
 
 

AGENDA 
CITY OF ALLEN 

PLANNING AND ZONING COMMISSION 
REGULAR MEETING 
JUNE 2, 2020 - 7:00 PM 

CONDUCTED VIA VIDEO CONFERENCE 
 

This City of Allen Planning and Zoning Commission meeting will be conducted 

with the members of the Commission participating remotely via video 

conference. The facility will not be open to the public. 

 

Members of the public are entitled to participate remotely via broadcast by 

webinar. To speak remotely at the Planning and Zoning Commission Meeting, 

speakers must: 

• Submit the online registration form found at: PZ Speaker Registration not 

later than 3 p.m. on Tuesday, June 2, 2020. 

• Once the registration form is received, registered speakers will receive either 

an email or phone call providing the telephone number to call on the date of 

the meeting. 

• Speakers must call not later than 6:45 p.m. on the date of the meeting in 

order to be allowed to speak. Late callers will not be accepted and will not be 

allowed to speak. 

• Handouts or other information that a member of the public desires to provide 

to the Commission must be emailed to planningsubmittals@cityofallen.org 

by 3 p.m. on June 2nd to ensure the information is able to be provided to the 

Commissioners in advance of the meeting. 

 

The meeting will be live streamed on Allen City TV at 

www.cityofallen.org/982/ACTV for those wanting to watch the meeting but not 

address the Commission. 

Call to Order and Announce a Quorum is Present 

Pledge of Allegiance 

Director's Report 

1. Action Taken on the Planning and Zoning Commission Items by City Council at the 
May 26, 2020, Regular Meeting. 

 

 

 

 

 

 

 

https://forms.office.com/Pages/ResponsePage.aspx?id=D-ZxTzEcxUWhNtqHVXCaeB8CGOZSxpxLqCDba7m5svZURElMOUpUUE9YNDhMWk1WN1dCQzhJRUpCWC4u
mailto:planningsubmittals@cityofallen.org
http://www.cityofallen.org/982/ACTV


Consent Agenda 

(Routine P&Z business. Consent Agenda is approved by a single majority vote. 
Items may be removed for open discussion by a request from a Commission 
member or member of staff.) 

2. Approve Minutes from the May 19, 2020, Planning and Zoning Commission 
Regular Meeting. 

3. Final Plat - Consider a Request for a Final Plat for Twin Creeks Crest, Lot 1,Block 

A, Being 3.92± Acres of Land in the John Fyke Survey, Abstract No. 325; Generally 

Located at the Southeastern Corner of the Intersection of Bossy Boots Drive and 

Stockton Road. (PL-050820-004) [Twin Creeks Crest] 

 

Regular Agenda 

4. Public Hearing - Conduct a Public Hearing and Consider a Request to Amend the 
Development Regulations of Planned Development PD No. 134 Mixed Use 
"MIX" and to Adopt a Zoning Exhibit, Regulating Plan, Parks and Open Space 
Plan, Street Diagram, Street Cross Sections, Driveway Plan, West Lake Park 
Conceptual Plan, Lot Plan, and Ridgeview Section Plan for an Approximately 
135.35± Acre Tract of Land Located in the J. W. Parsons Survey, Abstract No. 
705; J. W. Roberts Survey, Abstract No. 7762; and John Phillips Survey, 
Abstract No. 718 and Generally Located at the Southeastern Corner of the 
Intersection of State Highway 121 and Alma Drive. [ZN-012420-0003] (The 
Farm) 

 

Executive Session (As needed) 

As authorized by Section 551.071(2) of the Texas Government Code, this meeting 
may be convened into closed Executive Session for the purpose of seeking 
confidential legal advice from the City Attorney on any agenda item listed herein. 

Adjournment 

This notice was posted at Allen City Hall, 305 Century Parkway, Allen, Texas, at a place 
convenient and readily accessible to the public at all times. Said notice was posted on 
Friday, May 29, 2020 at 5:00 p.m. 

 

 

 

_________________________________ 
Shelley B. George, City Secretary 

 

 

 
Requests for sign interpreters or special services must be received forty-eight (48) hours 
prior to the meeting time by calling the City Secretary at 214-509-4105. 



PLANNING AND ZONING COMMISSION AGENDA COMMUNICATION

AGENDA DATE: June 2, 2020

SUBJECT: Action Taken on the Planning and Zoning
Commission Items by City Council at the May 26,
2020, Regular Meeting.

STAFF RESOURCE: Marc Kurbansade, AICP
Director of Community Development

BACKGROUND

There were no items taken to the May 26, 2020 City Council Regular Meeting.
 



PLANNING AND ZONING COMMISSION AGENDA COMMUNICATION

AGENDA DATE: June 2, 2020

SUBJECT: Approve Minutes from the May 19, 2020, Planning
and Zoning Commission Regular Meeting.

STAFF RESOURCE: Hayley Angel, AICP
Planner II

ATTACHMENTS:
Description
Minutes from the May 19, 2020, Regular Meeting



PLANNING AND ZONING COMMISSION 
REGULAR MEETING 

May 19, 2020 
 

ATTENDANCE: 
 
Commissioners Present: 
Ben Trahan, Chair 
Stephen Platt, Jr., 1st Vice-Chair  
Michael Orr, 2nd Vice-Chair 
Gene Autrey 
Dan Metevier 
John Ogrizovich 
Elias Shaikh 
 
City Staff Present: 
Marc Kurbansade, AICP, Director of Community Development 
 

Call to Order and Announce a Quorum is Present: 
With a quorum of the Commissioners present, Chair Trahan called the meeting to order at 7:03 p.m. via 
video conference. 

Director’s Report 
1. Mr. Kurbansade discussed the action taken on the Planning & Zoning Commission items by City 

Council at the April 28, 2020, Regular Meeting, and May 12, 2020, Regular Meeting.   

Consent Agenda (Routine P&Z business: Consent Agenda is approved by a single majority vote.  Items 
may be removed for open discussion by a request from a Commission member or member of staff.)  
Chair Trahan invited anyone wishing to speak on a Consent Agenda item may do so by completing a 
public speaker card. 

2. Capital Improvement Plan (CIP) Status Report 

3. Approve Minutes from the April 21, 2020 Planning and Zoning Commission Regular 
Meeting.  

Motion: Upon a motion by Commissioner Shaikh, and a second by Commissioner 
Autrey, the Commission voted 7 IN FAVOR and 0 OPPOSED to approve the 
Consent Agenda as presented.  The motion carried. 

 
Regular Agenda  
4. Public Hearing - Conduct a Public Hearing and Consider the Proposed Amendments to the Allen 

Land Development Code relating to Article I, "General Provisions" to add a new Section 1.11, 
"Lots Located in More than One Zoning District;" Amending Section 4.06, "Changes and 
Amendments" regarding the denial of applications for zoning amendments with and without 
prejudice; Amending Section 4.20.2, "Schedule of Principal Uses" by removing Beer & Wine 
Package Sales Use and Beer & Wine Package Sales With Greater Than 50% Revenue From Beer 



Planning and Zoning Commission 
May 19, 2020 
Page 2  
 

 
& Wine Use; Repealing Section 6.03.8, "Beer and Wine Package Sales—Regulations"; Repealing 
Section 6.03.9, "Beer and Wine Package Sales Permit Process"; Amending Section 
6.04.1.4."Types of Temporary Use Permits" by amending regulations relating to temporary use 
permits for temporary food vendors and food truck sites; Amending Section 6.05.3, "Site Plan 
Details" to correct formatting errors in subsection 2 "Site Plan" and require inclusion of a legend; 
Repealing Section 6.06.8 "Outdoor Storage and Display"; Amending Section 6.06.11, "Solar 
Panels" by amending regulations relating to location and color of solar panels; Amending 
Subsection c.i. of Section 6.06.15 "Mobile Food Establishments" relating to operation of a mobile 
kitchen at a food truck site; Amending Section 7.03.3.3, "Refuse and Recycling Collection 
Enclosures" relating to location and screening of refuse and recycling collection areas; Amending 
Section 7.03.4.3.a, "Light Trespass" by amending the regulations to permit light trespass between 
adjacent nonresidential uses; Amending Section 7.04.1, "Vehicle Parking" to add regulations 
relating to dead-end parking; Amending Subsection 1.c. of Section 8.02.4 "Administrative 
Approval of Certain Amending Plats, Minor Plats and Replats" to correct a scrivener's error; 
Amending Section 8.03.3, "Preliminary Plat" to require a plat note relating to perpetual 
maintenance of open space and common areas; Amending Section 8.03.4, "Final Plat" to require 
a plat note relating to perpetual maintenance of open space and common areas; Amending in its 
entirety and retitling Section 8.05.7, "Median Cuts" relating to median cuts and requirements for 
establishment of cross access between properties; Amending Appendix A, "Definitions" by 
deleting the definition for "Beer and Wine Package Sales;" and amending the definition of 
"Outdoor Storage".  

 
Mr. Kurbansade, Community Development Director, presented the item to Commission. 
 
Mr. Kurbansade noted that staff is in support of the agenda item. 
 
Chair Trahan opened the public hearing. 
 
Adelia Scaife, 403 W Coats Drive, Allen, Texas, spoke in opposition of the item.   
 
Chairman Trahan closed the public hearing. 
 
The Commission discussed: 

• Solar panel color and material, 
• Outdoor storage and parking,  
• Dead-end parking, and 
• Temporary dumpster screening locations. 

 
Motion: Upon a motion by Commissioner Ogrizovich, and a second by Commissioner 

Shaikh, the Commission voted 6 IN FAVOR and 1 OPPOSED, Commissioner 
Autrey, to recommend approval of the proposed amendments to the Allen 
Land Development Code, as presented, with the modification that Section 
6.06.8 not be repealed as originally advertised. The motion carried. 

 



Planning and Zoning Commission 
May 19, 2020 
Page 3  
 

 
Executive Session (As Needed)  
The Executive Session was not held. 

Adjournment 
The meeting adjourned at 7:38 p.m. 

These minutes approved this ________ day of _______________ 2020. 
 
 
__________________________________  ___________________________________  
Ben Trahan, Chair     Rolandrea Russell, Planner 

  



PLANNING AND ZONING COMMISSION AGENDA COMMUNICATION

AGENDA DATE: June 2, 2020

SUBJECT: Final Plat - Consider a Request for a Final Plat for
Twin Creeks Crest, Lot 1, Block A, Being 3.92± Acre
of Land in the John Fyke Survey, Abstract No. 325;
Generally Located at the Southeastern Corner of the
Intersection of Bossy Boots Drive and Stockton
Road. (PL-050820-004) [Twin Creeks Crest]

STAFF RESOURCE: Rolandrea Russell
Planner

BOARD / COMMISSION ACTION: Planned Development No. 108 - Approved October
2011
Planned Development No. 108 - Approved July 2012 
Preliminary Plat - Approved September 2012

LEGAL NOTICES: None

ANTICIPATED COUNCIL DATE: None

BACKGROUND

The subject property is located at the southeastern corner of the intersection of Bossy Boots Drive and
Stockton Road. The properties to the north, south, east, and west are zoned Planned Development PD No.
108 Mixed Use MIX. 

The property is zoned Planned Development No. 108 Mixed Use MIX. A site plan for the proposed Lot 1
was approved in December 2019. Platting is the last step in the development process. 

The Final Plat shows one lot at a total of 3.92± acres. There are two points of access into the site -- one off
Stockton Drive and one off Webster Drive. The plat also shows various easements and a right-of-way
dedication required for development of the property. 

The Final Plat has been reviewed by the Technical Review Committee and is generally consistent with the Site
Plan and meets the requirements of the Allen Land Development Code.

STAFF RECOMMENDATION

Staff recommends approval

MOTION



I move to approve  the Final Plat of Lot 1, Block A, Twin Creeks Crest, as presented.

ATTACHMENTS:
Description
Final Plat
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TWIN CREEKS BUSINESS PARK
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TWIN CREEKS BUSINESS PARK, INC.
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*ABS A0325, JOHN FYKE SURVEY, TRACT 3

PER COLLIN COUNTY APPRAISAL DISTRICT*
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*ABS A0325, JOHN FYKE SURVEY,TRACT 5

PER COLLIN COUNTY APPRAISAL DISTRICT*
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LOT 3, BLOCK D

BOSSY BOOTS ADDITION

CAB. 2019, PG. 405

P.R.C.C.T.
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R.O.W. DEDICATION

BY THIS PLAT

15' TRAIL &

MAINTENANCE

EASEMENT

20' TRAIL &

MAINTENANCE

EASEMENT

Drafter

Project

Date

JDC

05/29/2020

1905.008-02

VICINITY MAP

(NOT TO SCALE)

FINAL PLAT

TWIN CREEKS CREST

LOT 1, BLOCK A

BEING 3.918 ACRES OF LAND SITUATED IN THE

JOHN FYKE SURVEY, ABSTRACT No. 325,

CITY OF ALLEN, COLLIN COUNTY, TEXAS

0.023 ACRES DEDICATED AS RIGHT-OF-WAY

EAGLE SURVEYING, LLC

210 S. Elm Street, Suite: 104

Denton, TX 76201

(940) 222-3009

TX Firm #10194177

SURVEYOR

Eagle Surveying, LLC

Contact: John Cox

210 S. Elm Street, Suite: 104

Denton, TX 76201

(940) 222-3009

ENGINEER

KJ Environmental Management, Inc.

Contact: Scott Graves

500 Moseley Road

Cross Roads, TX  76227

(940) 387-0805

= DOCUMENT NUMBERDOC. NO.

= CAPPED IRON ROD FOUNDCIRF

PLAT RECORDS,

P.R.C.C.T.

= VOLUMEVOL

= PAGEPG

COLLIN COUNTY, TEXAS

=

OFFICIAL PUBLIC RECORDS,

O.P.R.C.C.T.

COLLIN COUNTY, TEXAS

=

LEGEND

= POINT OF BEGINNINGPOB

= IRON ROD FOUNDIRF

OWNER

Twin Creeks Crest, LLC

Contact: Amir A. Odeh

607 Pilot Point Drive

Allen, TX  75013

(972) 727-7997

PAGE 1 OF 2

N

1" = 50'

0 5025

PREPARED ON: MAY 11,2020

1st SUBMITTAL = 5/11/2020

SUBMITTAL LOG

2nd SUBMITTAL = 5/22/2020

N

3rd SUBMITTAL = 5/28/2020

LOT SUMMARY TABLE

GROSS

R.O.W. DEDICATED

NET

3.918 AC.

0.023 AC.

3.894 AC.

170,649 S.F.

1,012 S.F.

169,637 S.F.

4th SUBMITTAL = 5/29/2020
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LINE TABLE

LINE BEARING DISTANCE

L1 S 60°20'58" W 30.03'

L2 N 32°11'01" W 75.73'

L3 S 57°48'59" W 100.68'

L4 N 32°50'37" W 96.01'

L5 N 57°48'59" E 133.29'

L6 N 49°08'58" E 90.34'

L7 N 40°51'02" W 76.27'

L8 S 40°51'02" E 43.99'

L9 N 90°00'00" E 80.77'

L10 N 00°00'00" W 61.20'

L11 N 90°00'00" E 24.00'

L12 S 00°00'00" E 135.87'

L13 S 38°42'58" W 80.80'

L14 S 57°48'59" W 84.54'

L15 S 32°11'01" E 69.85'

L15 S 60°20'58" W 30.03'

L16 N 57°43'56" E 86.75'

L17 N 49°08'58" E 78.74'

L18 N 90°00'00" E 28.92'

L19 S 38°42'58" W 64.80'

L20 S 57°50'57" W 51.87'

L21 S 60°17'17" W 73.70'

L22 S 57°48'59" W 96.14'

L23 S 00°07'33" W 20.00'

L24 N 89°52'27" W 20.00'

L25 N 00°01'18" W 3.81'

L26 S 48°16'37" W 26.67'

L27 N 90°00'00" W 115.89'

L28 S 42°01'26" W 15.42'

L29 S 37°10'15" W 33.97'

L30 N 39°00'20" W 9.99'

L31 N 37°27'50" E 35.32'

L32 N 42°01'26" E 14.45'

L33 N 90°00'00" E 117.70'

L34 N 48°16'37" E 31.77'

L35 N 00°01'18" W 3.81'

L36 N 32°50'37" W 50.52'

L37 S 57°09'23" W 26.40'

L38 S 32°50'37" E 5.00'

L39 S 57°09'23" W 20.00'

L40 N 57°09'23" E 20.00'

L41 S 32°50'37" E 5.00'

L42 N 57°09'23" E 36.40'

L43 S 32°50'37" E 51.07'

L44 N 60°20'58" E 251.47'

L45 S 44°16'38" E 10.00'

L46 S 31°24'24" E 8.70'

L47 S 57°40'26" W 48.22'

L48 S 32°49'15" E 53.84'

L49 S 74°48'47" E 9.14'

L50 S 32°50'37" E 50.63'

L51 S 81°58'10" E 18.48'

L52 N 81°58'10" W 31.71'

L53 N 32°50'37" W 51.06'

L54 N 74°48'49" W 9.14'

L55 N 32°49'15" W 66.03'

L56 S 77°02'15" E 14.11'

L57 S 32°09'21" E 30.84'

L58 N 32°09'21" W 26.27'

L59 N 77°02'15" W 19.93'

L60 N 51°17'02" W 6.72'

L61 N 38°42'58" E 10.00'

L62 S 51°17'02" E 7.58'

L63 N 45°00'00" W 7.10'

L64 N 45°00'00" E 10.00'

L65 S 45°00'00" E 8.67'

L66 N 90°00'00" E 39.76'

L67 S 45°00'00" E 55.39'

L68 N 45°00'00" W 58.84'

L69 N 90°00'00" W 33.99'

L70 S 54°05'54" E 17.19'

L71 N 90°00'00" E 8.85'

L72 N 00°00'00" W 3.60'

L73 N 90°00'00" E 9.97'

L74 S 00°00'00" E 13.60'

L75 N 90°00'00" W 22.07'

L76 N 54°04'59" W 20.79'

