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# Name/Location Project Information Status 

ZONING/SPECIAL PERMIT 

1 PDQ 
2060 N. Coit Rd. 

Zoning File 16-04: A request for approval of a 
Special Permit for a restaurant with drive-through 
service to be located at 2060 N. Coit Road, east 
side of Coit Road north of Campbell Road. The 
property is currently zoned LR-M(2) Local Retail. 
Applicant: Dan H. Smith, representing Foremark 
Real Estate Services. Staff: Chris Shacklett. 

City Plan Commission 
April 19, 2016 

Recommended Approval 

City Council 
May 9, 2016 

 

2 AutoZone 
1325 E. Belt Line Rd. 

Zoning File 16-07: A request for approval of a 
Special Permit for a “motor vehicle repair shop, 
minor” use to be located at 1325 E. Belt Line 
Road (north side of Belt Line Road, west of Plano 
Road. The property is currently zoned C-M 
Commercial and LR-M(2) Local Retail. Applicant: 
Jeff Kauerz, representing Autozone Parts, Inc. 
Staff: Chris Shacklett. 

City Plan Commission 
April 5, 2016 

Recommended Approval 

City Council 
May 9, 2016 

 

3 What a Great Dog! 
Training Center 
655 N. Glenville Dr. 

Zoning File 16-08: A request for approval of a 
Special Permit for a boarding kennel, limited to 
dog training, to be located at 655 N. Glenville 
Drive (northwest corner of Glenville Drive and 
Columbia Drive). The property is currently zoned 
I-M(1) Industrial. Applicant: Harold Patin, 
representing What a Great Dog! Training Center. 
Staff: Chris Shacklett. 

City Plan Commission 
April 19, 2016 

Recommended Approval 

City Council 
May 9, 2016 

 

4 CityLine East  
NE of Plano Rd. & 
CityLine Dr. 

Zoning File 16-10: A request to amend a 47.9-
acre portion of the 62.5-acre of the CityLine East 
PD to allow temporary parking lots, to allow one 
(1) surface parking lot as a primary use, and for 
approval of revised Building Design Standards for 
“arts, entertainment, and recreation uses”. The 
property is located between CityLine Drive and 
President George Bush Highway, east of Plano 
Road. The property is currently zoned PD 
Planned Development. Applicant: Bradley Moss, 
Kimley-Horn and Associates, Inc., representing 
BCS East Land Investments, LP. Staff: Chris 
Shacklett. 

City Plan Commission 
May 3, 2016 

 

City Council 
May 9, 2016 
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# Name/Location Project Information Status 

ZONING/SPECIAL PERMIT (CONT’D) 

5 Residences on Duck 
Creek Trail 
700 N. Plano Rd. 

Zoning File 16-09: A request for a change in 
zoning from R-1800-M Residential to PD Planned 
Development to accommodate the development 
of a maximum 43-unit residential community, 
including apartments and/or townhomes, to be 
located on an approximately 4.65-acre tract 
located at 700 N. Plano Road (east side of Plano 
Road, approximately 1,200 feet south of Arapaho 
Road). The property is currently zoned R-1800-M 
Residential. Applicant: Travis Thompson, 
representing Twin Rivers Capital Partners II, LLC. 
Staff: Chris Shacklett. 

City Plan Commission 
May 17, 2016 

Tentative 

 

6 Chick-Fil-A 
3396-3398 N. Plano 
Rd. 

Zoning File 16-11: A request for approval of a 
Special Permit for a restaurant with drive-through 
service to be located at 3396-3398 N. Plano 
Road (southeast corner of Plano Road and 
Renner Road). The property is currently zoned 
LR-M(2) Local Retail. Applicant: Bryan M. Burger, 
representing Burger Engineering, LLC. Staff: 
Chris Shacklett. 

City Plan Commission 
May 17, 2016 

Tentative 

 

VARIANCE 

7 RISD Administrative 
Campus 
400 S. Greenville Ave. 

Variance 16-02: A request for approval of a 
variance from Chapter 21, the Subdivision and 
Development Code, for a waiver to the masonry 
screening requirement for a nonresidential use 
abutting a residential use. The site is located at 
400 S. Greenville Avenue. Applicant: Robert 
Howman, Glenn Engineering, representing 
Richardson I.S.D. Staff: Mohamed Bireima. 

City Plan Commission 
April 5, 2016 

Recommended Approval 

City Council 
May 9, 2016 

 

PLAT/CONCEPT PLAN/DEVELOPMENT PLAN  

8 Galatyn Urban Center 
Addition 
NW of Galatyn Pkwy. & 
Plaza Dr. 

Replat: Consider and take necessary action on a 
requests for approval of a replat for Lots 7B & 8, 
Block A of the Galatyn Urban Center Addition to 
create two (2) lots from one (1) lot and to 
dedicate easements to accommodate future 
development. The 8.41-acre site is located at the 
northwest corner of Galatyn Parkway and Plaza 
Drive. Applicant: Joseph Hornsiher, Kimley-Horn, 
representing Galatyn Properties. Staff: Susan 
Smith. 

City Plan Commission 
May 3, 2016 
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# Name/Location Project Information Status 

ADMINISTRATIVE APPROVAL 

9 Luna Grill at CityLine 
Market 
1419-1425 E. Renner 
Rd. 

Site & Landscape Plans: Revised the site and 
landscape plans to reflect installation of a 700 
square feet covered patio within the courtyard 
between Buildings “D” and “E”. Staff: Mohamed 
Bireima. 

Staff 
March 23, 2016 

Approved  
Approval Memo & Plans 

10 Richardson Main 
Shopping Center 
310 E. Main St. 

Building Elevations: Revised the building 
elevations plans to reflect the removal of two (2) 
windows on the west building elevation and the 
treatment of the subject area with the same 
masonry material used on the elevation. Staff: 
Mohamed Bireima. 

Staff 
April 8, 2016 

Approved per the  
Main Street/Central 

Expressway PD Code 
Approval Memo & Plans 

11 Alta Palisades Flats 
2625 Empire Dr. 

Site Plan: Administrative approval of a revised 
site plan to reflect modifications to the project 
summary to include an increase in the number of 
multifamily units from 229 to 232 and an increase 
to the total building square footage from 320,727 
square feet to 333,963 square feet. The building 
footprints remain unchanged. Staff: Mohamed 
Bireima. 

Staff 
April 19, 2016 

Approved per the 
Palisades PD Code 

Approval Memo & Plans 

 

http://cor.net/Modules/ShowDocument.aspx?documentid=15098
http://cor.net/Modules/ShowDocument.aspx?documentid=15099
http://cor.net/Modules/ShowDocument.aspx?documentid=15155
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Zoning/Special Permit 
1. PDQ, 2060 N. Coit Rd. (ZF 16-04) 
2. Autozone, 1325 E. Belt Line Rd. (ZF 16-07) 
3. What a Great Dog! Training Center, 655 N. Glenville Dr. (ZF 16-08) 
4. CityLine East, NE of Plano Rd. & CityLine Dr. (ZF 16-10) 
5. Residences on Duck Creek Trail, 700 N. Plano Rd. (ZF 16-09) 
6. Chick-Fil-A, 3396-3398 N. Plano Rd. (ZF 16-11) 

Variance 
7. RISD Administrative Campus, 400 S. Greenville Ave. (VAR 16-02) 

Plat/Concept Plan/Development Plan 
8. Galatyn Urban Center Addition, NW of Galatyn Pkwy. & Plaza Dr. 

