2.a.ii.c)., Multi-Family
Single-Family Detached S Minimum floor area 500 square feet. As
defined by this Ordinance in Section V.
Townhome P Minimum density of ten dwelling units per
acre.
Non-Residential
Antenna, Accessory
Antenna, Commercial See Article XXII-E, Supplemental Regulations
Antenna, Commercial, in Excess of Three S for Certain Uses, Richardson Comprehensive

Antennas Zoning Ordinance, as amended or its
Antenna, Freestanding successors.

Antenna, Mounted
Art Gallery

Assisted Living Facility

Bakery

Bank or Financial Institution

Barber or Beauty Salon Skin and nail care as accessory use only.

»nw| Y| U | wW| TU| O[O

Beer and Wine Package Sales - 75% or more
Revenue from Sales of Beer and/or Wine

Beer and Wine Package Sales - Less than 75% P
Revenue from Sales of Beer and/or Wine
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How
. Permitted .
Greenville Use Type P-Permitted Supplemental Use Regulations
S-Special Use

Boarding Kennel S See Article XXII-E, Supplemental Regulations
for Certain Uses, Richardson Comprehensive
Zoning Ordinance, as amended or its
successors.

Catering Service P

Child Care Center S See Article XXII-E, Supplemental Regulations
for Certain Uses, Richardson Comprehensive
Zoning Ordinance, as amended or its
successors.

Church P

Collaborative Co-Working Space P

Commercial Entertainment, Indoor S

Commercial Entertainment, Outdoor S

Construction Field Office P

Contracting Operation P

Cultural/Community Center P

Data Center P

Distribution Center P

Electrical Substation S

Event Center S

Fine Arts Studio P

Food Truck Park S

Fraternal Organization P

Health Club P

Helipad S

Home Occupation P See Article |, Title Definitions, General
Provisions, Auto Wrecking Yards and
Swimming Pools, Richardson Comprehensive
Zoning Ordinance, as amended or its
successors.

Hospital S

Hotel, Full Service P

Hotel, Other S

Independent Living Facility S

Large Scale Retail/Service Store S

Laundry or Dry Cleaning Service P Not to exceed 6,000 SF

Laundry Pick Up Station P

Mailing Service P

Manufacturing Facility P

Manufacturing Facility, Artisanal P
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How
Permitted