LINE TABLE

LINE BEARING DISTANCE

CURVE TABLE

CURVE DELTA ANGLE RADIUS TANGENT PI ARC LENGTH CHORD LENGTH CHORD BEARING

C1 19°34'16" 1040.00' 179.37' 5+25.56 355.24' 353.52' N 47°22'15" E

C2 36°45'28" 50.00' 16.61' 7+18.05 32.08' 31.53' N 55°57'48" E

C3 28°40'44" 90.00' 23.01' 8+07.62 45.05' 44.58' N 88°40'50" E

C4 13°53'22" 276.25' 33.65' 8+63.31 66.97' 66.80' S 83°56'48" E

C5 61°41'55" 275.00' 164.25' 12+22.44 296.13' 282.03' S 29°30'01" W

C6 90°00'00" 20.00' 20.00' 0+95.73 31.42' 28.28' N 77°11'01" W

C7 8°40'01" 30.00' 2.27' 4+39.39 4.54' 4.53' N 53°28'58" E

C8 90°00'00" 30.00' 30.00' 5+62.00 47.12' 42.43' N 04°08'58" E

C9 1°39'41" 1040.00' 15.08' 6+70.47 30.16' 30.16' N 43°17'30" E

C10 49°08'58" 30.00' 13.72' 7+43.26 25.73' 24.95' S 65°25'31" E

C11 90°00'00" 30.00' 30.00' 8+66.05 47.12' 42.43' N 45°00'00" E

C12 38°42'58" 54.00' 18.97' 11+23.22 36.49' 35.80' S 19°21'29" W

C13 19°06'01" 30.00' 5.05' 12+26.58 10.00' 9.95' S 48°15'58" W

C14 90°00'00" 30.00' 30.00' 13+46.08 47.12' 42.43' S 12°48'59" W

C15 89°20'24" 10.00' 9.89' 1+79.73 15.59' 14.06' N 77°30'49" W

C16 88°21'19" 30.20' 29.34' 2+14.78 46.57' 42.09' N 12°15'16" E

C17 19°13'23" 20.57' 3.48' 3+22.23 6.90' 6.87' N 54°38'15" E

C18 43°30'07" 66.76' 26.64' 4+31.02 50.69' 49.48' N 25°14'45" E

C19 90°56'53" 30.10' 30.60' 4+85.68 47.78' 42.92' N 44°33'31" E

C20 128°42'58" 30.00' 62.50' 5+94.27 67.40' 54.09' S 25°38'31" E

C21 19°06'01" 30.00' 5.05' 6+69.02 10.00' 9.95' S 48°15'58" W

C22 16°02'12" 136.83' 19.27' 2+05.65 38.30' 38.17' S 40°31'26" W

C23 21°35'21" 112.79' 21.51' 2+46.18 42.50' 42.25' S 41°25'45" W

C24 6°52'33" 1070.00' 64.28' 3+80.85 128.41' 128.33' S 47°49'27" W

C25 6°45'39" 1063.41' 62.81' 5+17.78 125.48' 125.41' N 47°52'05" E

C26 20°57'29" 122.79' 22.71' 6+52.92 44.92' 44.67' N 41°35'19" E

C27 18°20'35" 126.83' 20.48' 6+95.60 40.60' 40.43' N 39°13'53" E

C28 15°01'11" 264.57' 34.88' 3+98.81 69.35' 69.16' N 52°50'22" E

Drafter

Project

Date

1.) The purpose of this plat is to create an official lot of record and to dedicate easements.

2.) This property is located in "Non-shaded Zone X" according to the F.E.M.A. Flood Insurance

Rate Map dated June 2, 2009 as shown on Map Number 48085C0385J.

3.) The grid coordinates shown on this plat are based on GPS observations utilizing the AllTerra

RTKNET Cooperative network. NAD 83(2011) State Plane Coordinate System (Texas North

Central Zone - 5351).

4.) Selling a portion of this addition by metes and bounds is a violation of City Ordinance and State

Law, and is subject to fines and/or withholding of utilities and building permits.

5.) All interior property corners are marked with a 1/2-inch iron rod with a green plastic cap

stamped "EAGLE SURVEYING" unless noted otherwise.

6.) The bearings shown on this plat are based on GPS observations utilizing the AllTerra RTKNET

Cooperative network. NAD 83(2011) Datum.

GENERAL NOTES

JDC

05/29/2020

1905.008-02

VICINITY MAP

(NOT TO SCALE)

FINAL PLAT

TWIN CREEKS CREST

LOT 1, BLOCK A

BEING 3.918 ACRES OF LAND SITUATED IN THE

JOHN FYKE SURVEY, ABSTRACT No. 325,

CITY OF ALLEN, COLLIN COUNTY, TEXAS

0.023 ACRES DEDICATED AS RIGHT-OF-WAY

EAGLE SURVEYING, LLC

210 S. Elm Street, Suite: 104

Denton, TX 76201

(940) 222-3009

TX Firm #10194177

OWNER'S CERTIFICATE & DEDICATION

STATE OF TEXAS §

COUNTY OF COLLIN §

WHEREAS, TWIN CREEKS CREST, LLC, is the owner of a 3.918 acre tract of land situated in the John Fyke Survey, Abstract Number 325, City of Allen, Collin County, Texas and being all that

called 3.92 acre tract of land described in deed to Twin Creeks Crest, LLC, recorded in Document Number 20200413000522600 of the Official Public Records of Collin County, Texas

(O.P.R.C.C.T.)  and being more particularly described by metes and bounds as follows:

COMMENCING at a 1/2” yellow capped iron rod found stamped “5310” at a tangent point in the West line of a tract of land described in deed to KM Bossy Boots, LLC, recorded in Document

Number 2016-611890 O.P.R.C.C.T. and in the common East Right-of-Way (R.O.W.) line of Bossy Boots Drive (called 80' R.O.W.);

THENCE N 32°50'37" W, with the West line of said KM Bossy Boots, LLC and the common East R.O.W. line of said Bossy Boots Drive, a distance of 73.76 feet to the Southeast corner of a

called 0.968 acre tract of land (50' wide R.O.W. dedication) described in deed to the City of Allen, recorded in Document Number 20121106001416950 O.P.R.C.C.T.(Posted as Webster Drive);

THENCE N 32°50'37" W, continuing with the South line of said 0.986 acre tract (Posted as Webster Drive) and the common East R.O.W. line of said Bossy Boots Drive, a distance of 100.19 feet

to a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set at the POINT OF BEGINNING at the Southwest corner of said 0.968 acre tract (Posted as Webster Drive);

THENCE N 32°50'37" W, with the West line of said Twin Creeks Business Park tract and the common East R.O.W. line of said Bossy Boots Drive, a distance of 250.43 feet to an “X” cut set at the

Southeast corner of a called 2.198 acre tract of land described in Right-of-Way deed to the City of Allen, recorded in Document Number 20150320000307720 O.P.R.C.C.T. (Posted as Stockton

Drive and Baumgartner Way- variable width R.O.W.) from which a 1/2” iron rod found at a tangent in said common line bears N 32°50'37" W, a distance of 501.49 feet;

THENCE with the East lines of said 2.198 acre tract (Posted as Stockton Drive and Baumgartner Way) the following courses and distances;

N 57°09'23" E, a distance of 95.76 feet to a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set;

With a curve  to the left having a radius of 1040.00 feet, a delta angle of 19°34'16", a chord bearing of N 47°22'15" E, a chord length of 353.52 feet, and an arc length of 355.24 feet to

a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set;

With a reverse curve  to the right having a radius of 50.00 feet, a delta angle of 36°45'28", a chord bearing of N 55°57'48" E, a chord length of 31.53 feet, and an arc length of 32.08 feet to

a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set;

 N 74°20'28" E, a distance of 51.10 feet to a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set;

With a curve  to the right having a radius of 90.00 feet, a delta angle of 28°40'44", a chord bearing of N 88°40'50" E, a chord length of 44.58 feet, and an arc length of 45.05 feet to a 1/2” iron

rod with cap stamped “EAGLE SURVEYING” set;

With a reverse curve  to the left having a radius of 276.25 feet, a delta angle of 13°53'22", a chord bearing of S 83°56'48" E, a chord length of 66.80 feet, and an arc length of 66.97 feet to

a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set;

S 45°52'53" E, a distance of 35.63 feet to a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set in the West line of said 0.968 acre tract (Posted as Webster Drive);

THENCE with the West lines of said 0.968 acre tract (Posted as Webster Drive) the following courses and distances;

S 01°20'56" E, a distance of 125.93 feet to a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set;

With a curve  to the right having a radius of 275.00 feet, a delta angle of 61°41'55", a chord bearing of S 29°30'01" W, a chord length of 282.03 feet, and an arc length of 296.13 feet to

a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set;

S 60°20'58" W, a distance of 282.33 feet to a 1/2” iron rod with cap stamped “EAGLE SURVEYING” set;

N 76°14'52" W, a distance of 36.41 feet to the POINT OF BEGINNING and containing 3.918 acres of land, more or less.

BEING a 0.023 acre right-of-way dedication being more particularly described by metes and bounds as follows:

BEGINNING at an "X" cut set in concrete at the Northwest corner of said Twin Creeks Crest, LLC tract, being at the intersecting line of the East right-of-way line of Bossy Boots Drive and the

South right-of-way line of Stockton Drive;

THENCE North 57°09'23" East, departing the East right-of-way line of said Bossy Boots Drive, with the North line of said Twin Creeks Crest LLC tract and with the common South right-of-way line

of Stockton Drive, a distance of 45.00 feet to a 1/2-inch iron rod with green plastic cap stamped "EAGLE SURVEYING" set;

THENCE South 12°09'23" West, departing the South right-of-way line of said Stockton Drive, over and across said Twin Creeks Crest LLC tract, a distance of 63.64 feet to a 1/2-inch iron rod with

green plastic cap stamped "EAGLE SURVEYING" set in the West line of said Twin Creeks Crest LLC tract, and being in the East right-of-way line of said Bossy Boots Drive;

THENCE North 32°50'37" West, with the West line of said Twin Creeks Crest LLC tract and with the common East right-of-way line of Bossy Boots Drive, a distance of 45.00 feet to the POINT

OF BEGINNING and containing 0.023 acres of land, more or less.

NOW THEREFORE KNOW ALL MEN BY THESE PRESENTS:

THAT, TWIN CREEKS CREST, LLC, through the undersigned authority, does hereby adopt this plat designating the described property as TWIN CREEKS CREST, an addition to the City of

Allen, Texas, and does hereby dedicate to the public use forever the streets and alleys thereon; and does hereby dedicate the easement strips shown on the plat for mutual use and

accommodation of all public utilities desiring to use, or using same. No buildings, fences, trees, shrubs or other improvements shall be constructed or placed upon, over or across the easement

strips on said plat. Any public utility shall have the right to remove and keep removed all or part of any buildings, fences, trees, shrubs, or other improvements, or growths which in any way

endanger or interfere with the construction, maintenance or efficiency of its respective system on any of these easement strips, and any public utility shall at all times have the right of ingress and

egress to and from and upon any of said easement strips for the purpose of construction, reconstruction, inspecting, patrolling, maintaining and adding to or removing all or part of its respective

system without the necessity at any time of procuring the permission of anyone.

This plat is approved subject to all platting ordinances, rules, regulations, and resolutions of the City of Allen, Texas.

OWNER: TWIN CREEKS CREST, LLC, a Texas limited liability company

BY: _____________________________ _______________________

       Amir A. Odeh                                         Date

President

STATE OF TEXAS §

COUNTY OF ____________ §

BEFORE ME, the undersigned authority, on this day personally appeared AMIR A. ODEH, as President of TWIN CREEKS CREST, LLC, known to me to be the person whose name is

subscribed to the foregoing instrument, and acknowledged to me that he executed the same for the purposes and considerations therein expressed and in the capacity therein stated.

GIVEN UNDER MY HAND AND SEAL OF THE OFFICE this _______ day of _______________________, 2020.

_____________________________________

Notary Public in and for the State of Texas

CERTIFICATE OF SURVEYOR

STATE  OF TEXAS §

COUNTY OF COLLIN §

I, TED A. GOSSETT, Registered Professional Land Surveyor, do hereby certify that this plat was prepared from an actual survey made on the ground and that the monuments shown hereon

were found or placed with 1/2-inch iron rods with green plastic caps stamped "EAGLE SURVEYING" under my direction and supervision in accordance with the current provisions of the Texas

Administrative Code and the Ordinances of the City of Allen, Collin County, Texas.

_____________________________________ ________________________

Ted A. Gossett, R.P.L.S. # 5991                 Date

STATE OF TEXAS §

COUNTY OF TARRANT §

BEFORE ME, the undersigned authority, on this day personally appeared TED A. GOSSETT, known to me to be the person whose name is subscribed to the foregoing instrument, and

acknowledged to me that he executed the same for the purposes and considerations therein expressed and in the capacity therein stated.

GIVEN UNDER MY HAND AND SEAL OF THE OFFICE this ________ day of _________________________, 2020.

___________________________________________

John Cox, Notary Public in and for the State of Texas

SURVEYOR

Eagle Surveying, LLC

Contact: John Cox

210 S. Elm Street, Suite: 104

Denton, TX 76201

(940) 222-3009

ENGINEER

KJ Environmental Management, Inc.

Contact: Scott Graves

500 Moseley Road

Cross Roads, TX  76227

(940) 387-0805

APPROVED ATTEST

___________________________ ____________________________

Chairman  Secretary

Planning and Zoning Commission  Planning and Zoning Commission

__________________  _________________

Date  Date

EXECUTED PRO FORMA

___________________________

Mayor

__________________

Date

The undersigned, the City Secretary of the City of Allen, Texas, hereby

certifies that the foregoing Final Plat of TWIN CREEKS CREST, an

Addition to the City of Allen was submitted to the Planning and Zoning

Commission and approved by it on the ____ day of _____________, 2020.

____________________________

City Secretary, City of Allen

CERTIFICATE OF APPROVAL

PRELIMINARY

this document shall not be recorded

for any purpose and shall not be

used or viewed or relied upon as a

final survey document

OWNER

Twin Creeks Crest, LLC

Contact: Amir A. Odeh

607 Pilot Point Drive

Allen, TX  75013

(972) 727-7997

PAGE 2 OF 2

PREPARED ON: MAY 11,2020

LOT SUMMARY TABLE

GROSS

R.O.W. DEDICATED

NET

3.918 AC.

0.023 AC.

3.894 AC.

170,649 S.F.

1,012 S.F.

169,637 S.F.

1st SUBMITTAL = 5/11/2020

SUBMITTAL LOG

2nd SUBMITTAL = 5/22/2020

3rd SUBMITTAL = 5/28/2020

4th SUBMITTAL = 5/29/2020



PLANNING AND ZONING COMMISSION AGENDA COMMUNICATION

AGENDA DATE: June 2, 2020

SUBJECT: Conduct a Public Hearing and Consider a Request to
Amend the Development Regulations of Planned
Development PD No. 134 Mixed Use "MIX" and to
Adopt a Zoning Exhibit, Regulating Plan, Parks and
Open Space Plan, Street Diagram, Street Cross
Sections, Driveway Plan, West Lake Park Conceptual
Plan, Lot Plan, and Ridgeview Section Plan for an
Approximately 135.35 Acre Tract of Land Located in
the J. W. Parsons Survey, Abstract No. 705; J. W.
Roberts Survey, Abstract No. 762; and John Phillips
Survey, Abstract No. 718 and Generally Located at
the Southeastern Corner of the Intersection of State
Highway 121 and Alma Drive. [ZN-012420-0003]
(The Farm)

STAFF RESOURCE: Marc Kurbansade
Director of Community Development

PREVIOUS COMMISSION/COUNCIL
ACTION:

Planned Development No. 72 - Approved October,
1986
Planned Development No. 72 - Approved October,
1998
Planned Development No. 72 - Approved March,
2005
Planned Development No. 134 - Approved January
2018

LEGAL NOTICES: Public Hearing Signs - Installed May 22, 2020
Public Hearing Letters - Mailed May 22, 2020

ANTICIPATED COUNCIL DATE: June 23, 2020

BACKGROUND

The subject property is comprised of one contiguous tract, generally located at the northeast corner of Alma
Drive and Ridgeview Drive. The property to the north (across State Highway 121) is in the City of McKinney.
The property to the west (across Alma Drive) is zoned Planned Development PD No. 142 Mixed-Use MIX
(aka The Avenue). To the south (across Ridgeview Drive), the property is zoned Planned Development No. 72
Single-Family Residential R-5. The property to the east is zoned Agriculture Open Space AO.
 
The subject property currently retains a zoning designation of Planned Development No.134 Mixed-Use MIX.
This planned development (fka The Strand was approved by City Council on January 9, 2018). While the
property still retains the same ownership during the aforementioned recent zoning approval, a different



development team is pursuing modifications to the property's zoning entitlements.
 
Much inline with the prior zoning approval, the applicant is still proposing to develop an urban style mixed used
development using development standards that will permit a number of vertically and horizontally integrated uses.
However, there are some modifications that are being proposed. The main modification is the use of more of a
form-based code approach as opposed to the traditional zoning approach originally approved. Second, there are
proposed changes to the development phasing. Finally, the approach for improvement of open space is being
modified; there is no proposed decrease in the quality of the open space, but the applicant is modifying the
components to better reflect the character of this new development.
 
The proposed development is congruent with the vision and adopted Growth Strategy policies set forth in the
Comprehensive Plan. Specifically, the Comprehensive Plan focuses on providing a mix of housing types for
existing and new residents as well as providing for high-quality mixed-use development along the State
Highway 121 Corridor. This development helps to further this vision. 
 
The Development Regulations included in this zoning request will be the primary guiding document regarding
for the proposed development of this property. Below is a summary of each of the main sections of the
Development Regulations. 
 