Administrative Approval 
9. Luna Grill at CityLine Market, 1419-1425 E. Renner Rd. 
10. Richardson Main Shopping Center, 310 E. Main St. 
11. Alta Palisades Flats, 2625 Empire Dr. 

² Undeveloped 
Land (Approx. 5%)
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ZONING FILE 16-10 
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2. Zoning Map 
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4. Oblique Aerial Looking North 

 
5. Zoning Exhibit (Exhibit “B”) 

 
6. Applicant’s Statement 

 
7. Notice of Public Hearing 

 
8. Notification List 

 
9. CityLine East Planned Development Code 
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Staff Report
 

 
TO: City Plan Commission 
 
FROM: Chris Shacklett, Senior Planner CS 
 
DATE: April 29, 2016 
 
RE: Zoning File 16-10:  CityLine East PD Amendments – East side of Plano Road, 

between CityLine and President George Bush Highway 
 
REQUEST: 
 
Amend a 47.9-acre portion of the 62.5-acre CityLine East PD Planned Development to allow 
temporary parking lots, to allow one (1) surface parking lot as a primary use, and for approval of 
revised Building Design Standards for “arts, entertainment, and recreation” uses.  The property is 
located on the east side of Plano Road, between CityLine Drive and President George Bush 
Highway. (see applicant’s statement for further explanation) 
 
APPLICANT / PROPERTY OWNERS: 
 
Bradley Moss, Kimley-Horn and Associates / Walt Mountford, KDC, representing BCS East 
Land Investments, LP 
 
EXISTING DEVELOPMENT: 
 
The subject properties are undeveloped.  The area within the CityLine East PD, not included in 
this request, has been developed as State Farm, Building 4.  The 17-story building, totaling 
approximately 570,000 square feet, contains office space and ground floor space for retail and 
restaurant. 
 
ADJACENT ROADWAYS: 
 
President George Bush Highway: Freeway/Turnpike; 86,000 vehicles per day on all lanes, 
eastbound and westbound, east of Central Expressway (2015). 
 
Plano Road:  Six-lane, divided arterial; 31,100 vehicles per day on all lanes, northbound and 
southbound, south of Renner Road (2015). 
 
CityLine Drive:  Four-lane, divided collector; no traffic counts. 
 

D E V E L O P M E N T  S E R V I C E S  



SURROUNDING LAND USE AND ZONING: 
 

North:  City of Plano 
South: Retail/Commercial; PD Planned Development 
East: Future Open Space; PD Planned Development 
West: Office/Retail/Apartments; PD Planned Development 
 
FUTURE LAND USE PLAN: 
 
Regional Employment 
 
Higher density development is appropriate with the primary use being high-rise office.  
Secondary uses include retail centers and entertainment venues. 
 
Future Land Uses of Surrounding Area: 
North: City of Plano 
South: Regional Employment (developing as Retail/Commercial) 
East: Regional Employment 
West: Transit Village 
 
EXISTING ZONING: 
 
PD Planned Development (Ordinance Number 4049) – CityLine East Planned Development 
Code) within the TOD Mixed Use Character Zone.  The subject property is located allows a mix 
of uses, including retail, restaurant, office uses, entertainment, and residential uses. 
 
TRAFFIC/ INFRASTRUCTURE IMPACTS: 
 
The request will not have any significant impacts on the surrounding existing utilities in the area. 
 
STAFF COMMENTS: 
 
Background: 
In 2012, approximately 147 acres (bounded by Renner Road to the south, Plano Road to the west, 
PGBT to the north and Wyndham Lane to the east) was rezoned to PD Planned Development to 
accommodate a mix of uses, including retail, restaurant, office, and residential uses.  All 
residential uses were concentrated in the NW quadrant in the area (subject property).  This area 
was subsequently rezoned as CityLine East in 2014. 
 
The CityLine East PD allows uses, including retail, restaurant, office, entertainment, and 
residential uses.  State Farm Building 4 is currently under construction within the PD.  
Additionally, there are two (2) projects under review along the east side of Plano Road, between 
State Street and CityLine Drive which will be developed as approximately 500 apartment units 
and 22,600 square feet of ground floor retail in one (1) of the apartment buildings.  Within the 
CityLine East PD, a total of 1,925 residential units and 2.5 million square feet of non-residential 
development are currently allowed.   
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Request: 
Since 2012, the owner/developer, KDC, has acquired 186 acres between the DART Light Rail 
and Wyndham Lane and developed a significant portion of the land for the following (currently 
open or under construction:  
 

• Over 200,000 square feet of retail and restaurant space 
• Over 900 apartment units 
• 148-room hotel 
• 40,000-square foot wellness office and fitness center 
• Over 2.5 million square feet of office space 
• Multiple open space areas 

 
KDC is requesting to amend the current CityLine East PD to accommodate the future 
development of property within the PD (specifically Tract 2 as a movie theater) for an arts, 
entertainment, or recreation use as defined by Section 6 of the Code.  Uses in this category 
include, but are not limited to, art galleries, theaters, cinemas, museums, and fitness clubs.  These 
changes include modifications to the minimum transparent storefront glass requirements, 
minimum required material percentages, and vertical façade rhythm requirements.  To further 
accommodate the development of Tract 2 for the above uses, the applicant is also requesting that 
a surface parking lot be allowed on Tract 3 as a primary use.  Lastly, the applicant is requesting 
the ability to provide temporary parking lots throughout the CityLine East PD (referred to Tract 
1) to provide replacement parking that may be necessary as future tracts within the area develop.  
These three requests are discussed in detail below. 
 
Tract 2 Modifications:  
The area noted as Tract 2 on the zoning exhibit is the future location for a movie theater.  The 
property would be bounded by Civic/Open Space to the north, a Type ‘A’ street to the west, a 
Type ‘B’ street to the south, and an alley to the east.  The applicant states the building cannot 
conform to all requirements of the PD due to the unique design requirements of a movie theater 
facility. 
 
Window Area – The design of a building to accommodate this use requires higher than normal 
façade height for a 1-story building, as well as predominantly opaque construction materials.  A 
typical 1-story building is less than twenty-five (25) feet in height; however, the proposed 
building would exceed forty (40) feet in height.  For these reasons, the applicant states the 
minimum required percentages for transparent storefront windows cannot be provided.  The 
requirements and requested reductions are as follows: 
 

• North façade (Civic/Open Space) – The minimum required percentage is 50%.  The 
applicant is proposing to provide a minimum 5%.  The majority of this façade would 
likely be adjacent to theaters. 

• West façade (Type ‘A’ Street – Wilshire Way) – The minimum required percentage is 
50%.  The applicant is proposing to provide a minimum of 30%.  This area would likely 
be adjacent to the lobby area so a higher percentage can be provided.  Furthermore, within 
the lower twenty-five (25) feet of façade area, approximately 47% is provided; however, 
the upper portions of the façade would not provide windows, thereby reducing the overall 
percentage of windows. 

X:\Zoning\Zoning Cases\2016\ZF 16-10 CityLine East PD Amendments - NEQ CityLine & Plano\2016-05-03 CPC Packet Info\ZF 16-10 
CPC Staff Report.doc  

3 



• South façade (Type ‘B’ Street – Hunt Street) – The minimum required percentage is 15%.  
The applicant is proposing to provide a minimum of 0%.  This façade would likely be 
adjacent to theaters; it would also be the side of the building where trash services and 
ground mounted utilities would likely be located. 
 

Façade Rhythm – The CityLine East PD requires that buildings shall maintain a 20-40 foot 
façade rhythm along Type ‘A’ frontages.  This requirement would apply along the west façade 
along Wilshire Way.  Façade rhythm may be expressed by changing materials, color or using 
design elements such as fenestration, columns and pilasters, or by varying the setback of portions 
of the façade.  The applicant is requesting the waiver to allow the use longer expanses of building 
materials as part of the unique design of the proposed building. 
 
Building Materials – The CityLine East PD requires at least 85% of each building’s façade along 
all streets be finished in materials such as brick, stone, 3-step process stucco, architectural pre-
case concrete panels, cast stone, rock, marble, granite, curtain glass, or glass block.  Additionally, 
up to 15% of each façade along a street may use accent materials such as wood, architectural 
metal panels, split-face concrete block, or tile.  The applicant proposes to use architectural metal 
panels as a building material that would exceed the 15% limitation on building facades to 
provide the unique building design desired for this specific use. 
 
In the CityLine East PD, architectural metal panels are treated as an accent material, but codes 
such as the West Spring Valley Corridor PD and Main Street/Central Expressway Form Based 
Code have allowed ventilated façade systems as primary building materials.  These systems 
routinely utilize various types of metal as the exterior finish of the system.  Although, a 
ventilated façade system and architectural metal panels differ in terms of their application, the 
appearance of the two (2) materials is similar. 
 
Tract 3 Modification:  
The area noted as Tract 3 on the zoning exhibit is the future location for a surface parking lot that 
will provide additional parking for the movie theater.  The lot would provide approximately 250 
parking spaces.  It would be accessed via an alley along the west property line, separating the 
parking lot from the movie theater.  Although the movie theater’s required parking will be met 
within the parking garage of the State Farm Building 4, the theater anticipates additional parking 
will be necessary to accommodate the daytime matinee demand.  Since the proposed surface 
parking lot would be located on a lot separate from the movie theater, the parking lot is 
considered the primary use of the property, and therefore it is prohibited.  If the two (2) were 
platted together, the surface parking would be allowed as an accessory use to the movie theater. 
 
The developer anticipates the tract to be developed in the future, possibly with a multi-story 
building with an incorporated parking garage.  At such time, the surface lot would likely be 
incorporated as the ground floor of the parking structure.  However, the timing of such 
development is uncertain at this time, and the applicant is requesting the surface parking lot be 
allowed without a time limit.  The lot would be required to be constructed of concrete, and at 
such time streets are constructed along the edges of the surface parking lot, the pedestrian areas 
as shown in Section 9.4 (Street Sections) and the surface parking lot would also be required to be 
screened in accordance with Section 7.2.6 of the Code. 
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Tract 1 Modification:  
The area noted as Tract 1 on the zoning exhibit encompasses the entirety of the CityLine East 
PD, excluding the property developed as State Farm Building 4 and the open space area along the 
eastern edge of the PD.  The amendment for Tract 1 is to allow temporary surface parking lots 
throughout the PD to facilitate the ultimate development of the surface parking lot on Tract 3 as 
well as allow for the future increase in density of other CityLine developments.  As additional 
tracts develop within the CityLine East development, the developer anticipates the need for 
temporary relocation of parking areas to accommodate construction and interim parking 
demands. 
 
The applicant is proposing several conditions that would be placed on temporary parking lots 
within the development if the request is approved.  The conditions are as follows: 
 

• A temporary parking lot may only be constructed to provide parking for previously 
approved and constructed parking spaces being disturbed or removed as part of a future 
development. 

• No more than three (3) temporary parking lots shall be permitted at any one (1) time. 
• No more than 500 parking spaces would be allowed in a single temporary parking lot. 
• Temporary parking lots may be constructed of asphalt. 
• Once a temporary parking lot is constructed, it shall be allowed to remain for the lesser of 

(i) forty-two (42) months or (ii) six (6) months after the issuance of a certificate of 
occupancy for the use associated with the permanent replacement spaces. 

 
Although the developer is requesting 500 spaces within each lot to provide flexibility for future 
parking needs, their intent is not to build three (3) lots at maximum capacity, but rather to 
provide the flexibility in their size and capacity since the nature of all future developments are 
uncertain.  Additionally, the time limitation associated with the temporary parking lots provide 
the City with assurances that ultimate buildout within the PD will be in accordance with the 
CityLine East PD regulations. 
 
Correspondence:  As of this date, no correspondence has been received. 
 
Motion: The Commission will be making a recommendation to the City Council regarding this 

request.  The Commission may approve the request, add or amend conditions, or 
recommend denial of the request.  Should the CPC recommend approval of the 
applicant’s request, the motion should include the following provision: 

 
The CityLine East PD Planned Development Code (the Code) shall be amended in 
accordance with the following conditions and shall be limited to the tracts as 
described in the zoning exhibit attached hereto as Exhibit “B”. 

 
1. Tract 1 shall be amended to allow temporary parking lots in accordance with the 

following conditions: 
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a. A temporary parking lot may only be constructed to provide parking to 
replace approved and constructed parking spaces being disturbed and/or 
removed as part of a future development. 

b. No more than three (3) temporary parking lots shall be permitted to be 
constructed at any one (1) time. 

c. No individual temporary parking lot shall exceed 500 parking spaces. 
d. Temporary parking lots may be constructed of asphalt. 
e. Once a temporary parking lot is constructed, it shall be removed after the 

lesser of (i) forty-two (42) months or (ii) no more than six (6) months after 
the issuance of a certificate of occupancy for the development for which 
the temporary parking lot was constructed. 

 
2. Tract 2 shall be amended to allow the following exceptions to Section 8. Building 

Design Standards of the Code for “arts, entertainment, and recreation uses” as 
listed in Table 6.1 of the Code: 

 
a.  The façade rhythm requirement in Section 8.1.5.i shall be waived along 

the west façade. 
b. The minimum ground floor transparent storefront window percentage 

requirements in Section 8.1.6.ii shall be: 
i. Minimum 30% along the west façade 

ii. Minimum 5% along the north façade 
iii. Minimum 0% along the south façade 

c. Architectural metal panels shall be counted as a “masonry” material as 
described in Section 8.1.7.i. 
 

3. Tract 3 shall be amended to allow a surface parking lot as listed in Table 6.1 of 
the Code as a primary use in accordance with the following conditions: 
 

a. The surface parking lot shall be constructed of concrete. 
b. Should streets be constructed directly adjacent to the surface parking lot, 

the pedestrian easement area shall be constructed in accordance with the 
applicable street section established in Section 9 of the Code. Furthermore, 
the surface parking lot shall be screened in accordance with Section 7.2.6 
of the Code. 

 
Council Hearing Date:  The City Council hearing date is May 9, 2016. 
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Exhibit B - Part of Ordinance



 

 

CityLine East Zoning Amendment 
 
 
Background 
 
In late 2012, KDC acquired 186 acres just east of the newly renamed CityLine/Bush Station and 
endeavored to create a new age environment to attract and retain corporate America’s targeted 
“new millennial” employee.  The market reception to what would become know as CityLine was 
immediate, significant, and continues to grow and create critical mass.  In addition to a four-
building corporate commitment of 2.1 million square feet of office and training, CityLine currently 
boasts: 

§ Retail:  Over 170,000 square feet of leased restaurant and retail space that incorporates 
an array of mixed price point food offerings and includes a Whole Foods Market.  Another 
30,000 square feet of retail space is under construction at the base of Four CityLine,  

§ Residential:  Over 900 completed apartments, 
§ Hospitality:  148 hotel rooms that are under construction, 
§ Medical:  A 40,000-square-foot wellness office building including a fitness center, 
§ Corporate Office:  A 489,000-square-foot corporate campus, 
§ Parks:  An under construction, 3.5-acre CityLine Park. 