Section 1: Planned Development Summary and Purpose - This section introduces the Planned
Development including its general property description and the general intent for a mixed-use
development.
Section 2: Planned Development Structure - This section provides a description of the different character
districts that comprise the overall property. These character districts each have their own base zoning
district that helps set the basis for each of the districts. Additionally, this section contains reference to the
Regulating Plan. The Regulating Plan will serve as the master plan for the overall development. However,
the Regulating Plan does not contain the detail of a typical conceptual plan because the details for the
juxtaposition of uses is contained with the development standards. This allows for flexibility in the
development without sacrificing quality in the standards.
Section 3: Property Development Standards - This is the most comprehensive of all of the sections of the
development regulations. These regulations address the permitted uses within the property as well as
much of the physical "form" of the development. Additionally, there is language in this section regarding
the phasing of different uses, more particularly that of proposed maximum of 2,400 urban residential
uses. Below is a summary of this phasing schedule:

Initial Phase - A total of 600 urban residential units may be constructed at the onset of this
development.
Second Phase - Prior to the issuance of permits for the next phase of 600 urban residential units,
building permits must be secured for 100,000 square feet of office uses and a minimum of five
acres of improved open space must be complete.
Third Phase - Prior to the issuance of permits for the next phase of 600 urban residential units, a
certificate of occupancy must be secured for the shell space of aforementioned 100,000 square
feet of office uses, and a building permit must be issued for an additional 50,000 square feet of
office space.
Fourth Phase - Prior to the issuance of permits for the last phase of 600 urban residential units, a
certificate of occupancy must be secured for the shell space of aforementioned 50,000 square feet of
office uses

Section 4: Street Types and Transportation Network - This section addresses locations of streets,
maintenance responsibility, and accessibility. As noted in this section, with the exception of streets being
public on which townhome lots front, all other streets will be private and maintained as such. 
Section 5: Parkland, Open Space, Trails and Tree Mitigation - Since parkland and open space are such an
integral component of a mixed-use development of this scale, this section is detailed. In fact, the detail that
is provided precludes having to consider a facilities agreement for these items in the future (Note: This does



not preclude the likelihood of a separate facilities agreement for public infrastructure). The open space
included in this development is a mix of more formal/urban form as well as traditional hike and bike trails.
Watters Creek, which runs north/south through this development serves to connect to regional systems in
the City of Allen, therefore, much of the interior open space serves to connect to this location. Finally,
much of the open space is highly amenitized to offer diverse opportunities within this development and to
those visiting.
 
This section also contains the regulations associated with the value of park improvements (noted as Park
Improvement Value or "PIV"). This concept has appeared in prior large-scale mixed-use developments,
and simply permits amenitization of open space or parks in lieu of land dedication. For instance, an acre
of land is assigned a monetary value that can be mitigated if the developer chooses to amenitize an open
space or park with an equivalent monetary value.
 
Section 6: Building Design Standards - This section includes a deviation from what is typically included in a
planned development. The architectural elevations provided are only representative images of the buildings
that could be constructed. However, there are clear standards that dictate the high-quality materials and
architectural enhancements (e.g., fenestration, articulation of facades) to be incorporated into these
proposed buildings. Additionally, it should be noted that building materials are not able to be regulated.
Section 7: Streetscape Standards - The focus of this section of the regulations is not only the vehicular
components of streets, but also the pedestrian components typically located from a building façade to the
back of the curb adjacent to the street.
Section 8: Sustainability - This section provides a number of sustainability measures that may be used at the
property owner's discretion and would be privately owned and maintained.
Section 9: Infrastructure Improvements - While much of these improvements are additionally regulated by
the ALDC, this section notes the expectations with regard to storm water detention facilities and floodplain
regulations.
Section 10: Sign Standards - This section provides the proposed deviations from our signage regulations
that would be expected with a large-scale, pedestrian-oriented mixed-use development.
Section 11: Site Plan Administration - This section provides the regulations associated with administrative
oversight including which approvals are delegated to a staff-level and which approvals would require
approval from City Council. 
Section 12: Definitions - This section is typical and includes definitions associated with these development
regulations.

  
The Development Regulations contain a number of appendices that collectively govern the proposed development.
Below is a summary of each of these documents. 
 

Appendix A: Legal Description and Zoning Exhibit - This attachment provides the metes and bounds legal
description of the entire property that is governed by these regulations. Additionally, the zoning exhibit
provides a visual representation of the boundary that comprises this zoning request. 
Appendix B: Schedule of Uses - This exhibit provides a schedule of permitted uses similar to what is
included in Section 4.20 of the Allen Land Development Code (ALDC).
Appendix C: Regulating Plan - This plan serves as a master plan for the development and includes several
areas that inform the Development Regulations. First, the plan includes a number of Character Areas with
assigned base zoning districts. These base zoning districts operate similarly to those applied in a typical
Planned Development in that they provide guidance for the regulations that are applied. Second, the plan
includes a conceptual network of primary and secondary streets. This layout is meant to provide a general
framework for the location of these thoroughfares, similar to the function of a Master Thoroughfare Plan.
The ultimate location of these thoroughfares may include minor shifts, and the tolerance for these shifts is
included in the Development Regulations. Third, the plan includes the location of the Greenbelt and other
perimeter and interior trail locations. Fourth, the plan includes the identification of primary and secondary
building frontages. As these areas are more highly used (i.e., greater pedestrian and vehicular traffic), there



are different improvements to these frontages and pedestrian zones that are commensurate with the
use/activity expected. Finally, the plan includes an area along the Ridgeview Drive corridor that includes
height restrictions.
Appendix D: Open Space Plan - This plan depicts the main parks and open space components, including
the connecting trails and pedestrian ways.
Appendix E: Street Plan - This plan shows the location of all streets by classification. All streets will be
accessible by the public; however, they are noted as public and private to indicate who will be responsible
for long-term maintenance of these facilities. Public streets will be maintained by the City of Allen and
private streets will be maintained by a Property Owner's Association. 
Appendix F: Street Cross Sections - This exhibit shows the different cross sections that could be applied.
The intent is not to use all of these sections, but to have them available depending upon the development
that is proposed. It should be noted that these sections depict dimensions from building façade to building
façade, as well as showing the proposed locations of underground utilities.
Appendix G: Driveway Plan - This plan shows proposed turning movements where driveways connect to
existing thoroughfares. 
Appendix H: West Lake Park Conceptual Plan - This plan shows a conceptual layout of the proposed West
Lake Park to provide objective criteria to evaluate "completion" of this amenity. 
Appendix I: Lot Plan - This plan is largely conceptual in nature, but provides a reference of how the
development block pattern could develop according to the development regulations. Additionally, there are
certain regulations that are based on physical location of a "lot" and this provides a reference for those
regulations.
Appendix J: Ridgeview Parkway Cross Section - This plan depicts the cross section of Ridgeview Drive to
illustrate the various components (e.g., landscaping, trails and thoroughfare lanes) that separate adjacent
residential uses on the south side of Ridgeview Drive from what is being proposed in this development.

    
The regulations as detailed above are framed around the implementation of a form-based code and are meant to
provide the specificity necessary to ensure high quality development with flexibility in the ultimate layout of the
components of the development.
 
The request has been reviewed by the Technical Review Committee.

STAFF RECOMMENDATION

Staff recommends approval.

MOTION

I move to recommend approval of an ordinance to amend and restate Planned Development PD No.
134 Mixed Use "MIX" for approximately 135.35± acres located in the J. W. Parsons Survey, Abstract
No. 705; J. W. Roberts Survey, Abstract No. 762; and John Phillips Survey, Abstract No. 718, subject to
the Development Regulations, Zoning Exhibit, Regulating Plan, Parks and Open Space Plan, Street
Diagram, Street Cross Sections, Driveway Plan, West Lake Park Conceptual Plan, Lot Plan, and
Ridgeview Section Plan, as presented.

ATTACHMENTS:
Description
Property Notification Map
Development Regulations
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DEVELOPMENT REGULATIONS FOR 

121/ALMA PLANNED DEVELOPMENT DISTRICT 

 

SECTION 1 – PLANNED DEVELOPMENT SUMMARY AND PURPOSE 

 

City of Allen, Texas, Ordinance No. _________, enacted on June ___, 2020, amended the Allen Land 

Development Code Zoning Regulations and the Zoning Map of the City of Allen, Collin County, 

Texas, relating to the use and development of 135.35± acres of land described in Appendix A, attached 

hereto and incorporated herein by reference (“the Property”) by amending in their entirety the 

development and use regulations of “PD” Planned Development No. 134 as originally adopted 

pursuant to Ordinance No. __________ and establishing “PD” Planned Development No. 134A for 

Urban Residential, Hotel, Commercial, Office and Retail Uses (referred to herein alternatively as “PD-

134A” or “the District”). 

 

PD-134A provides an integrated mix of uses that provides flexibility and creates a creative, efficient 

and aesthetically desirable community by strategically positioning buildings, open spaces, and 

circulation patterns within a mixed-use context. The District utilizes an existing creek, vegetation, and 

proposed open spaces and parks to create a desirable environment for living, working and recreating 

within a walkable community. 

 

SECTION 2 – PLANNED DEVELOPMENT STRUCTURE 

 

The Property shall be developed and used in accordance with the applicable provisions of the Allen 

Land Development Code, as amended, (“ALDC”) except to the extent modified by the Development 

Regulations set forth below: 

 

A. DEVELOPMENT STANDARDS. The Development Regulations establish the regulations 

by which the Property is to be developed and used. 

 

B. CHARACTER DISTRICTS/BASE ZONING. The Property is divided into subdistricts 

(“Character Districts”) as shown on the regulating plan attached hereto as Appendix “C” and 

incorporated herein by reference (“Regulating Plan”). The Base Zoning District regulations for 

each Character District shall be as follows: 

 

1. Alma Character District shall comply with the “CC” Corridor Commercial zoning 

regulations except as provided herein. 

 

2. Central Character District shall comply with the “CC” Corridor Commercial zoning 

regulations except as provided herein. 

 

3. Tollway Character District shall comply with the “O” Office zoning regulations except 

as provided herein. 

 

4. Neighborhood-North Character District shall comply with the “MF-18” Multifamily 

Residential zoning regulations except as provided herein. 
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5. Neighborhood-South Character District shall comply with the “TH” Townhome 

Residential zoning regulations except as provided herein. 

 

6. Creek Character District shall comply with the “O” Office zoning regulations except 

as provided herein. 

 

7. Greenbelt Character District shall comply with the “CC” Corridor Commercial zoning 

regulations except as provided herein. 

 

C. REGULATING PLAN. The Property shall be developed and used in general conformance 

with the Regulating Plan. Minor amendments to the Regulating Plan, as determined by the 

Director of Community Development, may be approved by the Director of Community 

Development. Any amendment to the Regulating Plan not determined to be a minor 

amendment shall be processed as a zoning amendment in accordance with the ALDC. An 

amendment to the Regulating Plan that substantially alters the streets and circulation patterns 

within the Property, the location of the Character Districts and, in turn, the base zoning 

district(s) of portions of the Property, the designation of permitted uses, and/or increases the 

density of residential uses, shall not be considered a “minor amendment.” 

 

SECTION 3 – PROPERTY DEVELOPMENT STANDARDS 

 

A. PERMITTED USES. The Property, as divided into the Character Districts, may be developed 

and used in accordance with the Schedule of Uses attached hereto as Appendix “B” and 

incorporated herein by reference (“Schedule of Uses”). In addition, the following provisions 

apply: 

 

1. “Microbrewery, microdistillery or winery” use is permitted as set forth herein.  For 

purposes of these Development Regulations, a “Microbrewery, microdistillery or 

winery” use means an establishment for the manufacture, blending, distilling, 

fermentation, processing, and packaging of alcoholic beverages subject to the 

following: 

 

a. The maximum floor area is 50,000 square feet; 

 

b. All manufacture, blending, distilling, fermentation, processing, and packaging 

of alcoholic beverages activities takes place wholly inside a building; 

 

c. Required off-street parking: 

 

i. Except as otherwise provided, one space per 1,000 square feet of floor 

area; 

 

ii. One space per 2,000 square feet of floor area used for storage; and 

, 

iii. One space per 200 square feet of floor area used for retail sales and 

seating; 
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d. The “microbrewery, microdistillery or winery” use shall comply with all 

applicable requirements in the Texas Alcoholic Beverage Code; 

 

e. Retail sales of alcoholic beverages for on premises or off premises consumption 

and related items and tastings or sampling are allowed in accordance with Texas 

Alcoholic Beverage Commission regulations; 

 

f. Silos and containers for raw materials and spent grain are allowed as outdoor 

storage; 

 

g. Drive-through facilities are prohibited; and 

 

h. Brewpubs are included in this definition and are allowed to the extent the 

establishment otherwise qualifies for issuance of a Brewpub License under the 

Texas Alcoholic Beverage Code. 

 

2. Retail, restaurant, microdistillery, microbrewery or winery uses may provide outside 

dining. 

 

3. Mini-warehouses must comply with ALDC Section 6.06.5 except as follows: 

 

a. An on-site office must be provided and operate during normal business hours. 

 

b. An on-site caretaker residence is not required. 

 

c. Mini-warehouse structures are limited to three stories or a maximum of forty- 

five (45) feet, whichever is less. 

 

d. Exterior walls facing a public right-of-way may have penetrations. Penetrations 

in exterior walls for loading door purposes shall be adequately screened so as 

not to be visible at ground level from adjacent properties and/or public rights-

of-way. 

 

4. Screening shall be provided as follows: 

 

a. Screening is required for single-family residential uses adjacent to Ridgeview 

Drive and shall comply with Appendix “J” and be either of the following: 

 

i. A masonry wall constructed in accordance with the ALDC; or 

  

ii. A sodded buffer not less than thirty feet (30’) wide constructed with a 

trail or sidewalk with at least one (1) shade, minimum four caliper 

inches, and one (1) ornamental tree planted on an average distance 

between trees of not less 30 feet along the street frontage. 
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b. Screening walls are not required to separate the boundaries of Character 

Districts internal to the Property. 

 

B. TEMPORARY USES AND SPECIAL EVENT USES. Temporary uses and special events 

conducted on the Property shall be conducted in accordance with ALDC Section 6.04 

“Temporary Uses and Special Events” subject to the following: 

 

a. Temporary Uses and Special Events shall not be limited by number or duration in a 

calendar year; 

 

b. Temporary Use and Special Event locations may not obstruct fire lanes/emergency 

access points. 

 

c. Temporary Use and Special Events may not occupy the public recreational trails in the 

development without prior written permission from the Director of Parks and 

Recreation. 

 

C. BUILD-TO, SETBACK AND YARD STANDARDS 

 

1. Buildings constructed on the Property shall comply with the setback and yard standards 

set forth in Table 1, below. 

 

TABLE 1: BUILD-TO, SETBACK AND YARD STANDARDS 

 

Character Area Tollway Central 

Neighborhood 

North 

Neighborhood 

South Creek 

Primary/Secondary 

Building Frontage (Build-

to-Zone)(1) (2) (3)(4)(5) 

14’ min. –  

25’max. 

14’ min. –  

25’max. (5) 

14’ min. –  

25’max. 
Not applicable 

Not  

applicable 

Front / Side Yard Setback 

(Facing an internal street) 

14’ min. –  

No max. 

14’ min. –  

25’max. (5) 

Not  

applicable. 

Not  

applicable. 

14’ min. –  

No max 

Front / Side Yard Setback 

(State Highway 121) 

30’ min. –  

No max. 

Not 

applicable 

Not  

applicable 

Not  

applicable 

30’ min. –  

No max. 

Front / Side Yard Setback 

(Ridgeview Drive and 

Alma Drive) 

Not  

applicable 

Not  

applicable. 

Not  

applicable 

30’ min. –  

No max. 
(4)

 

Not  

applicable 

Side Yard or Rear Yard 

Setback (Facing interior 

lot line or alley) 

0’ min. –  

No max. 

Not  

applicable 

0’ min. –  

No max. 

0’ min. –  

No max. 

0’ min. –  

No max. 

Notes: 

(1) Garage facades and the edge of outside patios are included in this frontage calculation. 

(2) The build-to-zone is measured from the back-of-curb to the nearest exterior wall facing 

the street. 
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(3) Buildings may be set back further than the Build-To-Zone defined, if warranted by 

required site visibility triangles. 

(4) Front yard setback for Urban Residential fronting Ridgeview Drive in the Neighborhood 

South District shall be 100’. 

(5) There are no build-to requirements for lots on which there is a sustainability feature 

between the building and the street. 

 

2. Except as otherwise permitted in these Development Regulations, at-grade structural 

encroachments other than structural columns are not permitted within the setback. 

Structural foundation locations shall not impede pedestrian traffic within the designated 

pedestrian zone below. Support columns may be located anywhere within the setback 

provided they are located in a manner that does not violate sight distance requirements. 

 

D. DENSITY AND LOT COVERAGE 

 

1. Maximum Number of Residential Units. No more than 2,400 Urban Residential units 

may be constructed on the Property. Urban Residential Units constructed on the 

Property shall be sequentially phased according to the following: 

 

a. The first 600 Urban Residential units may be constructed on the Property 

without regard to the commencement of construction on the Property of 

buildings to be developed for uses other than Urban Residential use; 

 

b. No building permit(s) authorizing the construction of more than the 600 Urban 

Residential units authorized to be constructed pursuant to paragraph 1.a., above, 

shall be granted until one or more building permits for not less than 100,000 

square feet of office uses to be constructed on the Property have been issued 

and not less than five (5) acres of improved open space is restricted on a site 

plan or platted as a common area, developed and available for recreational use; 

 

c. No building permit(s) authorizing the construction of more than the 1,200 

Urban Residential units authorized pursuant to paragraphs 1.a. and 1.b., above, 

shall be granted until (i) final shell building inspections have been approved for 

the building shell (but not the finish out) of a cumulative area of 100,000 square 

feet of office space, and (ii)  one or more building permits for not less than an 

additional 50,000 square feet of office uses to be constructed on the Property 

have been issued; 

 

d. No building permit(s) authorizing construction of more than the 1,800 Urban 

Residential units authorized pursuant to paragraphs 1.a., 1.b., and 1.c., above 

shall be granted until (i) final shell building inspections have been approved for 

the building shell (but not the finish out) of a cumulative area of 50,000 square 

feet of office space required under paragraph 1.c above. 

 

2. No Maximum Density. There shall be no maximum density for any Urban Residential 

use in any Character District, where an Urban Residential Use is otherwise allowed. 
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3. Maximum FAR. There is no maximum FAR for any use in any Character District. 

 

4. Maximum Lot Coverage. There is no maximum lot coverage in any Character 

District. 

 

E. BUILDING FRONTAGE REQUIREMENTS 

 

1. Minimum Building Frontage. 

 

a. Minimum building frontage shall be provided for facades included in the 

“Primary Building Frontage” or “Secondary Building Frontage” areas 

identified on the Regulating Plan. 