 
By the end of 2017, CityLine will have: 

§ Retail:  Over 220,000 square feet of restaurant and retail space,  
§ Entertainment:  A 12-screen movie theater, 
§ Residential:  Nearly 1,800 completed apartments and 32 private residences, 
§ Hospitality:  148 rooms and ancillary meeting space in an Aloft Hotel, 
§ Medical:  A 40,000-square-foot wellness office building and fitness center, 
§ Corporate Office: A 489,000-square-foot corporate campus, 
§ Parks:  A 3.5-acre CityLine Park and a 17-acre CityLine East Park. 

 
The Requested Re-zoning 
 
An entertainment venue is important to support the overall success of CityLine’s restaurants, as it 
will generate important nighttime and weekend costumers for these establishments. 
 
KDC is requesting that the current form-based zoning code on the east side of Plano Road be 
modified slightly for a specific property for a specific use category (Arts, Entertainment, and 
Recreation Uses) in order to facilitate the development of a movie theater.  Specifically, due to the 
buildings unusually high façade and its use that necessitates predominately opaque construction 
materials, several exceptions are required.  Namely, KDC is requesting reductions in the current 
minimum facade areas that contains transparent storefront, an inclusion of metal panels as 
masonry, and the elimination of a vertical rhythm requirement along the main western façade. 
 
Additionally, KDC is requesting that the property directly to the east of the proposed theater site 
be allowed to provide an adjacent surface parking lot as its primary use, in order to meet the 
daytime matinee customer demand.  This lot will be required to be constructed of concrete and, 
when directly adjacent streets are developed, final applicable street sections are required to be 
implemented.  Parking demand for the theater will also be met with the public parking at CityLine. 
 
Finally, in order to facilitate the ultimate development of the adjacent surface parking lot, as well 
as to increase the density of other CityLine developments, KDC is requesting that temporary 
surface parking be permitted as an allowable use on all property that it owns in the PD.  Any 
temporary lot will be constructed using asphalt.  Additionally, no single lot shall exceed 500 
parking spaces, no more than three lots shall be permitted at any one time, and, once constructed, 
the temporary lot shall be allowed for a limited period of time.	



 

Notice of Public Hearing 

City Plan Commission ▪ Richardson, Texas 
 

Development Services Department ▪ City of Richardson, Texas 
411 W. Arapaho Road, Room 204, Richardson, Texas 75080 ▪ 972-744-4240 ▪ www.cor.net 

 

An application has been received by the City of Richardson for a: 

PLANNED DEVELOPMENT 
File No./Name: ZF 16-10 / CityLine East PD Amendments 
Property Owner: Walt Mountford, KDC / BCS East Land Investments, LP 
Applicant: Bradley Moss / Kimley-Horn and Associates, Inc. 
Location: East side of Plano Road, between CityLine Drive and President 

George Bush Highway (See map on reverse side) 
Current Zoning: PD Planned Development  
Request: A request to amend a 47.9-acre portion of the 62.5-acre CityLine 

East PD to allow temporary parking lots, to allow one (1) surface 
parking lot as a primary use, and for approval of revised Building 
Design Standards for “arts, entertainment, and recreation uses”.  
 

The City Plan Commission will consider this request at a public hearing on: 

TUESDAY, MAY 3, 2016 
7:00 p.m. 

City Council Chambers 
Richardson City Hall, 411 W. Arapaho Road 

Richardson, Texas 

This notice has been sent to all owners of real property within 200 feet of the request; as such ownership appears on 
the last approved city tax roll. 

Process for Public Input:  A maximum of 15 minutes will be allocated to the applicant and to those in favor of the 
request for purposes of addressing the City Plan Commission.  A maximum of 15 minutes will also be allocated to 
those in opposition to the request.  Time required to respond to questions by the City Plan Commission is excluded 
from each 15 minute period. 

Persons who are unable to attend, but would like their views to be made a part of the public record, may send signed, 
written comments, referencing the file number above, prior to the date of the hearing to: Dept. of Development 
Services, PO Box 830309, Richardson, TX 75083. 

The City Plan Commission may recommend approval of the request as presented, recommend approval with 
additional conditions or recommend denial.  Final approval of this application requires action by the City Council. 

Agenda:  The City Plan Commission agenda for this meeting will be posted on the City of Richardson website the 
Saturday before the public hearing.  For a copy of the agenda, please go to: 
http://www.cor.net/index.aspx?page=1331. 

For additional information, please contact the Dept. of Development Services at 972-744-4240 and reference Zoning 
File number ZF 16-10. 

Date Posted and Mailed:  04/22/2016 

 

http://www.cor.net/index.aspx?page=1331
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Updated By: shacklettc, Update Date: April 18, 2016
File: DS\Mapping\Cases\Z\2016\ZF1610\ZF1610 notification with numbers.mxd
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FOR PD AMENDMENTS

This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or surveying
purposes.  It does not represent an on-the-ground survey and
represents only the approximate relative location of property boundaries.
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1-BCS EAST LAND INVESTMENTS LP 
C/O KDC DEVELOPMENT LLC 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

 2-BCS EAST LAND INVESTMENTS LP 
DBA GALATYN PARK NORTH 
HOMEOWNERS ASSOCIATION 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

 3-BCS OFFICE INVESTMENTS TWO LP 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

4-BCS EAST LAND INVESTMENTS LP 
DBA GALATYN PARK NORTH 
HOMEOWNERS ASSOCIATION 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

 5-BCS MF II LLC 
ATTN: MANAGER 
8333 DOUGLAS AVE 
DALLAS, TX 75225-5845 
 

 6-BCS EAST LAND INVESTMENTS LP 
C/O KDC DEVELOPMENT LLC 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

7-BCS OFFICE INVESTMENTS TWO LP 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

 8-BCS OFFICE INVESTMENTS TWO LP 
ATTN: SCOTT OZYMY 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

 9-BCS OFFICE INVESTMENTS TWO LP 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

10-BCS EAST LAND INVESTMENTS LP 
C/O KDC DEVELOPMENT LLC 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

 11-CITYLINE-REG LLC 
C/O REGENCY CENTERS CORPORATION 
8480 E. ORCHARD  RD STE 6900 
GREENWOOD VILLAGE, CO 80111-5033 
 

 12-CITYLINE-REG LLC 
C/O REGENCY CENTERS CORPORATION 
8480 E. ORCHARD  RD STE 6900 
GREENWOOD VILLAGE, CO 80111-5033 
 

13-BCS OFFICE INVESTMENTS ONE LP 
C/O KDC DEVELOPMENT LLC 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

 14-CH REALTY VI-JLB FM RICHARDSON 
STATE STREET I LP 
C/O JLB REALTY LLC 
3890 W NORTHWEST HWY FL 7 
DALLAS, TX 75220-8108 
 

 15-CH REALTY VI-JLB FM RICHARDSON 
STATE STREET I LP 
C/O JLB REALTY LLC 
3890 W NORTHWEST HWY FL 7 
DALLAS, TX 75220-8108 
 16-BCS EAST LAND INVESTMENTS LP 

C/O KDC DEVELOPMENT LLC 
8115 PRESTON RD STE 700 
DALLAS, TX 75225-6344 
 

 FACILITY PLANNING & CONSTRUCTION 
ATTN: TONY PEARSON - PLANO ISD 
6600 ALMA DR STE E 
PLANO, TX 75023 
 

 SUPERINTENDENT OF SCHOOLS 
PLANO ISD 
2700 W 15TH ST 
PLANO, TX 75075-7524 
 

CITY OF PLANO - PLANNING 
DEPARTMENT 
1520 K AVENUE 
PO BOX 860358 
PLANO, TX 75086-0358 
 

 KIMLEY-HORN AND ASSOCIATES 
ATTN: BRADLEY MOSS 
12750 MERIT DRIVE, STE 1000 
DALLAS, TX 75251 
 

 BCS EAST LAND INVESTMENTS LP 
ATTN: WALT MOUNTFORD 
8115 PRESTON RD STE 700 
DALLAS, TX 75225 
 

 
 

    

ZF 16-10 
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Section 1.  Purpose and Intent:  
 

The purpose of the CityLine East Planned Development Code, hereafter known as the CityLine East PD, 
is to support the expansion of the Bush Central Station eastward across Plano Road into a pedestrian-
oriented, mixed-use urban development environment.  It builds on the success of the Bush Central Station 
development with convenient access to rail transit, shopping, employment, housing, and regional retail 
services.  The goal of the CityLine East PD is to promote the expansion of a regional employment center 
within an efficient, compact land use pattern; encourage pedestrian activity; reduce the reliance on private 
automobiles; and provide a more functional and attractive community through the use of recognized 
principles of urban design. 
 
1.1 Economic Development – The CityLine East PD and corresponding standards are created to 

support economic development, sustainable tax base, and job creation by establishing adjacency 
predictability of private development within a flexible, market responsive framework that supports 
and leverages investment in and around the CityLine East PD. 
 

1.2 Implement the Design Goals of the CityLine East – In conjunction with Bush Central Station PD, 
the objective of the CityLine East PD is to foster a major regional employment center with 
significant regional retail and residential uses within convenient walking distance from the existing 
transit station and potential transfer station to the Cotton Belt rail line.  The existing transit station 
provides a connection to 12 member cities of Dallas Area Rapid Transit (DART) including Dallas.  
Development within this area would be of high intensity, accommodating large scale office and 
retail users while providing for moderate scale mixed use and residential within portions of the 
CityLine East PD (see location map below).   

 
1.3 Establish Specific Development Standards – The CityLine East PD implements the vision for Bush 

Central Station as established in the City’s Comprehensive Plan and the CityLine East Regulating 
Plan, hereafter known as the Regulating Plan (Appendix A).  The Regulating Plan shall provide 
guidance to property owners, developers, and the City on the form, character, and intensity of future 
development in the CityLine East.  Creation of different Character Zones within CityLine East 
enables specific site and locational standards to be enumerated and applied.  Clear graphic 
standards are provided for location, height, and building elements.  Such standards promote 
sustainability, public welfare, walkable mixed use development, housing variety and transportation 
choice. 

 

 
CityLine East Location Map 
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Section 2.  Components of the Code: 

 
2.1 The standards in this CityLine East PD shall apply to all CityLine East development unless otherwise 

specified in this Code.  Development of property within the CityLine East PD shall comply with all 
applicable development standards set forth in this Code.  The components of this CityLine East PD 
consist of: 

 
2.1.1 CityLine East Regulating Plan: The CityLine East PD Regulating Plan, hereafter known as the 

“Regulating Plan”, is its official zoning map (Appendix A).  It identifies the applicable 
character zones within CityLine East including: 
i. Character Zones – The CityLine East PD is divided into different “Character Zones”.  A 

Character Zone creates a distinct urban form within that Zone which is different from urban 
forms in other Character Zones.  Each Character Zone shall establish use and development 
standards including height, bulk, building and parking location, and functional design.  The 
Regulating Plan classifies all lots within the CityLine East into one of two Character Zones.   

ii. Special Frontage Standards – The Special Frontage Standards establish exceptions and 
special conditions for all buildings along designated frontages.  Special Frontage Standards 
shall apply in addition to the underlying Character Zone standards. 

iii. Street Network, Type, and Development Frontage Designations– The Street Network 
within the CityLine East PD shall be generally classified by Mandatory and Non-
Mandatory Streets.  Mandatory Streets shall be required and shall generally meet the 
locational and connectivity goals of the Regulating Plan.  Non-Mandatory Streets indicate 
the desired locations of future streets needed to implement the overall vision of the 
proposed development.  The alignment of Non-Mandatory Streets is intended to be flexible.  
Street Type designations shall establish the actual cross section characteristics of the street.  
Appropriate Street Types are provided within Section 9 of this Code as a palette of 
pedestrian-oriented streets.  Development Frontage designations relate to the appropriate 
development context by denoting them on the Regulating Plan as Required or 
Recommended Type ‘A’ or Type ‘B’ Frontages. 

iv. Civic/Open Space – Mandatory: Mandatory Civic/Open Space areas shown on the 
Regulating Plan designate the locations of proposed civic/open spaces (including parks, 
plazas, greens, and squares). 

v. Civic/Open Space -60% Mandatory and 40% Non-Mandatory: This Civic/Open Space 
designation indicates the general locations of desired civic/open space of which at least 
60% of the area designated as Civic/Open Space shall be mandatory and the remainder of 
the designated area is optional.  The optional aspect provides planning flexibility as the 
property is developed overtime.  The combined total area of all Civic/Open Space shall be 
no less than 10% of the CityLine East PD. 
 

2.1.2 Development Standards:  The CityLine East PD (the text portion of this Code) enumerates the 
development standards with text and graphics for Character Zones, Special Frontages, building 
form, civic open space, landscape, building design, signage, lighting, and related standards for 
all streets, public and private development.  
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Section 3.  Administration 
 
This section sets forth the provisions for reviewing and approving development applications within the 
CityLine East PD.  The intent is to ensure that all development is consistent with the provisions of this 
Code.  All sections of this Code shall be applied during the review process. 
 
3.1 The development standards under Articles XIII-A thru XVI and Article XXI-C of the City of 

Richardson Comprehensive Zoning Ordinance, as amended, shall not apply to the CityLine East PD 
except as specifically referenced herein. Development standards not addressed in this ordinance shall 
be governed by the City of Richardson Comprehensive Zoning Ordinance to the extent they are not in 
conflict with the intent or text of the CityLine East PD. 

 
3.2 Sign Standards under Chapter 18, as amended, of the City of Richardson Code of Ordinances, shall 

not apply to the CityLine East PD except as specifically referenced herein. 
 

3.3 Using this Code:  
The following basic steps should be followed to determine the uses and development standards 
applicable on property within the CityLine East PD: 
3.3.1 Locate the subject property on the Regulating Plan.   
3.3.2 Identify: 

i. the Character Zone in which the property is located; 
ii. the Street Network and Type designation along all its street frontages; and, 
iii. any Special Frontage Requirements that may be applicable to the subject property. 

3.3.3 Review the Schedule of Uses by Character Zone as listed in Table 6.1 to determine allowed 
uses. 

3.3.4 Examine the corresponding zone standards in the Building Form and Development Standards in 
Section 7 to determine the applicable development standards.   