 

b. Character Areas without a building frontage indicated on the Regulating Plan 

shall be considered “General Frontage”. There is no minimum building frontage 

requirement in the Central District for the following 

 

i. Lots 11, 12, and 17;  

 

ii. Lots that have open space along a Primary Street; and  

 

iii. Lots along Alma Road, SH 121, and Ridgeview Drive. 

 

c. Minimum building frontage percentages shall be calculated based on a 

percentage of building frontage for each individual block face. Each street is 

required to comply with the minimum building frontage as dictated by the street 

type/zone. Block frontage requirements shall only apply to the Tollway and 

Neighborhood North Character Areas. 

 

2. Additional Building Features. For purposes of calculating the frontage requirement, 

building façades may include patios, plazas, forecourts, and other similar people-

spaces as well as mid-block paseos providing public access through the block.  These 

features, patios, forecourts, and other similar people-spaces integrated into a building 

as well as mid-block paseos, may be used to satisfy frontage requirements.  

 

3. Minimum Frontage Requirements. 

 

a. The minimum required percentage of building façade frontage, not including 

site visibility triangles, shall be as follows: 

 

i. Primary Building Frontage: 75% 

 

ii. Secondary Building Frontage: 50% 

 

iii. General Frontage: 30%. 
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b. Parking garage facades shall be included in the calculation of building façade 

frontage. 

 

c. Detention and retention areas, parks, and open spaces shall not be included in 

the overall block length measurement for purposes of calculating the minimum 

building façade frontage. 

 

d. Except as otherwise permitted herein, the minimum primary and secondary 

building façade frontage shall only apply to frontages along streets as shown on 

the Regulating Plan in the Tollway and Neighborhood North Character District. 

The minimum general building façade frontage requirement shall apply to 

buildings in the Central and Creek Character District.  

 

F. BLOCK LENGTH.  

 

1. Except as provided in Section 3.F.2 below, maximum vehicular block lengths, 

measured curb edge to curb edge, shall not exceed the following: 

 

a. 600 feet in the Tollway Character Districts, 

 

b. 700 feet in the Central and Neighborhood North Character Districts, 

 

c. 900 feet in the Neighborhood South Character Districts, and 

 

d. No maximum block length requirement in the Creek Character Districts or for 

Lots 13, 14, 15 and 16 as shown in Appendix “I”. 

 

2. Block lengths may exceed the maximum set forth in Section 3.F.1. above to 

accommodate a mixed-use/office campus development, provided that pedestrian trails, 

paseos, driveways, fire lanes and/or bicycle linkages are used to break up block face. 

 

3. The area subject to block length exceptions made under Section 3.F.2., above, shall not 

exceed 33% of the total area within the Tollway and Central Character Districts 

combined. For illustration purposes, if the total area in the Tollway and Central 

Character Districts is 60 acres, then an exception to the block lengths may be allowed 

for 19.8 acres within either the Tollway Character District or Central Character District, 

or portions of both the Tollway Character District and Central Character District not to 

exceed 19.8 acres.  

 

4. Pedestrian trails, paseos, driveways, fire lanes, and bicycle linkage may be used in lieu 

of intersecting streets to break up the block face in addition to streets provided 

pedestrian trails and bicycle linkages used to break up the block face are a minimum of 

eight (8) feet wide and within a strip of land a minimum of thirty (30) feet wide. 
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G. BUILDING HEIGHT. 

 

1. Minimum Number of Stories: 

 

a. At least 80% of the principal buildings in the Tollway and Neighborhood North 

Character Districts shall not be less than three stories or 35 feet in height except 

for retail, restaurants and allowed accessory uses, which are permitted to be one 

story in height. 

 

b. Principal buildings in the Neighborhood South Character District shall not be 

less than two stories in height. 

 

2. Maximum Height: No maximum height restrictions apply except as follows: 

 

a. Townhome construction in the Neighborhood South Character District shall not 

exceed three (3) stories or forty-five (45)  feet in height. 

 

b. Urban Residential construction in the Neighborhood South Character District 

shall not exceed five (5) stories or seventy (70) feet in height and must be set 

back a minimum of 100 feet from the right of way of Ridgeview Drive. 

 

H. PARKING STANDARDS: 

 

1. Parking Minimums. Uses within the Property shall be developed with the following 

minimum number of off-street parking spaces calculated as follows: 

 

a. Multifamily uses (Urban Residential, Dwelling, Multi-Family Apartment): 1.2 

spaces per dwelling unit. 

 

b. Senior independent living uses (as defined in Appendix A, Definitions, of the 

ALDC): 0.7 off-street parking spaces per dwelling unit or suite. 

 

c. Retail use: 3 spaces per 1,000 square feet of gross floor area. 

 

d. Restaurant use (stand-alone): 10 spaces per 1,000 square feet of gross floor area. 

 

e. Restaurant use (when in-line with other retail or part of a multiple use building): 

3 spaces per 1,000 square feet of gross floor area. 

 

f. Office: 2.5 spaces per 1,000 square feet of gross floor area. 

 

g. Hotel: 0.75 spaces per room/suite and for any non-hospitality use within a Hotel 

a 50% reduction in parking requirement shall apply to the specific use. 

 

h. Other uses: per ALDC. 
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2. Parking Reduction. The Director of Community Development and Director of 

Engineering may jointly reduce the number of off-street parking spaces if such 

reduction is supported by the findings of a parking study prepared by a professional 

engineer or transportation planner which demonstrates need, reviews industry 

standards, and proposes a modification that will not result in a parking deficiency for 

the proposed uses for the portion of the Property to be served by the related parking 

areas. 

 

3. Cross Access. A perpetual cross-access easement for vehicle and pedestrian travel as 

well as cross-easements for parking, both at-grade and below-grade, shall be granted 

between and among all contiguous lots within the Property. The cross-access easement 

may be provided by plat or separate instrument. 

 

4. On-Street Parking. On-street parking spaces located within 300 feet of a building/use 

may be counted towards the number of off-street parking spaces required for such 

building or use; provided, however, such spaces may only be counted once and not 

counted for purposes of determining the number of required off-street parking spaces 

for other uses or buildings. Nothing in this Section 3.H.4 shall be construed as 

prohibiting a shared parking agreement (defined in Section 2.H.5 below) from allowing 

off-street parking spaces to be counted toward satisfying the minimum number of off-

street parking requirements for multiple uses or buildings. 

 

5. Shared Parking. 

 

a. Except as otherwise provided herein, off-street parking for non-shared uses 

shall be provided in compliance with ALDC standards. 

 

b. Subject to the approval of the Director of Community Development and the 

Director of Engineering, a Shared Parking Study may be used to reduce the 

minimum required off-street parking spaces set forth in the ALDC. A parking 

study shall use independently collected empirical data or use data by an 

acceptable industry-standard resource. 

 

c. Off-street parking requirements may be satisfied through the use of shared 

parking agreements, provided that: 

 

i. The parking lot or garage containing the shared spaces is located no 

greater than 800 feet from the building/use for which the off-street 

spaces are being counted; 

 

ii. The shared parking agreement provides for an easement establishing a 

perpetual use of the off-site parking spaces by the building/use for which 

the off-street spaces are being counted; 

 

iii. The shared parking area(s) identified in a shared parking agreement 

shall generally be limited to areas where the users (e.g., owners, tenants, 
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employees, customers, and/or clients) sharing the parking are open to 

the public during different times of the day with minimal overlap in 

business hours; 

 

iv. The shared parking agreement must be recorded in the Official Public 

Records of Collin County, Texas, after execution; and 

 

v. Prior to execution and recording, the form of the shared parking 

agreement will be reviewed and approved by the City Attorney to 

determine if it conforms to the requirements set forth above and in the 

ALDC as modified herein. 

 

6. Surface Parking Lots. Surface Parking Lots shall comply with the parking lot 

screening and landscape requirements set forth in the ALDC. 

 

 

SECTION 4 – STREET TYPES AND TRANSPORTATION NETWORK 

 

A. STREET TYPES. Street types, as identified on the Street Plan, Appendix “E”, are as follows: 

 

1. Primary Street. Primary streets are streets with an easement as indicated in the Street 

Cross Sections in Appendix “F” that serve vehicular and pedestrian users with no fewer 

than two (2) lanes, optional parallel or angled on-street parking, and parkways (amenity 

zone and sidewalk zone). 

 

2. Secondary Street. Secondary streets are streets with an easement as indicated in the 

Street Cross Sections in Appendix “F” that serve vehicular and pedestrian users with 

no fewer than two (2) lanes, optional parallel or angled on-street parking, parkways 

(amenity zone and sidewalk zone), and with optional bike path on one side of the street. 

Modifications to the Street Cross Sections are permitted to accommodate any of 

sustainability techniques including, but not limited to such items identified in Section 

8. 

 

3. Townhome Street/Alley.  Townhome streets are public streets constructed as indicated 

in the Cross Sections in Appendix “F” that serve vehicular and pedestrian users with 

no fewer than two lanes, optional parallel or angled on-street parking, parkways 

(amenity zone and sidewalk zone), and with optional bike path on one side of the street. 

Townhome alleys are public alleys that are no less than twelve (12) feet in width. All 

landscaping, irrigation, landscape lighting, and landscape drainage systems located 

within public street rights-of-way shall be maintained by a Property Owner’s 

Association. 

 

4. Additional Streets. The location of additional streets shall be determined at the time 

of site plan approval. Additional developer-driven public and private streets may be 

approved by the Director of Engineering to ensure connectivity, comply with block 

length requirements, and provide adequate emergency coverage and access. 
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B. STREET CROSS SECTIONS. Primary and secondary streets shall conform to the street 

cross section details as provided in Appendix “F”. Minor modifications to the Street Cross 

Sections may be approved by the Director of Community Development and the Director of 

Engineering. 

 

C. STREET AND CHARACTER DISTRICT MODIFICATIONS. Streets may be modified 

as follows: 

 

1. Street Modifications. Street alignments as depicted in the Regulating Plan may shift 

in location up to 200 feet as long as spacing requirements are satisfied for streets 

connecting to State Highway 121, the required block lengths are maintained, and street 

intersections at Alma Drive and Ridgeview Drive satisfy ALDC spacing standards. 

Such shifting of street alignments shall not alter the minimum number of Trailside 

Activity Areas along the Watters Creek Trail. 

 

2. Character District Modifications. If the location of a street that is the boundary of a 

Character District shifts, the Character District may shift in size and location consistent 

with the shift in street locations. 

 

3. Street Removal.  

 

a. Secondary streets shown on the Regulating Plan may be removed or moved 

beyond the street modification threshold set forth in Section 4.C.2. above, to 

correspond with the block length requirements in these Development 

Regulations in order to accommodate a mixed-use/office campus development, 

provided that either of the following conditions are satisfied: 

 

i. Minimum FAR of 0.5; or 

 

ii. Minimum FAR of 0.3 and minimum gross floor area of 200,000 square 

feet. 

 

b. Pursuant to Section 3.F.1, streets may be replaced by pedestrian trails, paseos, 

driveways, fire lanes, and bicycle linkage used to break up the block face. 

 

4. Street Continuity Flexibility. Streets not affected by the relocation of other streets 

shall not be modified unless environmental or other constraints require alternative 

connectivity. 

 

D. PRIVATE STREETS. Except for streets on which townhome lots front, all streets within the 

Property, as generally illustrated in the Regulating Plan, will be private streets which will be 

designed and constructed by owner or developer, and maintained by a property owner’s 

association in accordance with ALDC Section 8.05.1. 

 

E. ACCESS. Vehicle access points and improvements to the City arterial right-of-way and 
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TXDOT right -of -way adjacent to the Property shall be generally consistent with the Driveway 

Plan attached as Appendix “G”. All driveway locations along the SH 121 frontage road are 

subject to TxDOT approval. Adjustments or modifications to alignment and/or location of 

connections to the adjacent rights-of-way shall require approval by the Director of Engineering 

and TXDOT. 

 

SECTION 5 – PARK LAND, OPEN SPACE, TRAILS AND TREE MITIGATION. 

 

A. GENERAL. 

 

1. Conformance with Parks and Open Space Plan. Parks, Open Space and Trails shall 

generally be provided as set forth in the Regulating Plan, The Parks and Open Space 

Plan and in accordance with the other requirements set forth in these Development 

Regulations. Nothing in these Development Regulations shall be construed as 

prohibiting the development of Character District Parks in addition to those required 

by these Development Regulations. The parks and open space restricted or platted in 

accordance with these Development Regulations shall satisfy the requirements for 

property to be dedicated for parkland and open space for the District, in accordance 

with Sec. 4.08.17 (5) and Article X, of the ALDC. 

 

a. Mandatory Parks and Open Space. The following parks and open space shall 

be constructed within the Property and shall count toward the Parkland and 

Open Space Dedication requirement set forth in Section 5.A.1.d below: 

 

i. Watters Creek Greenbelt Open Space. A nature area lining both sides 

of Watters Creek and containing approximately 16 acres including 

portions in the flood plain and will include a hike and bike trail as further 

defined below.  The Greenbelt Open Space shall include Trailside 

Activity Areas or “nodes,” one on each side of every parcel that has 

frontage on Watters Creek (but no less than six nodes in total).   

 

ii. West Lake Park. An improved 3.0± acre  park (with an aerated lake 

with a minimum  water surface area of 1.5 acres) located on the west 

side of the Property adjacent to Alma Road as shown on the West Lake 

Park Conceptual Plan attached as Appendix “H” surrounded by 

retaining walls, walkways, overlooks, hike and bike trail and seating  

 

iii. Central Park. A 1.25± acre variable width continuous park(but not less 

than fifteen (15) feet wide at any point) developed with landscaping, 

hardscape and furnishings connecting the Watters Creek Greenbelt 

Open Space and the West Lake Park and accommodating pedestrian 

access through the Property.   

 

iv. Character Area Parks. Any of the following shall be considered a 

“Character Area Park”: 
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(1) a Plaza 

 

(2) a Paseo; 

 

(3) a Special Use Park with an area of not less than 10,000 square 

feet and no boundary dimension of less than thirty (30) feet; 

 

(4) West Lake Park; and 

 

(5) a trailhead developed with the number and type of amenities 

required described in Section 5.B.2, below. 

 

Character Area Parks shall be developed in the Central Character 

District (no fewer than two (2), the Tollway Character District (no fewer 

than one (1), and the Neighborhood North (Urban Residential) District 

(no fewer than one (1) with improvements tailored to each district. 

 

b. Landscape Buffer Open Space. Landscape buffer open space with a 

cumulative area of 5.0± acres, a minimum width at any point of not less than 

thirty feet (30.0’), and developed with a meandering ten-foot (10.0’) wide trail 

shall be developed along the north, south and west perimeter of the Property No 

more than fifteen feet (15.0’) of the width of the landscape buffer open space 

may be unencumbered by any easement. 

 

c. Mandatory Trails and Trail Improvements. The following public trails and 

public trail system improvements to be conveyed and maintained by the City 

shall be constructed on the Property within dedicated twenty-foot (20.0’) wide 

public trail easements and designed and constructed in accordance with the City 

of Allen Trail Design and Construction standards (Appendix I, of the ALDC): 

 

i. Watters Creek Greenbelt Open Space Trail. A 10-foot wide hike and 

bike trail extending from the south property line of the Property, 

extending north to the Highway 121 Landscape Buffer Trail, and 

connecting to the Central Linear Trail and the Trailhead Trail.  No fewer 

than six Trailside Activity Areas shall be provided along this trail. 

 

ii. Ridgeview Drive Trail. A 12-foot wide hike and bike trail meandering 

within a 30-foot wide landscape buffer easement running from the 

southeast corner of the Property to the intersection of Alma Drive and 

Ridgeview Drive and connecting to the Alma Drive Trail. 

 

iii. Alma Drive Trail. A 10-foot wide hike and bike trail meandering 

within a 30-foot wide landscape buffer easement running from the 

intersection of Alma Drive and Ridgeview Drive to the intersection of 

Alma Drive and State Highway 121 and connecting to the Ridgeview 

Drive Trail and the State Highway 121 Landscape Trail. Trail 
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connectors shall be provided between the Alma Drive Trail and the 

Central Linear Trail. 

 

iv. State Highway 121 Trail. A hike and bike trail with a minimum width 

of 10 feet meandering within a landscape buffer easement not less than 

30 feet wide commencing in the approximate location shown on the 

Open Space Plan, Appendix “D”. 

 

v. Primary Trailhead. A primary trailhead (as defined in the ALDC) shall 

be developed along the State Highway 121 Trail. 

 

vi. Central Linear. The Central Linear Trail is a minimum 10-foot wide 

trail to be constructed within the Property extending from the Watters 

Creek Greenbelt Trail on the east to the Alma Landscape Buffer Trail 

on the west and routing through West Lake Park. The Director of Parks 

and Recreation may authorize deviations from the trail design and 

construction standards included in the ALDC relating to surface 

materials, turning radius, visibility distances and shoulder design  in 

order to accommodate the urban and slow-speed nature of this trail,. 

 

d. Trailside Activity Area.  A “Trailside Activity Area” shall include: 

 

i. an accessible pedestrian area containing no less than 1,000 square feet 

adjoining the trail, of which no less than 50% shall be hard surface or 

paved; 

 

ii. shade/ or a structured shelter and; and 

 

iii. at least one of the following: 

 

(1) bicycle rack; 

 

(2) bike minor maintenance station; 

 

(3) exercise fitness station; 

 

(4) public art; 

 

(5) trail sign(s) 

 

(6) educational sign(s) 

 

(7) benches; 

 

(8) drinking fountain; or  

 



15 

 

 

(9) such other amenities useful to and supportive of trail users.  

 

Each Trailside Activity Area shall be designed and submitted to the Director of 

Parks and Recreation for approval prior to installation and/or construction. 

Designs shall intentionally avoid repeating the amenities of adjacent areas. 

 

e. Park Land and Open Space Dedication.  

 

i. Parks, open space, and improvements provided in accordance with these 

Development Regulations shall comply with all parkland and open 

space requirements set forth in the ALDC and the Code of Ordinances 

except as otherwise set forth in these regulations.  