3.3.5 Refer to Section 5.5for Special Frontage Standards and Section 5.6 for Civic/Open Space 
Standards. 

3.3.6 Refer to Section 8 for Building Design Standards. 
3.3.7 Refer to Section 9 for Street Type and Streetscape Standards. 

 
The information from the above listed steps explains where the building will sit on the lot, the limits 
on its three dimensional form, the range of uses, and the palette of materials that will cover it.   

 
3.4  Development within CityLine East PD that complies with the provisions of this Code shall follow the 

City’s development process as outlined in Chapter 21, Article II of the City of Richardson’s Code of 
Ordinances and shall be approved by the City Manager or designee (see Appendix C for flow chart of 
the review process).  In addition to complying with applicable City regulations that are not in conflict 
with this Code, the applicant shall provide the information required to adequately show compliance 
with this Code. 

	
3.5  Standard for Approval of development plans:  If a development plan conforms to the standards set 

forth in this Code and applicable City regulations not in conflict with this Code, the development plan 
shall be approved.  Upon request by an applicant, the authority charged with approving the 
development plan shall certify the reason(s) for an action taken on a development plan. 
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3.6 The City Manager or designee shall be responsible for the following: 
3.6.1 Reviewing development plan applications for compliance with the requirements of CityLine 

East PD. 
3.6.2 Approving development plan applications that are in compliance with the requirements of the 

CityLine East PD. 
3.6.3 Making determinations on the applications and interpretations of standards in this Code. 
3.6.4 Approving revisions to previously approved development plans that comply with this Code and 

all applicable city ordinances. 
3.6.5 Approving any minor modifications to the approved CityLine East PD Regulating Plan and 

Code per Section 3.8.   
3.6.6 Making recommendations on any SDP applications to the City Plan Commission (CPC) and 

City Council. 
 

3.7 Special Development Plans:  A request for a modification to any of the standards of this Code other 
than minor modifications permitted under Sections 3.8 shall be reviewed and processed as Special 
Development Plans. 
3.7.1 Special Development Plans (SDP) are intended to allow applicants development flexibility to 

address specific market opportunities and/or contexts.  An application for a Special 
Development Plan shall be processed as an amendment to the zoning ordinance under Article 
XXIX of the City of Richardson Zoning Ordinance and may only be considered by the City 
Council (CC) after the CPC has made a recommendation.  The City Manager or designee shall 
review, make recommendations on any SDPs, and shall forward all SDP applications to the 
CPC.  In evaluating an SDP, CC may consider the extent to which the application meets any of 
the following: 
i. provides an alternative “Master Plan” approach by consolidating multiple properties to 

create a predictable, market responsive development for the area; or 
ii. fits the adjoining context by providing appropriate transitions. 

 
3.8 Minor Modifications to the CityLine East PD:   

The City Manager or designee shall have the authority to approve a request for minor modifications 
to CityLine East PD that: 
3.8.1 Does not materially change the circulation and building location on the site; 
3.8.2 Does not increase the height beyond what is allowed under this section of the Code; 
3.8.3 Does not change the relationship between the buildings and the street; 
3.8.4 Does not allow a use not otherwise authorized in this Code; 
3.8.5 Does not allow reduction of any parking requirement beyond what is allowed under this section 

of the Code; or 
3.8.6 Allows changes to established street cross sections per Table 3.1 below and Section 9 of this 

Code.  
The City Manager or designee shall also have the authority to approve minor modifications outlined 
in Table 3.1.  Any appeals to the decisions of the City Manager on minor modifications shall be heard 
by the City Council.  Any City Council denials of minor modifications or any changes beyond those 
that meet the criteria above, the thresholds established in Table 3.1, shall be processed as an 
amendment to this Code under Article XXIX of the City of Richardson Comprehensive Zoning 
Ordinance. 
 

Table 3.1  Minor Modifications Allowed 
Standard Minor Modification Allowed Comments 
Area/boundary of 
Character Zones  

No more than a 25% change (increase 
or decrease) in the area of any 
Character Zone (aggregate or per 

 Shall not eliminate any Character Zone 
 25% measurement shall be based on the total area of that specific 

Character Zone within the entire CityLine East PD 
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Standard Minor Modification Allowed Comments 
block)  

Location of a 
Required new Street 

Location shall not move more than 
150’ in any direction 

 Shall maintain the connectivity intended by the Regulating Plan 

Addition of new 
streets not shown on 
the Regulating Plan 

New streets and additional blocks not 
on the regulating plan may be 
permitted 

 Streets shall be selected from the palette of streets established in 
Section 9 of this Code and based on the development context 
proposed 

 In no case shall block faces be smaller than 200’  
Building height No more than 20% increase in the 

building height permitted within each 
character zone 

 Allowed in both character zones 

Building Form and Development Standards 
 Build to zones/ 

setbacks 
No more than a 20% change in the 
maximum or minimum setback or 
BTZ. 

 Changes to the build-to-zones or setbacks may only be due to any 
changes to the street cross sections, change in the width of a 
sidewalk, or if needed to accommodate Porte-cocheres or other 
utility easements. 

 In no case shall the sidewalk be less than 6 feet in width. 
 Development 

Frontage 
No more than a 15% reduction in the 
required development frontage along 
each block face of a Required Type 
‘A’ Frontage 

 Any reduction in the required Development Frontage shall be to 
accommodate Porte-cocheres for drop-off and pick-up. 

 Development 
Frontage 
Designation 

Up to 30% of a required Type ‘A’ 
frontage may be converted to a Type 
‘B’ Frontage along any given block 
face 

 Changes to the Development Frontage designation shall be based 
on: 
o  maintaining continuity of Type ‘A’ Frontages to the extent 

possible 
o addressing ground floor parking garage access and frontages 

along the outer blocks of the development (blocks along 
CityLine or PGBT access road),  

o Minimizing impact on opposite block face frontages, and 
maintaining a consistent streetscape along the street 

 Ground floor parking garage facades shall be treated consistently 
with the rest of the block (with respect to façade rhythm and 
materials) and any view of parked cars shall be architecturally 
screened.  

 Required Off-
Street Parking  

No more than a 20% reduction in the 
required off-street parking 

 Shared parking agreements may be required between adjoining 
properties. 

 A parking demand analysis may be required based on the mix of 
uses being proposed. 

 Street screen Waiver of Street screen requirement  
along a Type ‘B’ Frontage 

 Requirement for a street screen may only be waived along a Type 
‘B’ Frontage along the frontage of any interim surface parking lot 
(off-street) that is intended to be in-filled with a parking structure. 

 In no case shall any portion of the surface parking have frontage 
along a Required Type ‘A’ Frontage without a required street screen 

 In no case shall the (off-street) surface parking lot be located at a 
street intersection with a Required Type ‘A’ Frontage designation 
for a minimum depth of 30’ along each street frontage. 

Street Cross Sections Cross sections of new streets may be 
adjusted with respect to number of 
lanes, lane widths, on-street parking 
configuration, pedestrian 
accommodation, and street tree 
planting 

 Any changes in the street cross sections shall be based on creating a 
specific and unique development context and to address any 
existing vegetation, natural features, drainage, and fire access and is 
subject to approval by the City. 

 Street cross sections may allow encroachment of Porte-cocheres 
into the street right-of-way and parking lanes, but not within any 
travel lanes, subject to approval by the City. 