 

ii. For the development of a total of 2,400 Urban Residential units, a 

cumulative area of not less than 32 acres of open space shall be restricted 

or platted (for open space) and developed as any combination of the 

open space types identified on the finals plat(s) of the Property, of which 

not less than 16 cumulative acres shall be dedicated and developed as 

park land with amenities as set forth in Sections 5.B.2.a through 5.B.2.c. 

If fewer than 2,400 Urban Residential units are constructed on the 

Property, then the required area of open space/park land shall be 

proportionately reduced to the amount equivalent to the ratio that the 

constructed Urban Residential units are to 2,400 total Urban Residential 

units multiplied by 32 acres. Any deficit of required open space may be 

satisfied  in accordance with Section 5.C. below.  

 

2. Park/Open Space Fees Reconciliation. 

 

a. Upon application for development of the area of the Property at which 25% of 

the non-floodplain portion of the Property acreage will be developed, a report 

shall be provided to the Director of Parks and Recreation or designee for 

approval showing: 1) the total parkland and open space dedication requirements 

for the Property as of the date of the report; 2) the total parkland and open space 

provided relating to development of the Property as of the date of the report; 

and 3) the amount of park dedication fees due, if any. The Director of Parks and 

Recreation may at his/her discretion consider and grant or deny a Park 

Investment Value credit (as defined Section 5.C.1.c. (“PIV”)) to reduce the 

amount of park dedication fees due. A request for consideration of a PIV credit 

against a deficit shall be proposed to the City prior to the design and 

implementation of any improvements to be considered for such credit.  No 

payment will be required at that time. 

 

b. Upon application for development of the area of the Property at which 50% of 

the non-floodplain portion of the Property acreage is developed, a report shall 

be provided to the Director of Parks and Recreation or his/her designee for 

approval, showing: 1) the total parkland and open space dedication 



16 

 

 

requirements for the Property as of the date of the report; 2) the total park land 

and open space provided relating to development of the Property as of the date 

of the report; and 3) park land fees paid in lieu of parkland dedication to date in 

relation to the second 25% of the non-floodplain portion of the Property being 

developed. If there is an outstanding amount of parkland and open space 

dedication required (i.e., deficit), no further development permits shall be 

issued by the City relating to the development of any area of the Property 

exceeding the first 50% of the Property acreage until the City has been paid the 

amounts due pursuant to Article X of the ALDC. The Director of Parks and 

Recreation may at his/her discretion consider and grant or deny a PIV credit to 

reduce the amount of park dedication fees due.  A request for consideration for 

a PIV credit against a deficit shall be proposed to the City prior to the design 

and implementation of any improvements to be considered for such credit. If 

there is more land dedicated for park land and/or restricted or platted for open 

space in the first quarter of development of the non-floodplain portion of the 

Property than required for the development of the first quarter of development 

(i.e. surplus), such surplus will be applied to the dedication requirements 

relating to development of the second quarter of the non-floodplain portion of 

the Property developed. 

  

c. Upon application for development of the area of the Property at which 75% of 

the non-floodplain portion of the Property acreage is developed, a report shall 

be provided to the Director of Parks and Recreation or designee for approval, 

showing 1) the total parkland and open space dedication requirements for the 

Property as of the date of the report , 2) the total park land and open space 

provided relating to development of the Property as of the date of the report; 

and 3)  park land fees paid in lieu of parkland dedication to date in relation to 

the second quarter of the non-floodplain portion of the Property developed. If 

there is an outstanding amount of parkland and open space dedication required 

(i.e., deficit), no further development permits shall be issued by the City relating 

to the development of an area of the Property exceeding the first 75% of the 

Property acreage until the City has been paid the amounts due pursuant to 

Article X of the ALDC. The Director of Parks and Recreation may at his/her 

discretion consider and grant or deny a PIV credit to reduce the amount of park 

dedication fees due. A request for consideration for a PIV credit against a deficit 

shall be proposed to the City prior to the design and implementation of any 

improvements to be considered for such credit.   If there is more land dedicated 

for park land and/or restricted or platted for open space in the one-half of 

development of the non-floodplain portion of the Property than required for 

development of such portion of the Property (i.e. surplus), such surplus shall be 

applied to the dedication requirements relating to development of the third 

quarter of the non-floodplain portion of the Property. 

 

d. Upon application for development of the remaining non-floodplain area of the 

Property, a report shall be provided to the Director of Parks and Recreation or 

designee for approval, showing 1) total parkland and open space dedication 
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requirements for the Property as of the date of the report, and 2) credits for 

dedication and fees paid in-lieu-of parkland and open space dedication relating 

to development of the Property as of the date of the report. If there is more land 

dedicated for parks and/or restricted or platted for open space in the first three 

quarters of development of the non-floodplain portion of the Property than 

required for development of such portion of the Property (i.e. surplus), such 

surplus shall be applied to the dedication requirements relating to development 

of the remaining non-floodplain portion of the Property. If there is a deficit of 

5% or less in this final report after applying any surplus, a plan shall be mutually 

developed to use the remaining fees due for installing additional recreational 

amenities within the Property not later than one year from the date of approval 

of the last final plat for the Property. Any deficit greater than 5% shall convert 

to fees to be paid to the City at a rate of $48,375 per acre or fraction thereof. 

The Director of Parks and Recreation may at his/her discretion consider and 

grant or deny a PIV credit to reduce the amount of park dedication fees due. A 

request for consideration for a PIV credit against a deficit shall be proposed to 

the City prior to the design and implementation of any improvements to be 

considered for such credit. 

 

3. Parks and Open Space Phasing 

 

a. Prior to issuance of a certificate of occupancy or approval of a final inspection 

for any dwelling unit in the Neighborhood South Character District, the 

Ridgeview Trail shall be constructed and completed in accordance with the 

Parks and Open Space Plan. 

 

b. Prior to issuance of a certificate of occupancy or approval of a final inspection 

for any structure on Lots 5, 10, 16, 21, 22, and 28 as shown on the Appendix 

“I”, Lot Plan, the corresponding adjacent section of the Watters Creek 

Greenbelt Open Space Trail shall be constructed in accordance with the Parks 

and Opens Space Plan. For purposes of this paragraph b., the phrase, 

“corresponding adjacent section” means the entire portion of the subject lot that 

shares a common property line with the Greenbelt Character District. 

 

c. No fewer than one (1) Trailside Activity Areas  per lot frontage, and no fewer 

than six (6) total, shall be constructed on the Watters Creek Greenbelt Open 

Space Trail as shown on the Lot Plan 

 

d. Notwithstanding anything to the contrary in paragraph b., above, once the first 

four segments of the Watters Creek Greenbelt Open Space Trail have been 

constructed and determined by the Director of Parks and Recreation and 

Director of Community Development to have been completed in accordance 

with these Development Regulations, regardless of where the first four 

segments are constructed, the remainder of the Watters Creek Greenbelt Open 

Space Trail must be constructed in accordance with the Parks and Open Space 

Plan, which construction must be completed and accepted by the Director of 
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Parks and Recreation prior to the issuance of a certificate of occupancy or 

approval of a final inspection for any structure on the remaining Lots along the 

Watters Creek Greenbelt Open Space Trail. 

 

e. All other trails shall be constructed in conjunction with the building 

construction on the lot where the trail is located. 

 

4. Calculation of Required Area of Parks and Open Space. When a minimum area of 

park land and/or open space to be dedicated, restricted or platted is required by these 

Development Regulations, determination of compliance with such minimum area shall 

be subject to the following: 

 

a. An area located within the Watters Creek flood plain shall be counted toward 

the minimum open space area required if it is left in its natural state and used 

as an amenity or is developed with a continuous trail as shown on the Open 

Space Plan and a Trailside Activity Area for each developable land parcel along 

the trail.  There shall be a minimum of six Trailside Activity Areas activity 

nodes, inclusive of Lot 28, along the trail. 

 

b. Parking areas located in or adjacent to a park area that is subject to use for non-

park uses, service drives, and cross access easements shall not be counted as 

parkland or open space dedication. Parking located at the Primary Trailhead 

with proper signage and other trailhead amenities as required for a primary 

trailhead as defined in the ALDC Appendix I, shall be counted toward 

satisfaction of the required parkland/open space area. 

 

c. Landscape Buffer Open Space developed with a continuous meandering hike 

and bike trail not less than 10 feet in width shall count toward the required open 

space area. 

 

d. Detention and retention ponds will be graded with side slopes from top of bank 

to the bottom of pond gently sloped with a gradient not exceeding 4:1 unless 

approved by the Director of Engineering. Retaining walls may be incorporated 

when slope requirements of a 4:1 gradient have been approved. The 

floor/bottom of such pond shall be designed to drain completely within seven 

days after the end of a 100-year rain event. A detention or retention pond with 

embankments or with slopes of greater than 4:1, inclusive of hard edged walls 

and natural areas in the vicinity of creeks, shall be counted toward the minimum 

area of the Property to be dedicated as park land or restricted or platted for open 

space if enhanced with pedestrian amenities such as boardwalks, decorative 

lighting, vegetation, decorative terracing, enhanced landscape treatment or 

other treatments approved by the Director of Parks and Recreation. 

 

e. A credit may be applied to the amount of Park Dedication Fees owed for 

development of the Property if the Owner shows that the costs of the park and 

recreation related amenities in the parks of the Project constructed for and 
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accessible by the public will exceed that remaining amount of Park Dedication 

Fees due after the credit is applied in accordance with Section 3.e. above. Prior 

to the construction of such amenities exceeding the Park Dedication Fees, the 

Owner shall provide a written notification to the Director of Parks and 

Recreation for approval or denial, establishing the proposed excess paid for 

amenities.  Annual reports shall be submitted by the Owner to the Director of 

Parks and Recreation outlining the Park Dedication Fees applied to the Property 

and the costs of improvements. 

 

5. Ownership and Maintenance 

 

a. The final plat(s) of the portions of the Property within the Greenbelt Character 

District shall dedicate public trail easements for the location of said Watters 

Creek Greenbelt Open Space Trail unless such trails are constructed prior to 

approval of a final plat containing a Watters Creek Greenbelt Open Space Trail 

segment, in which case the owner of said portion of the Property may convey 

public trail easements to the City by separate easement in a form approved by 

the City Attorney. 

 

b. A Property Owners Association shall be owner of fee simple title of the portion 

of the Property within the Greenbelt Character District and of the public trail 

easements noted above; provided, however, the City shall be responsible for the 

maintenance of the Watters Creek Greenbelt Open Space Trail once constructed 

and accepted by the City, inclusive of the areas within any dedicated public trail 

easements. The City shall be responsible for maintaining only the paved portion 

of the trail, while the POA shall be responsible for mowing and control of 

vegetation along the trail.  The POA or the property owner of tracts along the 

greenbelt shall maintain the Trailside Activity Areas. 

 

c. The portion of the Property within the Greenbelt Character District, the 

boundaries of which shall be determined by one or more final plats of said tract 

and shall contain at least all portions of the Property located within the 

designated floodplain area as set forth in a floodplain study approved by the 

Director of Engineering. 

 

d. At any location where the Watters Creek Greenbelt Open Space Trail exits the 

floodplain and traverses non-floodplain property, such section of trail not in the 

floodplain shall be located in a permanent twenty-foot wide trail easement 

dedicated and conveyed to the City. 

 

B. PARKLAND, OPEN SPACE AND TRAIL STANDARDS. 

 

1. General Standards 

 

a. The final location of each trail to be constructed on the Property must be 

approved by the Director of Parks and Recreation or his/her designee prior to 
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commencement of construction of said trail. 

 

b. Park locations are indicated on the Regulatory Plan, but the location may be 

shifted based on final development plans and building construction. Any 

relocation of the park location by more than 300 feet must be approved by the 

Director of Parks and Recreation. 

 

c. Deviations to the park requirements Section 5.B.2, below, may be authorized 

by the Director of Parks and Recreation. 

 

2. Park Requirements. Parks are to be publicly accessible open spaces that will be used 

for passive or active recreational use or a combination of the two as shown on the 

Regulating Plan. Areas set aside for parkland and open space that satisfy the 

requirements below shall satisfy the parkland dedication requirements. 

 

a. Parks shall be constructed to include the following amenities: 

 

i. Benches or various types of outdoor seating; 

ii. trash receptacles; 

iii. irrigated turf grass (not all turf areas within a park or open space are 

required to be irrigated); 

iv. pedestrian paving; 

v. at least one shade tree with a minimum of four caliper inches in diameter 

per 4,000 square feet of park area, shall be planted not less than 25 feet 

apart; and 

vi. a maximum of 25% of the shade trees required by paragraph a.v., above, 

may be substituted with ornamental trees at a ratio of two ornamental 

trees for each shade tree, which ornamental trees may be planted in 

groups or separately with no minimum spacing requirement 

 

b. Parks shall be constructed to include at least three of the following amenities: 

 

i. dog waste receptacles; 

ii. drinking fountains; 

iii. bottle fillers; 

iv. chilled bottle fillers; 

v. bicycle racks; 

vi. electrical receptacles at tables; 

vii. grill; 

viii. interpretive signage or markers; 

ix. pedestrian lighting; 

x. wayfinding signage; 

xi. one additional shade tree (minimum of four caliper inches) or 

ornamental tree (minimum of four caliper inches (single trunk) or five 

caliper inches (multi-trunk)), or combination thereof, per 4,000 square 

feet of neighborhood park area in conjunction with the neighborhood 
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park amenity trees (if more than four trees, 75% of the shade or 

ornamental trees shall be native trees); 

xii. native drought tolerant ornamental plantings; 

xiii. native turf/lawn or artificial grass; 

xiv. certified pollinator habitat; 

xv. rainwater cisterns; 

xvi. “smart” irrigation controllers; or 

xvii. One green storm water infrastructure improvement such as bioswales, 

bioretention, permeable pavements, and stormwater curb extensions. 

 

c. In addition to the amenities required by paragraphs a. and b., above, parks may 

be constructed to include the following recreational amenities which amenities 

shall also qualify for park dedication fee credits upon the approval of the 

Director of Parks and Recreation: 

 

i. shade pavilion; 

ii. picnic tables in open areas; 

iii. dog park; 

iv. outdoor movable tables and chairs; 

v. stage for outdoor movies or small performances; 

vi. privately operated restaurants or cafes; 

vii. splash pad; 

viii. active playground; 

ix. musical play trail; 

x. nature play area; 

xi. demonstration gardens; 

xii. hardscape gathering space; 

xiii. lawn gathering space; 

xiv. sand volleyball; 

xv. bocce ball; 

xvi. yard games; 

xvii. interactive public art; 

xviii. public art; 

xix. boardwalk; or 

xx. water feature. 

 

3. Plaza Requirements. Plazas are small, publicly accessible urban open spaces that are 

used for passive or active recreation, or a combination of the two. Plazas are not 

required but in the event plaza construction is desired, the following standards apply: 

 

a. Plazas are typically connected to a building and can be located between 

buildings, next to a building and a street, or on a corner. 

 

b. Soft-scape may include raised planters, at-grade plantings in the hardscape, or 

potted plant material. 
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c. Plazas may be constructed to include the following amenities: 

 

i. fabric shade structures; 

ii. stage for small performances; 

iii. splash pad; 

iv. water feature; 

v. hardscape gathering space; 

vi. interactive public art; 

vii. public art; 

viii. benches; 

ix. outdoor seating; 

x. movable tables and chairs; 

xi. trash receptacles; 

xii. bike racks; 

xiii. electrical receptacles; 

xiv. pedestrian lighting; 

xv. wayfinding signage; 

xvi. native shade trees; 

xvii. native ornamental trees; 

xviii. native drought tolerant ornamental plantings; 

xix. certified pollinator habitat with a minimum area of 100 square feet; 

xx. “smart” irrigation controllers; or 

xxi. One green stormwater infrastructure improvement such as rainwater 

cisterns, permeable pavements and stormwater curb extensions. 

 

d. Plazas shall have an area of not less than 400 square feet. 

 

4. Paseos Requirements. Paseos are publicly accessible urban linear open spaces used 

for pedestrian connectivity, and if provided shall be designed and constructed in 

accordance with the following: 

 

a. To the extent possible, paseos shall be straight with the opening at the opposite 

end readily visible from the other end; 

 

b. A minimum of two public access points is required; 

 

c. Buildings with a minimum of 50% façade transparency or restaurants with 

outdoor dining shall line the paseo; 

 

d. Blank walls in adjacent buildings shall be interrupted with planting, vines, 

murals, or other types of art; 

 

e. Service vehicles shall be restricted from the paseo, and any back of house 

services shall be contained to designated areas and screened; 

 

f. Focal points shall anchor each end of the paseo; 
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g. Where a paseo pivots, a focal point or slightly expanded open area shall be 

provided at the pivot; 

 

h. Planting shall be provided with raised planters or at-grade plantings in the 

hardscape; 

 

i. Hardscape of pedestrian scaled detail, texture, and color shall be provided to 

enhance the pedestrian experience; 

 

j. Focal points include, but are not limited to, water features, public art, or 

distinctive planters; 

 

k. Fabric shade structures, independent or connected to the building, are permitted 

in paseos; 

 

l. Supportive standard amenities including, but not limited to, benches, trash 

receptacles, pedestrian lighting, wayfinding, native drought tolerant ornamental 

plantings, wayfinding and signage, are permitted; 

 

m. Additional amenities including, but not limited to, certified pollinator habitat, 

irrigation controllers, and stormwater infrastructure (such as permeable 

pavements) are permitted; and 

 

n. A paseo shall be a minimum of 18 feet in width and, in cases where a paseo 

passes through a building must have a minimum height clearance of 10 feet. 

 

5. Special Use Park Requirements. Special use parks are private or publicly accessible 

open spaces that are predominantly designed for at least one specific use and user 

group. 

 

a. Types of special use parks may include, but not limited to, a dog park, dog park 

with restaurant, sculpture park, community garden, trail stretch station, 

courtyard, passive non-programmed open space, or other special use  park as 

approved by the Director of Parks and Recreation or designee. 

 

b. Supportive standard amenities of a special use park may include, but are not 

limited to, shade pavilions, outdoor restrooms, benches, various types of 

outdoor seating, trash receptacles, dog waste receptacles, bike racks, drinking 

fountains, bottle fillers, chilled bottle fillers, picnic tables, electrical receptacles 

at tables, grill, interpretive signage or markers, pedestrian lighting, wayfinding, 

native shade trees, native ornamental trees, native drought tolerant ornamental 

plantings, and lawn. 

 

c. Sustainable supportive amenities such as certified butterfly habitat,  native or 

artificial turf, smart irrigation controllers, green stormwater infrastructure such 
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as bioswales, bioretention, rainwater cisterns, permeable pavements, and 

stormwater curb extensions are permitted. 

 

d. Special use parks shall have an area of not less than 5,000 square feet. 

 

6. Trail Requirements. Trails are publicly accessible linear open spaces that are used for 

pedestrian connectivity and active recreational use. 

 

a. Required sidewalks are not part of the trail system, but sidewalk connectivity 

to the trail system is required.  Sidewalks are not required along Alma Drive, 

Ridgeview Drive, and SH 121. 

 

b. Permitted amenities include, but are not limited to, the following: 

 

i. Trailheads; 

ii. neighborhood connections; 

iii. seating nodes; 

iv. wayfinding; 

v. benches; 

vi. trash receptacles; 

vii. dog waste receptacles; 

viii. educational signage; 

ix. exercise station; 

x. bike racks; 

xi. drinking fountains; 

xii. native drought tolerant ornamental plantings; 

xiii. certified pollinator habitat; and 

xiv. public art. 

 

c. Material for the trail connector shall be concrete in accordance with Appendix 

I of the ALDC or other material approved by the Director of Parks and 

Recreation or his/her designee. 

 

d. Supplementary trails may be improved with gravel or unimproved. 

 

e. All parcels having frontage on the Watters Creek Greenbelt Open Space shall 

have trail access to the greenbelt trail. 

 

7. Individual Lot Open Space. Open space restricted on each individual development 

lot shall be counted toward the minimum area required and shall be tracked per the 

report required per Section 5.A.2. Each Urban Residential building shall include one 

or more courtyards and/or central greens as open spaces that in the aggregate contain 

an area of not less than 0.20 acres within the building. Areas consisting of water 

features, swimming pools, pedestrian hardscape, and softscape with ornamental shade 

trees or shade structures, bench seating, or handicap accessible walkways may be 

counted toward the minimum area required. Areas on individual lots occupied by 
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drainage facilities and/or related easements, floodplain areas, erosion hazard setbacks, 

or other related facilities shall not be counted toward the minimum area of open space 

required by this Paragraph 7. 

 

C. OPEN SPACE DEDICATION.  

 

1. Open Space shall be provided in accordance with one of the following: 

 

a. Not less than 32 acres of the Property shall be restricted or platted (for open 

space) or dedicated (for park land) for combined parks/open space purposes in 

relation to development of 2,400 total Urban Residential units on the Property, 

such area to be subject to reduction in accordance with Section 5.A.1.e.ii, 

above; or 

 

b. Payment to the City of a fee in lieu of open space dedication equal to a rate of 

$48,375 per required acre; or 

 

c. Dedication Alternative (Park Investment Value): For every acre or partial acre 

of open space required but not restricted or platted, compliance with open space 

restriction and platting requirements may be satisfied by receiving a credit on a 

dollar for dollar basis against the amount of open space fee that would otherwise 

be due pursuant to Section 5.C.2.b above. Such credit will be the amount of the 

cost of installing and/or constructing recreational enhancements or amenities 

on existing or newly dedicated park sites on this Property in addition to the 

amenities otherwise required to be installed or constructed in the park areas as 

set forth in Subsections B.2 through B.6 of this Section 5 (hereafter referred to 

as “Park Investment Value” or “PIV”), which additional enhancements or 

amenities shall be limited to the following, or as approved by the Director of 

Parks and Recreation: 

 

i. shade pavilion; 

ii. picnic tables in open areas; 

iii. outdoor movable tables and chairs; 

iv. stage for outdoor movies or small performances; 

v. splash pad; 

vi. active playground; 

vii. musical play trail; 

viii. nature play area; 

ix. hardscape gathering space; 

x. bocce ball; 

xi. interactive public art; 

xii. public art; 

xiii. water feature; 

xiv. fabric shade structures; 

xv. benches; 

xvi. Outdoor trail fitness/stretch equipment. 
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City shall not be liable for payment to the owner or developer of the Property 

for any amounts of PIV exceeding the amount of park land dedication fees due 

to the City, nor shall PIV generated from the installation and/or construction of 

the additional amenities and enhancements on parks developed within one 

phase of the Property be credited to park land dedication fees due for other 

phases developed within the Property. 

 

EXAMPLE: Solely for purposes of illustrating how a PIV credit would be 

calculated, assume 400 dwelling units are to be constructed in Phase 1, and that 

one acre of open space is required to be restricted or platted for each 75 dwelling 

units, resulting in a requirement to dedicate 5.33 acres of open space or pay the 

City the amount of $257,839 in fees based on the rate of $48,375 per acre (5.33 

acres x $48,375/acre). Assume further that only 2.0 acres of open space is 

restricted or platted in Phase 1, which could include a 1.5-acre Central District 

Park and one 0.5-acre Character Area Park, resulting in a remaining 

requirement to restrict or plat 3.33 acres of open space (5.33 acres – 1.5 acres – 

0.5 acres = 3.33 acres). 

 

The owner or developer of the Property will have the option to either pay 

$162,288 in park land dedication fees (3.33 acres not dedicated x $48,375/acre), 

restrict or plat an additional 3.33 acres of land for open space, or use a 

combination of restricting or platting additional land for open space, paying for 

park land dedication at a rate of $48,375 per acre of land otherwise required, or 

providing PIV in excess of what is otherwise required as set forth in Subsections 

B.1 through B.4 of this Section 5. To further illustrate this example, if amenities 

from the approved list in this Section 5.C, above and beyond what are otherwise 

required in Subsections B.1 through B.4 of this Section 5, are installed on the 

2.0 acres of dedicated park land at a cost of $150,000, the amount of park land 

fee due and payable to the City will be reduced to $12,288. If the amount of 

PIV exceeds $162,288, the amount of park land dedication fee due to the City 

for said phase would be reduced to $0.00. 

 

c. A combination of the three methods above (5.C.2.a through 5.C.2.c). 

 

2. Landscape Buffers at the perimeter of the development shall be counted as open space 

(i.e., not “park”) for the purposes of dedication calculations if developed with a 

continuous 10-foot wide concrete recreational trail. 

 

D. TREE MITIGATION AND LANDSCAPING: Development of the Property shall comply 

with ALDC Section 7.06 except as follows: 

 

1. Tree Fund payments required due to the removal of Hackberries or Sugarberries will 

be reduced by 25% of the amount otherwise due. 

 

2. Negative tree credits will not be assessed for a tree that is removed following the City 



27 

 

 

arborist’s determination the tree is at the end of its life, diseased, dead or dying per a 

tree condition survey. 

 

3. Negative tree credits will not be assessed for removal of fence row trees. Fence row 

trees, defined as a row of trees located within fifteen feet on either side of a fence line, 

shall not be considered protected trees. 

 

4. Negative tree credits will not be assessed for removal of Siberian Elm (Ulmus pumila), 

hybridized elms of Siberian Elm or Chinaberry (Melia azedarach). 

 

5. Tree credits shall be provided for street trees, parkway, and median trees, perimeter 

open space trees, and any trees preserved in park areas provided such trees are located 

where served by an irrigation system. 

 

6. Removal of protected trees and historic trees not mitigated through replacement shall 

be offset by payment to the City Forestry Fund at the rate of $200 per caliper inch of 

tree removed. 

 

7. Tree preservation or replacement credits may be granted on the determination of the 

Director of Parks and Recreation based upon development details and level of 

landscaping provided during phase planning, with consideration being given to: 

 

a. Interior landscape development such as high impact plantings throughout the 

site; 

 

b. Protection of natural areas, etc.; and 

 

c. Common areas. 

 

8. Tree mitigation and preservation shall be evaluated on the entire Property and not for 

individual lots with the Property. Owner will maintain records of the tree mitigation 

and preservation for the entire Property and on an annual basis provide a written report 

to the Director of Parks and Recreation on the status of the overall tree mitigation and 

preservation for the Property. 

 

9. Written reports shall be provided to the City Forester showing a calculation of total 

credits and debits on tree mitigation fees as follows: 

 

a. Upon application for the development of the area of the Property at which 1/3 

of the Property acreage is developed; provided, no Tree Fund payment will be 

required with or in relation to the submission of the initial report; 

 

b. Upon application for development of the area of the Property at which 2/3 of 

the Property acreage is developed; provided, if there is an outstanding negative 

tree credit at the time of such report, a Tree Mitigation Liability Account will 

be established by the City to receive a deposit of funds equal to the outstanding 
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negative tree credit; such funds shall be dedicated to and restricted to be used 

towards tree mitigation through on-site tree replacement under these Tree 

Mitigation guidelines; and 

 

c. Upon application for the development of the remaining area of the Property; 

provided, if there is an outstanding negative tree credit at the time of such 

report, a plan shall be identified to use the remaining Tree Funds for on-site tree 

replacement in accordance with these Tree Mitigation guidelines. Such plan 

will require the approval of the Director of Parks and Recreation or his/her 

designee who may alternatively require the payment of funds into the Tree Fund 

or delivery of trees to the City tree farm. 

 

SECTION 6 - BUILDING DESIGN STANDARDS. 

 

A. BUILDING ORIENTATION 

 

1. At intersections, corner buildings may have their primary entrances oriented at an angle 

to the intersection. 

 

2. All primary entrances shall be oriented to the sidewalk zone of the Primary Street, for 

ease of pedestrian access; provided, however, if a cluster of buildings surrounds a 

parking lot or open space, the primary entrance may be oriented towards the parking 

lot or open space. 

 

3. A porte-cochere is permitted as a primary entrance as long as a pedestrian connection 

from the sidewalk to the primary entrance is maintained. 

 

4. Secondary and service entrances may be located from Secondary Streets, internal 

parking areas or alleys. 

 

B. DESIGN OF PARKING STRUCTURES 

 

1. Upper floor structured parking facades shall be designed so that vehicles on all parking 

levels are substantially screened from view from adjacent public street rights-of-ways. 

 

2. Facades of above-ground parking structures that face internal Secondary Streets must 

have an enhanced architectural treatment. 

 

3. Except for ramps at the entrances of parking garages, a long dimension of parking 

garages (length) shall not face any Primary Street; provided, however, the shorter 

dimension (width) and entrances to parking structures and ramps may be located on 

Primary Streets if otherwise designed to comply with this Section 6.B. and such width 

and entrances shall satisfy the frontage requirements. 

 

4. When parking structures are located at corners of Primary and Secondary Streets, 

corner architectural elements such as corner entrance, signage and glazing shall be 
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incorporated at the Primary Street corner. 

 

5. Parking structures and adjacent sidewalks shall be designed so pedestrians are clearly 

visible to entering and exiting automobiles. 

 

6. The following images are intended to convey a general range of architectural features 

that would be approved as described in the regulatory text. Approval of final elevations 

by the Director of Community Development or designee shall be based on application 

of the requirements herein. 
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C. DESIGN OF AUTOMOBILE RELATED BUILDING SITE ELEMENTS 

 

1. Drive-through lanes for commercial uses shall not be located along a Primary Street. 

 

2. Drive-through lanes for commercial uses may be located along a Secondary Street if 

incorporated into the building frontage. 

 

3. All off-street loading, unloading, and trash pick-up areas shall be located along alleys 

or internal drives. If an alley or internal drive is not available, a Secondary Street may 

be used. Any off-street loading, unloading, or trash pick-up areas shall be screened 

using a Street Screen that is at least as tall as the trash containers and/or service 

equipment it is screening. The Street Screen shall be a continuous masonry wall 

consisting of (i) the same or complementary materials as the principal building; or (ii) 

if approved by the Director of Community Development and the Director of 

Community Services, a living screen or a combination of a masonry screen and living 

screen. 

 

D. MECHANICAL AND SERVICE SCREENING 

 

1. All buildings shall be designed such that no mechanical equipment (HVAC, etc.) 

except vents or stacks, is visible from the public right-of-way or open space, whether 

the equipment is located on the ground, exterior wall or roof. 

 

2. The screening material required by paragraph 1, above, shall be raised at least one foot 

above the top of the mechanical equipment. Metal or a complementary material may 

be used as a screen and is permitted above the roof level, but do not count towards 

elevation maximums. 

 

E. FAÇADE COMPOSITION 

 

1. Buildings shall maintain a façade rhythm along all Primary Streets, which may be 
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expressed by changing materials, or color, or by using design elements such as 

fenestration articulation, columns and pilasters, or by varying the setback of portions 

of the façade.   

 

2. Allowed exterior building wall materials shall include the following:  

 

a. Masonry (including stone, brick, tile, concrete masonry units, cast and pre-cast 

concrete, 3 coat stucco), minimum of 50% of non-glazed wall area. 

 

b. Metal panel (including composite metal panels, corrugated metal panels, flat 

metal sheet), maximum of 50% of non-glazed wall area. 

 

c. Exposed metal structure, maximum of 10% of non-glazed wall area. 

 

d. Composite materials (including Hardie Board and similar materials), maximum 

of 50% of non-glazed wall area. 

 

e. Natural wood (limited to treated wood, cedar and redwood species) in siding, 

exposed structure, boards and shingle forms, maximum of 50% of non-glazed 

wall area; and 

 

f. Synthetic stucco (such as exterior insulation and finish system – EIFS) – limited 

to architectural accents comprising no more than 10% of the non-glazed exterior 

wall area. 

 

The percentages noted above apply to all buildings within the Project on a cumulative 

basis. The amounts of each material on an individual building may vary from the 

percentages indicated. The developer shall maintain a summary tabulation of the 

exterior wall material amounts and percentages for the Project and submit on an annual 

basis to the Director of Community Development.  

 

3. Except for the Central and Creek Character Districts, facades will generally be built 

parallel to the street frontage; provided, however, at street intersections, a façade 

containing a primary building entrance may be curved or angled toward the 

intersection. 

 

4. Multi-story office buildings shall be designed with the second floor structure built to a 

height that allow a minimum first floor ceiling height of not less than 14 feet. 

 

5. A transom, display window area, bulkhead at the base, or similar feature shall be used 

in the design of retail storefronts unless an alternative design provides similar visual 

permeability into the storefront. 

 

6. The following images are intended to convey a general range of architectural features 

that would be approved as described in the regulatory text. Approval of final elevations 

by the Director of Community Development or his/her designee shall be based on 
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application of the requirements herein. 

 

 
 

 

 

F. WINDOWS AND DOORS 

 

1. The required first floor windows along a primary storefront façade of a building on any 

street or along any façade facing a Primary or Secondary Street shall not be opaque, 

heavily tinted or mirrored glass. 

 

2. All ground floor primary facades of nonresidential buildings and residential buildings 

in which the ground floor is a nonresidential use shall have windows (not opaque, 

heavily tinted or mirrored) covering no less than 60% of the façade area. Each upper 

floor of the same primary building facades shall contain windows covering at least 30% 

of the façade area. All other street facing facades (not including façades facing alleys) 

shall have windows covering at least 15% of the façade area for all floors. 
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G. GENERAL 

 

1. Accessory Buildings. Accessory buildings shall be constructed of materials that 

complement the main structure. 

 

2. Rear Facades. Rear facades visible from adjoining properties and/or a public right- of-

way shall be of a finished quality and consist of colors and materials that blend with 

the remainder of the building's primary facade(s). 

 

H. URBAN RESIDENTIAL BUILDING STANDARDS. Urban Residential dwelling uses shall 

be subject to the following development and use regulations: 

 

1. Mixed-use integration. Urban Residential projects shall be planned and designed to 

be integrated as part of horizontal or vertical mixed-use development on the Property. 

Urban Residential units may be located in separate freestanding buildings or may be 

combined in multi-use buildings of multi-story design. 

 

2. One-bedroom minimums. No less than 65% of the Urban Residential dwelling units 
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constructed on the Property shall be one- bedroom and studio units.  A room used as a 

study or office that does not have a closet or bathroom directly accessible only from 

the interior of the room does not count as a bedroom for purposes of this Section 6.H . 

If a phase of Urban Residential development results in construction of one-bedroom or 

studio units exceeding 65% of the total units constructed, the surplus in that phase may 

be applied to later phases in the development of the Property which would allow 

individual properties to have fewer than 65% one bedroom and studio units.  

Notwithstanding the foregoing, the percentage of one-bedroom and studio units upon 

completion of construction of all Urban Residential within the Property shall be not 

less than 65% of the total Urban Residential dwelling units constructed.  With each 

phase of Urban Residential development, a report demonstrating that the aggregate 

percentage of one-bedroom and studio units to total Urban Residential units is no less 

than 65% shall be delivered to the Director of Community Development. 

 

3. Internal Access. All dwelling units shall be accessed through an interior climate-

controlled corridor, except for individual units designed along a street with access to a 

sidewalk such as a “stoop” design. All interior corridors shall be climate-controlled. 

 

4. Connectivity. Pedestrian walkways shall connect all on-site common areas, parking 

areas, open space, recreational facilities to each other and to the adjacent public 

sidewalks within the Property but are not required to connect to private amenities.  

 

5. Non-Residential Component. The first floor of buildings located on a Primary 

Building Frontage as depicted on the Regulating Plan shall be non-residential ready 

and constructed so that the underside of the second floor structure is built to a height to 

allow a first floor ceiling height if not less than fourteen (14) feet and mechanical chases 

necessary for conversion to commercial uses. 

 

6. Structured Parking. Seventy percent (70%) of the Urban Residential units 

constructed on the Property shall have access to use of structured parking integrated 

with the building in which such units are located or in an immediately adjacent 

building. The number of structured parking spaces constructed in any phase of Urban 

Residential development may be fewer than 70% of the number of related Urban 

Residential units constructed provided later phases of Urban Residential development 

provide for construction of structured parking spaces in sufficient numbers so that the 

total number of structured parking spaces constructed on the Property is not less than 

70% of the number of Urban Residential units constructed on the Property.  The 

developer shall provide a tracking report with the preliminary site plan for each phase 

of Urban Residential development demonstrating the surplus or deficit for that phase 

and total percentage of structured parking spaces constructed on the Property and used 

for owners or tenants of Urban Residential units. 