Street Cross Sections On-street parking configuration 
adjustments  

 On-street parking may be eliminated or adjusted from angled to 
parallel or angled to drop-off lanes to accommodate valet drop-off 
and pick up and similar functions subject to a Development Plan or 
parking plan submitted by the applicant and subject to approval by 
the City. 

  



City of Richardson, 
Texas 

CityLine East  
Planned Development Code  

DRAFT 

April 11, 2014 

	

	 8| P a g e 	

 
Section 4.  Definitions 

 
In addition to Definitions in Article I of the City of Richardson Comprehensive Zoning Ordinance, the 
following terms shall have the corresponding interpretations.  

 
Arcade means a portion of the building façade line is at or near the sidewalk at the ground floor and a 

colonnade supports the upper floors of the building.  Arcades are intended for buildings with 
ground floor commercial or retail uses and the arcade may be one or two stories. 

 
Image of an arcade or colonnade 

 
Attics/Mezzanines means the interior part of a building contained within a pitched roof structure or a 

partial story between two main stories of a building. 
 
Auto-Related Sales and Service Uses means establishments that provide retail sales and services 

related to automobiles including, but not limited to, cars, tires, batteries, gasoline, etc. 
 
Block Face Dimensions means the linear dimension of a block along one of its street frontages. 
 
 
Block means the aggregate of lots, pedestrian passages and rear alleys, circumscribed on all sides by 
streets. 
 
Build-to Line means the line at which the principal building’s front façade at the ground floor shall be 

built. 
 

Build-to Zone (BTZ) means the area within which the principal building’s front façade at the ground 
floor is to be built. 
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Build-to-zone Illustration 

 
Building Façade Line means the vertical plane along a lot where the building’s ground floor front 

façade is actually located. 
 

 

Building Façade Line Illustrations 
 
Building Form Standards means the standards established for each Character Zone that specify the 

height, bulk, orientation, and elements for all new construction and redevelopment. 
 
Building Frontage means the percentage of the building’s ground floor front façade that is required to 

be located at the front Build-to Line or Zone as a proportion of that lot’s frontage along that 
public street. Parks, plazas, squares, improved forecourts, and pedestrian breezeway frontages 
shall be considered as buildings for the calculation of building frontage.   
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Image showing how a lot’s 

building frontage is calculated . 
 
Character Zone means an area within the CityLine East PD that creates a distinct urban form 

different from other areas within the CityLine East PD.  Character Zones are identified in the 
Regulating Plan. 

 
City Manager means the City Manager of the City of Richardson or his/her designee. 
 
Civic/Open Space means publicly accessible open space in the form of parks, courtyards, forecourts, 

plazas, greens, linear greens, pocket parks, playgrounds, etc.  Section 11 establishes a palette of 
appropriate civic/open space types within the CityLine East PD.  They may be privately or 
publicly owned.  For all residential uses, privately accessible open spaces such as courtyards, 
porches, and balconies may also be considered as Civic/Open Space for the purposes of this 
ordinance.  Building façades facing a Civic/Open Space shall be treated as a Type ‘A’ Frontage.  
Kiosks are permitted within any of the Civic/Open Spaces below.  Permanent Kiosks may occupy 
no more than 10% of the area of any Civic/Open Space nor shall the size of each kiosk be larger 
than 2,500 sq.ft.  The design and quality of permanent kiosks shall be consistent with the overall 
development character of CityLine East development (refer to the images under the definition of 
Kiosks for appropriate character and design). 

 
Comprehensive Plan means the City of Richardson Comprehensive Plan that establishes the blueprint 

for the long-term growth and development of the City as adopted on the effective date of this 
Code. 

 
Development Plan means any submittal as defined by Chapter 21, Article II of the City of 

Richardson’s Code of Ordinances. 
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Encroachment means any structural or non-structural element such as a sign, awning, canopy, terrace, 

or balcony that breaks the plane of a vertical or horizontal regulatory limit, extending into a 
Setback, into the Public R.O.W, or above a height limit. 

 
Gallery means an extension of the main façade of the building that is at or near the front property line 

and the gallery may overlap the public sidewalk. 
 

 
Image of a Gallery 

 
Kiosk means a small temporary or permanent structure often open on one or more sides used for retail 

sales or food service in civic/open spaces. 
 

Images of appropriate permanent kiosk structures for food or retail sales and service 
 
Live-Work Unit means a dwelling unit that is also used for work purposes, provided that the ‘work’ 

component is restricted to the uses of professional office, artist’s workshop, studio, or other 
similar uses and is located on the street level and constructed as separate units under a 
condominium regime or as a single unit.  The ‘live’ component may be located on the street level 
(behind the work component) or any other level of the building.  Live-work unit is distinguished 
from a home occupation otherwise defined by this ordinance in that the work use is not required 
to be incidental to the dwelling unit, non-resident employees may be present on the premises and 
customers may be served on site. 

 
Living Screen means a Street Screen composed of landscaping in the form of vegetation. 

 
Main Street Frontage means a special frontage requirement along identified Required Type ‘A’ 

Frontages as indicated in the Regulating Plan. 
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Mandatory New Street means a required new street to meet the street network standards as established 
in the Regulating Plan. 

 
Master Sign Plan means a unique sign plan to implement a specific vision for a portion or all of the 

development that meets Section 10.2 of this Code. 
 
Minor Modification means any changes to the CityLine East PD that meet the threshold criteria 

established in Section 3.8 and Table 3.1. 
 
Non-Mandatory New Street means an optional new street intended to meet the street network as 

established in the Regulating Plan.  A Non-Mandatory New Street may be at the option of the 
developer. 

 
Optional Transitional Campus Frontage means a special frontage requirement that may be applied as 

indicated in the Regulating Plan.  The images included in this section are only illustrative of some 
of the screening options that are to be employed along the Optional Transitional Campus 
Frontage. 

 

   

Illustrative Images for treatment options along the Optional Transitional Campus Frontage 
 
Pedestrian Easement means a grant of use of private property for pedestrian access and use. 
 
Recommended Type ‘A’ Frontage means the development frontages identified as such on the 

Regulating Plan.  Recommended Type ‘A’ Frontage designations are intended to be the primary 
pedestrian-oriented streets and development along Type ‘A’ Frontages are intended to be held to 
the highest standard of pedestrian-oriented design.  At least one block-face of each block within 
the CityLine East PD shall be developed to meet the Type ‘A’ Development Frontage 
requirement in that Character Zone (see standards in Section 5.3).   

 
Required Type ‘A’ Frontage means the development frontages identified as such on the Regulating 

Plan. Required Type ‘A’ Frontage designations are the primary pedestrian streets and 
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development along Required Type ‘A’ Frontages shall be held to the highest standard of 
pedestrian-oriented design with respect to continuous development frontage, limitation of parking 
uses on the ground floor, and ground floor façade treatment.   

 
Regulating Plan means the Zoning Map attached hereto as Appendix A that shows the Character 

Zones, Street Designations, Civic Spaces, location of Special Frontages, Streets, and other 
Special Requirements applicable to the CityLine East PD subject to the standards in this Code.  
For the purposes of this Code, the Regulating Plan shall also be the Concept Plan for the CityLine 
East PD. 

 
Residential Loft means a residential unit that is built to commercial standards and adapted for 

residential uses. 
 