 

7. Architecture. All buildings containing Urban Residential dwelling units shall be a 

minimum of two stories. Street-facing facades shall incorporate articulation consistent 

with the architectural style of the building to create diversity in the streetscape. All 

buildings are required to have consistent "four-sided" architectural treatments except 
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for facades that are not visible from a street. Sloped roofs shall provide articulation, 

variations, parapets, gables, dormers or similar architectural elements to screen the roof 

and to break up the massiveness of the roof. 

 

I. TOWNHOME DESIGN STANDARDS. Townhomes shall comply with the following 

standards: 

 

1. Minimum lot width: 22 feet 

 

2. Minimum front yard: 10 feet 

 

3. Minimum side yard: 5 feet 

 

4. Minimum alley paving width: 12 feet 

 

5. Fence may extend to edge of utility easement or alley paving 

 

J. FLEXIBLE DESIGN STANDARDS 

 

1. Exceptions to the development standards relating to building design or construction set 

forth in these Development Regulations may be granted for the purpose of improving 

performance in energy and water use and consumption, carbon dioxide emissions 

reduction, and improved indoor environmental quality. The standards used for best 

practices in sustainable design and the measures used to describe a building’s 

environmental performance shall follow those principles, practices, and standards set 

forth by any of the following organizations: 

 

a. U.S. Green Building Council (USGBC) – Leadership in Energy and 

Environmental Design (LEED); or 

 

b. EPA and U.S. Department of Energy – Energy Star for Homes and Businesses; 

or 

 

c. The Sustainable Sites Initiatives (SITES); or 

 

d. Congress for the New Urbanism (CNU); or 

 

e. BRE Environmental Assessment Method (BREEAM). 

 

2. A request for an exception to the building design standards of these Development 

Regulations shall be submitted and approved before implementation by the Director of 

Community Development, Director of Engineering, and Chief Building Official, who 

shall have the authority, but not the obligation, to approve the alternative design(s) 

without being processed as a zoning amendment in accordance with the ALDC 

provided such design alternatives are generally consistent with the intent of these 

Development Regulations and such exception does not: 
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a. result in the approval of a land use not otherwise authorized by these 

Development Regulations or the ALDC; 

 

b. increase the allowable intensity or density of any land use; and 

 

c. effectively result in an amendment to these Development Regulations or the 

ALDC. 

 

SECTION 7 - STREETSCAPE STANDARDS. 

 

A. GENERAL 

 

1. The streetscape standards contained herein shall apply to all streets within the Property 

except service drives, alleys, and fire lanes. 

 

2. All private streets and landscaping within them shall be maintained by a property 

owners association. 

 

B. PLANTING STANDARDS 

 

1. Minimum caliper for required trees at time of planting, measured six inches above the 

root ball, shall be a minimum of four inches. 

 

2. Trees in the landscape areas along streets shall be from the list of recommended trees 

in the ALDC unless other species are approved by the City Forester. 

 

3. Trees planted along streets in the pedestrian amenity zone and/or median shall include 

a root barrier between the tree and back-of-curb. 

 

C. STREET TREES 

 

1. Pedestrian Amenity Zones will extend at least 50% of the block face, excluding site 

visibility triangles. 

 

2. Except for street trees planted within curb extensions, no fewer than one shade tree for 

every 40 feet of street frontage, or portion thereof, shall be planted within the Pedestrian 

Amenity Zone. Flexibility on the spacing of street trees in the Central District will be 

permitted provided the number of trees is not less than the number of trees that would 

otherwise be required with the typical spacing herein. 

 

3. Detention and retention areas and parks and open spaces along a block frontage shall 

be included in the calculation of the overall block frontage for purposes of calculating 

the minimum number of street trees required in a given block. 

 

4. Street trees shall be planted no less than four feet behind the curb line and also placed 
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in curb extensions (bump-outs into the parking lane) as long as the spacing complies 

with paragraph 5, below. 

 

5. Each tree shall be planted in a planting area not less than 36 square feet; provided, 

however, the tree well area may be no smaller than five feet by five feet (5’ x 5’) or 25 

square feet. Trees installed in street well locations will include structural soil as 

designed by a Landscape Architect for the specific conditions or other approved system 

to remediate reduced planting areas. 

 

6. Tree wells shall be irrigated in accordance with the City of Allen Water Conservation 

Code and include a connecting subsurface drainage system. Root barrier shall be 

installed on the sides of tree wells. 

 

D. STREETSCAPE FURNISHINGS 

 

1. All street furniture shall be located in a manner to allow a clear sidewalk passageway 

of not less than eight feet for Primary Streets and not less than six feet for Secondary 

Streets. 

 

2. Furnishings may include one or more of the following: 

 

a. Benches 

b. Wayfinding signage or kiosks 

c. Bollards 

d. Dog waste facilities 

e. Electric charging stations 

f. Planters 

g. Bicycle racks 

h. Trash/recycling receptacles 

i. Water feature 

j. Public art 

 

3. Light poles, signs, and other street improvements may be located in the Pedestrian 

Amenity Zone outside of the path of pedestrian travel. 

 

E. SIDEWALKS. Unless otherwise identified on the Regulating Plan, sidewalks constructed on 

the Property shall be not less than six feet wide; provided, however, sidewalks on Primary 

Streets shall be not less than eight feet wide. 

 

F. LIGHTING 

 

1. Light standards no taller than 20 feet in height shall be installed along all streets. 

 

2. Street lights shall be placed at uniform locations based on the placement of street trees 

and other street furniture to provide safety for both pedestrians and automobiles while 

limiting spill-over and light pollution effects. 
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3. Light poles on public streets shall comply with ALDC base standards. 

 

 

SECTION 8 – SUSTAINABILITY 

 

Incorporation of one or more of the following sustainable features may be used if privately owned and 

maintained: 

 

1. Permeable pavement 

 

2. Bioswale/bioretention feature 

 

3. Rainwater cistern 

 

4. Drought tolerant plant material 

 

5. Pollinator supportive habitat 

 

6. Smart irrigation controllers 

 

 

SECTION 9 – INFRASTRUCTURE IMPROVEMENTS 

 

A. Construction of storm water detention facilities designed to detain surface water flows for the 

western 25% of the Property shall be constructed on the Property. Staged detention designed 

to receive the developed runoff that makes the detention facility necessary shall be shown on 

the final site plans for each portion of the Property being platted and constructed in accordance 

with ALDC standards concurrently with development of the other public and private 

infrastructure associated with the portion of the Property being developed. In lieu of multiple 

detention/retention facilities and subject to approval of the design by the Director of 

Engineering, a common detention area for receiving developed runoff based on full 

development of the Property may be constructed. All storm water detention facilities shall be 

sufficiently designed and sized to accommodate all drainage requirements set forth in the 

City’s standards. All storm water detention facilities shall be shown as a common area at the 

time of final plat and shall be owned and maintained by the developer and/or a 

property/homeowner’s association subject to ALDC Section 8.20. 

 

B. Designated 100-year floodplain may be modified in accordance with procedures established 

by the Federal Emergency Management Agency (FEMA) and Section 5.01 of the ALDC and 

upon approval of the Director of Engineering. 

 

SECTION 10 - SIGN STANDARDS 

 

A. GENERAL. Signs in the District shall conform to applicable ALDC provisions except as 

provided in this Section 10. 
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B. ALLOWED SIGNS. The following signs shall be allowed subject to the size restrictions set 

forth in the ALDC unless otherwise indicated below: 

 

1. Sandwich/A-Frame Sign. Sandwich/A-frame sidewalk signs may be located in the 

Tollway, Central, Neighborhood North and Creek Character Districts subject to the 

following: 

 

a. The sign height shall not exceed four feet; 

 

b. Each sign face shall not exceed an area of eight square feet; 

 

c. The sign may be placed in the pedestrian amenity zone created by street trees 

and pedestrian lighting, provided that: 

 

i. The sign is located no closer than one foot to the face of the curb; 

 

ii. A minimum unobstructed sidewalk width of six feet is maintained; 

 

d. A sign permit must be obtained from the City prior to placement of the sign on 

the Property; 

 

e. Only one A-frame sign is permitted per occupancy; 

 

f. A-frame signs may be placed on the sidewalk adjacent to a restaurant associated 

with the sign only during the restaurant’s business hours; and 

 

g. A maximum of one of each type of the following signs are allowed per retail, 

restaurant or service business: A-frame (sandwich board) signs and menu signs. 

 

2. Off-Premise Multi-Tenant Signs. 

 

a. Maximum effective area: 180 square feet per side. 

 

b. Maximum number: four on SH 121 frontage, three on Alma Drive frontage, and 

two on Ridgeview Drive frontage. 

 

3. Off-Premise District Signs. 

 

a. Maximum effective area: 180 square feet per side. 

 

b. Maximum number: three on SH 121 frontage, three on Alma Drive frontage, 

and two on Ridgeview Drive frontage. 

 

4. Outdoor Patio Umbrellas. Outdoor patio umbrellas may contain advertising and be 

allowed for special events, retail, service, or restaurant uses. 
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5. Vehicular Signs. Vehicular Signs on food trucks and trailers. 

 

6. Wall signs. Wall signs shall be in accordance with applicable provisions of the ALDC 

unless modified herein. 

 

7. Blade Signs. 

 

a. No more than one blade sign will be allowed for each building face. No 

monument sign shall be permitted on the same street frontage adjacent to the 

building face when a blade sign is installed on the same building face. Wall 

signs on the same building face may be approved by the Sign Control Board 

pursuant to the criteria set forth in Section 2.03 of the ALDC. 

 

b. Each sign face of a Blade sign shall not exceed an area of fifty square feet per 

building face and shall not exceed five feet in width. 

 

c. The lowest edge of the Blade sign shall be not less than twelve feet above the 

ground beneath the sign. 

 

d. The top edge of the Blade sign shall not exceed a height that is two-thirds (in 

linear feet) of the height of the building face at the location of the building face 

where the sign is attached. 

 

8. Hanging/Projecting Signs. 

 

a. No more than one hanging sign will be allowed for each first-floor occupancy; 

provided, however, a first floor building occupant with public entrances on 

more than one street frontage may have one hanging sign on each street 

frontage; 

 

b. Each sign face shall not exceed an area of twelve square feet; 

 

c. Each sign face shall not exceed a width of five feet; 

 

d. The lowest edge of the sign shall not be less than eight feet above the ground 

below the sign; and 

 

e. No hanging sign shall be closer than fifteen feet from another hanging sign. 

 

 

9. Illuminated Signs. Illuminated signs are allowed within 150 feet of a residential 

property internal to the District, but only if illumination does not exceed 2.0 foot-

candles measured at a level five feet above the shared property line. 

 

10. Painted Signs. Signs painted directly on the surface of a building or structure are 
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allowed if approved by the Sign Control Board. 

 

11. Utility Poles. Signs may be attached to public utility poles or light poles if approved in 

advance by the Sign Control Board, the owner of the pole, and any other party that has 

prior rights to use of the pole. This paragraph 12 does not constitute approval to place 

signs on public utility poles or light poles owned by the City, which approval must be 

obtained from the City department with jurisdiction over the pole and the Director of 

Community Development prior to placement of the sign on the City pole. 

 

12. Banners. Banners for special events shall not be restricted by number of permits per 

year or restrictions on running consecutively; provided, however, banner signs may be 

installed no earlier than three weeks prior to the special event to which the sign relates 

and must be removed no later than one week after the conclusion of the special event. 

 

13. Digital Signs. 

 

a. Digital signs may be façade-integrated, pylon, pole signs or monument signs. 

 

b. Façade-integrated signs may be digital signs or static signs with a light source 

that is not directly visible. 

 

c. The maximum copy area for any individual sign of this type is 900 square feet 

per side.  The total copy area for all signs of this type is 8,000 square feet. 

 

d. Digital signs may not display light of such intensity or brilliance to cause glare, 

impair the vision of an ordinary driver, or constitute a nuisance. 

 

e. No flashing, dimming, or brightening of message is permitted except to 

accommodate changes of message. 

 

f. Nothing in this Section 10.B.14 shall be construed as authorizing installation of 

a digital sign at a location that requires approval by TxDOT prior to installation. 

 

14. Multistory Office Wall Signs. 

 

a. Multistory office wall signs shall not be required to be placed above a tenant’s 

lease space. 

 

b. Signs may be located on the face of a building in either a horizontal or vertical 

direction or near the top of the building facade. 

 

c. Multistory office wall signs may be illuminated. 

 

d. A multistory office wall sign may project no more than four feet from the 

building surface at the location to which it is attached. 
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e. Ground floor tenants in a multistory office shall be treated separately and may 

have signs regulated in accordance with the standards in these Development 

Regulations and the ALDC. 

 

f. The allowable number and size of cumulative signs for multistory office wall 

signs, per façade, is as follows: 

 

i. Multistory office buildings may have three signs per elevation not 

including ground floor signage. 

 

ii. Single-story building signs shall conform to the standards in these 

Development Regulations and the ALDC for attached (wall) signs. 

 

iii. Buildings between 20 feet and 60 feet in height shall have signs no 

larger than 25 square feet plus an additional three square feet for every 

one foot in building height over 20 feet. 

 

iv. Buildings greater than 60 feet in height shall have signs no larger than 

25 square feet plus an additional five (5) square feet for every one foot 

in building height over 60 feet. This signage shall be restricted to 

placement anywhere in the top 20% of the building façade. 

 

15. Rooftop Signs. One rooftop-mounted premise sign is permitted per lot, subject to the 

following conditions: 

 

a. A rooftop-mounted premise sign may be illuminated internally or externally, or 

both; 

 

b. A rooftop-mounted premise sign may not exceed 1,200 square feet of total 

effective area; and 

 

c. A rooftop-mounted premise sign must comply with Fire Code regulations.   

 

16. Character Structure Signs.  Signs are permitted to be erected on character structures 

(e.g. water towers, windmills, etc.), subject to the following conditions: 

 

a. Character Structure Signs may be illuminated internally or externally, or both; 

and 

 

b. Character Structure Signs may not exceed 1,200 square feet of total effective 

area. 

 

17. Undefined Signs. Sign types not clearly defined in the ALDC may be allowed if 

approved by the Sign Control Board after a recommendation by the Director of 

Community Development. 
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SECTION 11 - SITE PLAN ADMINISTRATION. 

 

A. SITE PLAN REVIEW PROCESS 

 

1. Site Plan Details. Site plan details to be provided on a site plan shall comply with 

Section 6.05.3 of the ALDC. 

 

2. Site Plan Review Standards. The Director of Community Development shall be 

authorized to approve a site plan if such site plan complies with the Regulating Plan 

and conforms to the standards set forth in these Development Regulations and the 

ALDC. 

 

3. Amendments to Approved Site Plans. The Director of Community Development 

shall be authorized to approve changes to approved site plans that comply with the 

Regulating Plan and the provisions in these Development Regulations. 

 

B. AMENDMENTS TO THE REGULATING PLAN 

 

1. Minor Modifications. Except as otherwise provided in these Development 

Regulations, the Director of Community Development shall have the authority to 

administratively approve minor changes to the Regulating Plan. “Minor modifications” 

include changes that: 

 

a. Do not materially change the circulation on the Property; 

 

b. Do not change the relationship between buildings and streets; 

 

c. Do not amend the overall area allocation between different Character Areas by 

more than 15%; 

 

d. Relocate mandatory parks provided the amount of park area satisfies the amount 

of park area required as shown on the Regulating Plan or as required by these 

Development Regulations; 

 

e. Add amenities to the parks and open space requirements which may be used in 

addition to or in lieu of the amenities identified as approved by the Director of 

Parks and Recreation; or 

 

f. Relocate required trails provided pedestrian and bike connectivity is provided 

as intended by the Regulating Plan. 

 

2. Major Modifications. Changes to the Regulating Plan that do not qualify as minor 

changes shall be processed as an amendment to a zoning ordinance pursuant to the 

ALDC. 

 

3. Modifications Mandated by Law. Any modification to a street location shown on the 
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Regulating Plan that is necessitated by a Federal, State, or Local action may be 

administratively approved by the Director of Engineering. 

 

SECTION 12 – DEFINITIONS 

 

Unless the context indicates otherwise, the following words and phrases shall have the following 

meanings as used in these Development Regulations: 

 

A. Build–to-Zone: the distance in which a building shall be constructed from the street back-of- 

curb or property line along a Primary or Secondary Frontage. Publicly accessible and activated 

people spaces, such as outdoor cafes, patios and plazas differentiated from the sidewalk shall 

be considered as buildings for the calculation of building frontage. 

 

B. Building Frontage: the percentage of a building’s façade that is required to be located in the 

Build-to-Zone, except for any additional setback needed to account for site visibility triangles, 

as a proportion of that lot’s frontage along the private street. Publicly accessible and activated 

people spaces, such as outdoor cafés, forecourts, patios and plazas differentiated from the 

sidewalk shall be considered as buildings for the calculation of building frontage. 

 

C. Flex Space: floor area built to provide for flexibility of use over time, and which is constructed 

in a manner that can accommodate residential, office or retail use. It will conform to commercial 

Building Code standards and ADA accessibility, and have at least a 14-foot clear ceiling height. 

 

D. Open Space: For purposes of this these Development Regulations, and in addition to the 

provisions of the ALDC, open space shall also include: 

 

1. Land area, including easements, accessible to and permanently reserved for the 

common use and enjoyment of the residents, tenants and visitors within the District for 

leisure, and active and passive recreational purposes; 

 

2. Floodplain, natural drainage areas or creeks as long as developed and maintained as an 

amenity; 

 

3. Ponds and bodies of water; so long as these are developed with pedestrian amenities 

not limited to walking trails, decorative lighting, seating or enhanced landscape 

treatment; and 

 

4. Right-of-way setbacks developed with a planting mix supportive of native wildlife. but 

shall not include: 

 

a. Areas reserved for the exclusive use and benefit of an individual tenant or 

owner; and 

 

b. Streets, parking for non-park uses, alleys and public rights-of-way. 

 

E. Park: For purposes of these Development Regulations, and in addition to the provisions of the 
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ALDC, parks may include: 

 

1. Floodplain, drainage easements, natural drainage areas or creeks, as long as developed 

or preserved and maintained as an amenity; 

 

2. Drainage easements for conveying stormwater to the West Lake Park water feature 

may be counted in the area considered for park dedication credit 

. 

3. Ponds and bodies of water as maintained as an amenity;  

 

4. Trails so long as they are developed with at least five amenities required for parks; 

 

5. Trailheads developed with at least five amenities required for parks; 

 

6. Permitted amenities; but shall not include: 

 

a. Areas reserved for the exclusive use and benefit of an individual tenant or 

owner; and 

 

b. Dedicated streets, parking, cross-access easements, alleys and public rights-of-

way. 

 

F. Pedestrian Amenity Zone: the band between the back of curb and the sidewalk which 

contains such things as street trees, pedestrian scale lighting, street furnishings and bicycle 

parking. 

 

G. Sign: 

 

1. A-Frame/Sandwich Board Sign means a self-supporting A-shaped sign with two visible 

sides that is situated on or adjacent to a sidewalk. 

 

2. Blade Sign means a projecting sign mounted on a building facade perpendicular to the 

street or sidewalk, typically spanning multiple stories along a facade. 

 

3. Hanging/Projecting Sign means a single tenant sign mounted on a building façade and 

projecting perpendicular to a street or sidewalk, with the location/mounting of the sign 

at or below the indicated architectural break between the ceiling of the first story use 

and the floor of the second story use. 

 

4. Menu sign means a window or freestanding sign containing menu items for the on-site 

retail or restaurant business. 

 

5. Patio Umbrella with advertising means a patio umbrella containing incidental 

advertising directly or indirectly associated with the on-site retail or restaurant 

business. 
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6. Vehicular Signage on food trucks and trailers means vehicular signage attached to the 

food truck or trailer that is serving as the place of business. 

 

 

H. Street Screen: a low screening wall built at the edge of a parking area or utility/ service area 

made up of: 

 

1. the same material as the principal building the parking is serving; or 

 

2. a living screen; or 

 

3. a combination of the two. 
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APPENDIX “B ” 

SCHEDULE OF 

USES 

 

The use of land and buildings listed shall be in accordance with those listed in the following 

schedule of permitted principal uses and schedule of permitted accessory uses by Character Area. 

Specific Use Permits shall not be required for any use unless established herein. 

Legend for interpreting schedules of permitted uses:  

X — Use permitted in district indicated. 

    — Use prohibited in district indicated. 

S  — Use may be permitted upon approval of specific use permit.  

T  — Use may be permitted as temporary use. 

 

 

 

USE Central 

 

Tollway 

 

 

Neighborhood 

North 

 

 

Neighborhood 

South 

 

 

Creek 

ADULT DAY CARE  X  X  X 

AGRICULTURAL USE  X X X X X 

AMPHITHEATER X X X  X 

AMUSEMENT, COMMERCIAL 

(INDOOR)  
X X   X 

AMUSEMENT, COMMERCIAL 

(OUTDOOR)  
X X   X 

ANTIQUE SHOP (INCLUDING 

ANTIQUE FAIRS) 
X X X  X 

ARTISANS AND ARTIST 

STUDIO (INCLUDING ART 

FAIRS) 

X X X X X 

ASSISTED LIVING  X X X X X 

AUTO PAINTING OR BODY 

SHOP  
S    S 

AUTO PARTS SALES  X    X 

AUTO, TRAILER, TRUCK 

RENTAL  
S    S 
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USE Central 

 

Tollway 

 

 

Neighborhood 

North 

 

 

Neighborhood 

South 

 

 

Creek 

AUTOMOTIVE REPAIRS, 

MAJOR  
S    S 

AUTOMOTIVE REPAIRS, 

MINOR  
S    S 

BAKERIES (WHOLESALE)       

BAKERY OR 

CONFECTIONERY  
X X X  X 

BANKS AND FINANCIAL 

INSTITUTIONS  
X X X1  X 

BED & BREAKFAST  X X X   

BICYCLE SHOP/REPAIR 

SERVICE  
X X X X X 

BOAT DISPLAY SALES AND 

REPAIR  
 S    

BOOK, CARD OR NOVELTY 

SHOPS  
X X X X X 

BOTTLING WORKS & 

DISTRIBUTION  

(microbrewery and microdistillery 

only) 

X X   X 

BUILDING MATERIALS 

SALES  

(Outdoor)  

     

BUILDING MATERIALS 

SALES  

(Indoor)  

X    X 

CAR WASH  S    S 

CARNIVAL OR CIRCUS  T T T  T 

CARPENTRY, PAINTING SHOP  X X    

CATERING  X X X  X 

CHURCH, TEMPLE OR S S S S X 
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USE Central 

 

Tollway 

 

 

Neighborhood 

North 

 

 

Neighborhood 

South 

 

 

Creek 

RECTORY  

CLINIC, MEDICAL  X X X  X 

COLLEGE UNIVERSITY OR 

TRADE SCHOOL  
X X X  X 

COMMUNITY CENTER  X X X X X 

CONCRETE BATCH PLANT 

(NON-TEMP)  
     

CONCRETE BATCH PLANT 

(TEMPORARY) (Shall be located 

a minimum of 500 feet from any 

existing residential structure)  

T T   T 

CONGREGATE RESIDENCE    X   

CONSTRUCTION OFFICE 

(TEMPORARY)  
T T T T T 

CONVENIENCE STORE  X X   X 

COUNTRY CLUB      X 

DANCE/MARTIAL ARTS 

STUDIOS  
X X X1  X 

DAY CARE FACILITY  X X X  X 

DEPARTMENT OR DISCOUNT 

STORES  
X X X1  X 

DRUG STORE OR PHARMACY  X X X1  X 

DWELLING, MULTI-FAMILY 

(URBAN RESIDENTIAL)  
X X X X X 

DWELLING, SINGLE-FAMILY 

(ATTACHED)  
 X X X  

DWELLING, SINGLE-FAMILY 

(DETACHED)  
  X X  

DWELLING, TWO-FAMILY    X X  
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USE Central 

 

Tollway 

 

 

Neighborhood 

North 

 

 

Neighborhood 

South 

 

 

Creek 

EQUIPMENT RENTAL  X X   X 

FABRICS OR NEEDLEWORK 

SHOP  
X X X  X 

FAIRGROUNDS OR RODEO  T T   T 

FAMILY HOME       

FARM IMPLEMENT SALES 

AND SERVICE  
     

FARMER’S MARKET X X X  T 

FITNESS AND HEALTH 

CENTER (PUBLIC 

EXCLUDING SIMILAR 

FACILITY IN OFFICE 

BUILDING OR MF PROJECT)  

X X X1  X 

FLORIST  X X X  X 

FOOD HALL OR CAFETERIA X X   X 

FOOD PROCESSING (HEAVY)       

FOOD SERVICE  X X   X 

FOOD TRUCK 

PARKS/LOTS/LOCATIONS (per 

ALDC) 

X X X  X 

FOOD TRUCK PARK (per 

ALDC) 
X X   X 

FRATERNAL ORG., LODGE, 

CIVIC CLUBS  
X X X  X 

FUELING STATION  S    S 

FUNERAL HOMES AND 

MORTUARIES  
 X   X 

FURNITURE/APPLIANCE 

SALES  
 X   X 
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USE Central 

 

Tollway 

 

 

Neighborhood 

North 

 

 

Neighborhood 

South 

 

 

Creek 

GARAGE, PUBLIC PARKING  X X X  X 

GOLF COURSE       

GOLF COURSE (PUBLIC)       

GROCERY  X X X1  X 

GYMNASTICS AND SPORTS 

TRAINING FACILITY  
X X X1  X 

HARDWARE STORE  X X   X 

HELISTOP   S   S 

HELISTOP (TEMPORARY)   T   T 

HOSPICE  X  X  X 

HOSPITAL   X   X 

HOTEL  X X S  X 

KEY SHOP, LOCKSMITH  X X X  X 

LABORATORIES: BIO SAFETY  

LEVEL 2  
 X   X 

LABORATORIES: BIO SAFETY  

LEVEL 3  
 X   X 

LABORATORIES: DENTAL   X   X 

LAUNDRY, SELF-SERVICE  X    X 

LAUNDRY/CLEANING PLANT, 

COMMERCIAL  
     

LAUNDRY/CLEANING PLANT, 

RETAIL w/PK/UP  
X X X  X 

LAUNDRY/DRY CLEANING, 

PICK-UP ONLY  
X X X1  X 
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USE Central 

 

Tollway 

 

 

Neighborhood 

North 

 

 

Neighborhood 

South 

 

 

Creek 

LAWN EQUIPMENT SALES & 

REPAIR  
 X   X 

LONG-TERM CARE FACILITY  X  X  X 

MACHINE SHOP OR WELDING      S 

MAINTENANCE & STORAGE 

FACILITIES  
X X X  X 

MANUFACTURING, LIGHT   S   S 

MASSAGE ESTABLISHMENT  X X X  X 

MEDICAL OR DENTAL 

OFFICE  
X X X  X 

MICRO BREWERY/ MICRO 

DISTILLERY/WINERY 
X X S  X 

MINI-WAREHOUSES  S S S  S 

MONUMENT SALES   X    

MOTORCYCLE SALES & 

SERVICE  
    X 

MUSEUM/ART GALLERY  X X X  X 

NURSERY, RETAIL PLANT  X X   X 

OFFICE 

SHOWROOM/WAREHOUSE  
 X   X 

OFFICE USE  X X X  X 

OIL AND GAS WELLS       

OPEN STORAGE  S S   S 

OUTDOOR PRODUCE 

MARKET  
X X   X 

PARK (PRIVATE)  X X X X X 
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USE Central 

 

Tollway 

 

 

Neighborhood 

North 

 

 

Neighborhood 

South 

 

 

Creek 

PARK OR PLAYGROUND 

(PUBLIC)  
X X X X X 

PAWN SHOPS   X   X 

PEST CONTROL SERVICE   X   X 

PRINTING OR NEWSPAPER 

ESTABLISHMENT  
X X   X 

PRIVATE CLUB  X X   X 

PUBLIC SERVICE FACILITY  X X   X 

RADIO OR TV BROADCAST 

STUDIO  
 X   X 

REAL ESTATE SALES OFFICE 

(TEMP.)  
T T T T T 

RECREATION CENTER 

(PUBLIC)  
X X X X X 

RENTAL, AUTO, TRAILER, 

TRUCK  
S S S  S 

RESTAURANT (DRIVE-IN OR 

THROUGH)  
X X   X 

RESTAURANT (NO DRIVE-IN 

OR THROUGH)  
X X X  X 

RESTAURANT (WITH LIVE 

MUSIC INDOORS)2 
X X   X 

RESTAURANT (WITH LIVE 

MUSIC OUTDOORS) 2 
X X   X 
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USE Central 

 

Tollway 

 

 

Neighborhood 

North 

 

 

Neighborhood 

South 

 

 

Creek 

RETAIL STORE  X X X  X 

SCHOOL, PRIVATE OR 

PAROCHIAL  
X X   

X 

SCHOOL, PUBLIC  X X   X 

SEASONAL SALES X X   X 

SENIOR INDEPENDENT 

LIVING  
X X X  

X 

SERVICE CONTRACTOR   X   X 

SPECIALTY/ HEALTH FOOD X X X  X 

STUDIO X X X  X 

SWIM OR TENNIS CLUB  X X   X 

TARGET RANGE   S   S 

TATTOO STUDIO (Res. #1512-7-

97(R))  
X X   X 

TEMPORARY FAIRS, 

FESTIVALS, SPECIAL EVENTS 
T T   T 

TEEN CLUB   X   X 

THEATER (CINEMA) X X   X 

THEATER (LIVE) X X   X 

TRUCK SALES AND REPAIR - 

NEW  
     

UPHOLSTERY SHOP  X X X   

VETERINARY HOSPITAL, 

ANIMAL CLINIC OR ANIMAL 

BOARDING FACILITY  

 X   X 

VIDEO REDEMPTION 

MACHINES (8-LINER 

MACHINES) - 5 or more  

 S   S 

1 Use is permitted by right in a mixed-use building if such use is less than 10,000 sq. ft in floor area. If 

greater than 10,000 sq. ft in area, an SUP is required. 
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2 Subject to the City’s Noise Ordinance and may not be located within 300 ft of a single family 

residential house. 
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PUBLIC ACCESS EASEMENT

MINIMUM 70’

DRIVING LANES - 2 @ 12’ 8’-20’

PARALLEL OR
ANGLED PARKING

(OPTIONAL)

8’-20’

PARALLEL OR
ANGLED PARKING

(OPTIONAL)

5’-6’

PEDESTRIAN 
AMENITY 

ZONE

5’-6’

PEDESTRIAN 
AMENITY 

ZONE

16’
BUILD-TO-ZONE

16’
BUILD-TO-ZONE

40’
PVMT.

8’

SIDEWALK

8’

SIDEWALK

PRIMARY STREETS

STORM      2’

S.S.      4.5’W.L.      4.5’

2’ DISMOUNT 
STRIP

2’ DISMOUNT 
STRIP

CURB EXTENSION 
W/ STREET TREE 

PLANTING

STREET CROSS SECTION

Notes:

1. Build-to-Zone adjustments illustrated are per each direction, and may only be included in one di-
rection at the option of the developer.

2. Additional easement requirements that may impact the build-to-zone area and include additional 
depth sanitary sewer, franchise utility easements, transformers and switchgears, or restrictions due 
to site visibility triangles, etc.

3. Buildings may set back further than Build-to-zone defined if warranted by required site visibility 
triangles.

4. Drive Lanes shall be platted as Fire Lane, Access, and Utility Easements. 
5. Areas which include public utilities or proposed franchise utilities shall be platted as    

Utility Easements.
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PUBLIC ACCESS EASEMENT

MINIMUM 70’

DRIVING LANES - 2 @ 12’ 8’-20’

PARALLEL OR
ANGLED PARKING

(OPTIONAL)

8’-20’

PARALLEL OR
ANGLED PARKING

(OPTIONAL)

5’-6’

PEDESTRIAN 
AMENITY 

ZONE

5’-6’

PEDESTRIAN 
AMENITY 

ZONE

14’
BUILD-TO-ZONE

14’
BUILD-TO-ZONE

40’
PVMT.

6’

SIDEWALK

6’

SIDEWALK

SECONDARY STREETS

S.S.      4.5’W.L.      4.5’

2’ DISMOUNT 
STRIP

2’ DISMOUNT 
STRIP

CURB EXTENSION 
W/ STREET TREE 

PLANTING

STORM      2’

Notes:

1. Build-to-Zone adjustments illustrated are per each direction, and may only be included in one di-
rection at the option of the developer.

2. Additional easement requirements that may impact the build-to-zone area and include additional 
depth sanitary sewer, franchise utility easements, transformers and switchgears, or restrictions due 
to site visibility triangles, etc.

3. Buildings may set back further than Build-to-zone defined if warranted by required site visibility 
triangles.

4. Drive Lanes shall be platted as Fire Lane, Access, and Utility Easements. 
5. Areas which include public utilities or proposed franchise utilities shall be platted as    

Utility Easements.

STREET CROSS SECTION
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PUBLIC ACCESS EASEMENT

MINIMUM 88’

DRIVING LANES - 2 @ 12’8’-20’

PARALLEL OR
ANGLED PARKING

(OPTIONAL)

8’-20’

PARALLEL OR
ANGLED PARKING

(OPTIONAL)

5’-6’

PEDESTRIAN 
AMENITY 

ZONE

6’

BIKE LANE

5’-6’

PEDESTRIAN 
AMENITY 

ZONE

16’
BUILD-TO-ZONE

25’
BUILD-TO-ZONE

24’-46’
PVMT.

8’

SIDEWALK

8’

SIDEWALK

SECONDARY STREETS WITH BIKE LANE

2’ DISMOUNT 
STRIP

2’ DISMOUNT 
STRIP

CURB EXTENSION 
W/ STREET TREE 

PLANTING

3’ LANDSCAPE

S.S.      4.5’W.L.      4.5’

Notes:

1. Build-to-Zone adjustments illustrated are per each direction, and may only be included in one di-
rection at the option of the developer.

2. Additional easement requirements that may impact the build-to-zone area and include additional 
depth sanitary sewer, franchise utility easements, transformers and switchgears, or restrictions due 
to site visibility triangles, etc.

3. Buildings may set back further than Build-to-zone defined if warranted by required site visibility 
triangles.

4. Drive Lanes shall be platted as Fire Lane, Access, and Utility Easements. 
5. Areas which include public utilities or proposed franchise utilities shall be platted as    

Utility Easements.

STORM      2’

STREET CROSS SECTION
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DRIVING LANES - 2 @ 12’10’

SIDEWALK / 
UTILITIES

UTILITY
EASEMENT

5’

YARD

5’
SIDEWALK

10’
ALLEY

20’
PARKING

33’-42’
PVMT. / ROW

9’

TREE / 
PARKING

9’

TREE / 
PARKING

(OPTIONAL)

TOWNHOMES - PUBLIC STREET

Notes:

1. Build-to-Zone adjustments illustrated are per each direction, and may only be included in one di-
rection at the option of the developer.

2. Additional easement requirements that may impact the build-to-zone area and include additional 
depth sanitary sewer, franchise utility easements, transformers and switchgears, or restrictions due 
to site visibility triangles, etc.

3. Buildings may set back further than Build-to-zone defined if warranted by required site visibility 
triangles.

4. Sidewalk to to built 5’ wide within the SIDEWALK/UTILITIES easement
5. Drive Lanes shall be platted as Fire Lane, Access, and Utility Easements. 
6. Areas which include public utilities or proposed franchise utilities shall be platted as    

Utility Easements.

2’ STORM

W.L.      4.5’

S.S.      4.5’

STREET CROSS SECTION
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WEST LAKE PARK CONCEPTUAL PLAN
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PARK TRAIL

MAIN ENTRY

SERVICE AREA

WETLAND 
OUTFALL FEATURE

RIPARIAN WATER FEATURE

NATURAL STREAM

PARK 
PLAYGROUND

PARK REST AREA

PARK REST AREA
W/ PICNIC TABLES

ENTRY SIGNAGE

ENTRY SIGNAGE

LAKESIDE DINING / LAKE 
OVERLOOK SEATING AND GAMES

FEATURE POND

FEATURE ART 
INSTALLATION
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