Retail Sales Retail establishments are the final step in the distribution of merchandise.  They are 
organized to sell in small quantities to many customers.  Establishments in stores operate as fixed 
point-of-sale locations, which are designed to attract walk-in customers. Retail establishments 
often have displays of merchandise and sell to the general public for personal or household 
consumption, though they may also serve businesses and institutions.  Some establishments may 
further provide after-sales services, such as repair and installation.  Included in, but not limited to 
this category, are durable consumer goods sales and service, consumer goods, other grocery, 
food, specialty food, beverage, dairy, etc, and health and personal services. 

 
Service Uses means a category for limited personal service establishments which offer a range of 

personal services that include (but not limited to) clothing alterations, shoe repair, dry cleaners, 
laundry, health and beauty spas, tanning and nail salons, hair care, etc.  
 

Special Development Plan means a development application that meets Section 3.7of this Code. 
 
Special Frontage Requirements means standards applied to certain blocks as indicated in the 

Regulating Plan in order to address specific requirements and transitions based on street frontage 
and adjacency in addition to the underlying Character Zone standards. 

 
Street Screen means a freestanding wall or living screen built along the BTZ or in line with the 

building façade line or immediately behind the pedestrian easement along the street.  It may mask 
a parking lot or a loading/service area from view or provide privacy to a side yard and/or 
strengthen the spatial definition of the public realm.   
 

 
Image of a combination masonry and  

living street screen 
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Street Type means a specific cross section for permitted streets in CityLine East that establishes a 
certain character to improve walkability within the CityLine East PD. 

 
Street Network means the network for new and existing streets within the CityLine East PD as 

established in the Regulating Plan.  Street segments within the overall street network may be 
designated as Mandatory or Non-Mandatory. 

 
Tree Well means an unpaved area around the trunk of a tree within the sidewalk area that is either 

landscaped with ground cover or covered with a tree grate. 
 

 
Example of a tree well with a tree grate Example of a tree well with landscaping 

 
Type ‘B’ Frontage means the frontages identified as such on the Regulating Plan. Type ‘B’ 

Development Frontages are intended to primarily accommodate access to parking, service, and 
other auto-related functions. 
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Section 5.  The Regulating Plan 

 
5.1 The Regulating Plan (Appendix A) is hereby adopted as the official zoning map for the CityLine East 

PD.   
 

5.2 Character Zones Established – the following Character Zones are established.  The boundaries of the 
specific Character Zones shall be established in the Regulating Plan. 
5.2.1 TOD Core: The TOD Core provides the most opportunity for the highest intensity 

development.  It is the area that has significant development impact and the highest pedestrian 
activity due to the mix of uses and intensity.  The TOD Core consists of the highest density and 
height, with the greatest variety of uses.  Development within the TOD Core Zone shall meet 
the Building Form and Development Standards in Section 7.1 of this Code. 

5.2.2 TOD Mixed Use: The TOD Mixed Use is the area adjacent to the TOD Core that is intended for 
high intensity commercial and residential uses in addition to supporting retail and restaurant 
uses. Development within the TOD Mixed Use Zone shall meet the Building Form and 
Development Standards in Section 7.2 of this Code. 
 

5.3 Development Frontage Designations Established – The Regulating Plan shall establish the following 
Development Frontage Designations. 
5.3.1 Required Type ‘A’ Frontages Established – Required Type ‘A’ Frontages shall be the primary 

pedestrian streets and development along Type ‘A’ Frontages shall be held to the highest 
standard of pedestrian-oriented design.  Required Type ‘A’ Frontages are as identified in the 
Regulating Plan. 

5.3.2 Recommended Type ‘A’ Frontages Established – Recommended Type ‘A’ Frontages indicate 
the desired development frontages along primary pedestrian streets and buildings along these 
frontages are intended to be held to the highest standard of pedestrian-oriented design.  
Recommended Type ‘A’ Frontages are as identified in the Regulating Plan.  A minimum of one 
block face per each block shall be required to be developed to meet the standards of Required 
Type ‘A’ Development Frontage and the Type ‘A’ Development Frontage shall be maintained 
on both sides of the street.  Maintaining continuity of adjacent street or block face Type ‘A’ 
frontages shall inform the selection of the specific block face to be converted to Required Type 
‘A’ Frontage. 

5.3.3 Type ‘B’ Frontages Established – Type ‘B’ Frontages are intended to balance pedestrian 
orientation with automobile orientation.  Development along Type ‘B’ Frontages may be 
permitted to accommodate some service and auto-related functions including parking.  The 
Type ‘B’ Frontages are as identified in the Regulating Plan. Type ‘B’ Frontages may be 
converted to Type ‘A’ Frontages at the time of development plan. 

 
5.4 Street Network and Street Type Standards – The Street Network indicates the location of Mandatory 

and Non-Mandatory new streets needed to implement the CityLine East PD Regulating Plan.  All new 
streets in the CityLine East shall be chosen from the palette established in Section 9 based on the 
development context and design criteria established in Section 9.  Per Section 3.8 and Table 3.1, 
additional new streets may be added within the CityLine East PD. 
 

5.5 Special Frontage Requirements – In order to address specific requirements and transitions based on 
street frontage and adjacency, the following Special Frontages have been established per the 
Regulating Plan: 
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5.5.1 Main Street Frontage: Ground floors of all buildings designated as Main Street Frontage on the 
Regulating Plan shall not be occupied by parking uses, residential units, and/or lodging rooms 
in hotels to a minimum depth of 30 feet as measured from the front building line.   

5.5.2 Optional Transitional Campus Frontage: Buildings with this frontage may be developed to the 
alternative development and frontage standards established in Section 7.1.3 and 7.2.3 upon 
selection by the developer. 

 
5.6 Civic/Open Space – The Regulating Plan indicates Mandatory and 60% Mandatory/40% Non-

Mandatory Civic/Open Spaces.  The specific standards for Civic/Open Space are established in 
Section 11.  Mandatory Civic/Open Space designation indicates locations where all the area shown as 
Mandatory Civic/Open Space shall be required.  The 60% Mandatory/40% Non-Mandatory 
designation indicates the general locations of desired civic/open space of which at least 60% of the 
area designated as such shall be mandatory and the remainder of the designated area is optional.  The 
area shall be based on the cumulative area designated in the Regulating Plan as 60% Mandatory/40% 
Non-Mandatory over the entire PD.  The optional aspect provides planning flexibility as the property 
is developed over time.   

 
5.7 Terminated Vistas –Buildings which are located on axis with a terminating street (as indicated on the 

Regulating Plan) or at the intersection of streets shall be considered as feature buildings. Buildings 
with features that take advantage of that location, such as an accentuated entry and a unique building 
articulation which is off‐set from the front wall planes and goes above the main building eave or 
parapet line.  Buildings at a terminated vista shall not include a blank wall, service areas, or parking 
uses on the ground floor to a minimum depth of 30 feet from the building façade line. 
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Section 6.  Schedule of Permitted Uses  
 
6.1 Generally:  Due to the emphasis on urban form over land uses in this PD, general use categories have 

been identified by character zones.  Uses not listed in the following schedule, but are substantially 
similar, may be permitted upon the approval of the City Manager or designee, subject to appeal 
directly to the City Council.   

 
6.2 Schedule of Uses: 

Table 6.1 
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Land Use   
Commercial Uses (Office, Retail, Sales & Service Uses) 

Retail Sales or Service with no drive through facility (includes alcohol sales which shall meet Chapter 4, 
Alcoholic Beverages of the City of Richardson Code of Ordinances).   
Excluded from this category are Auto-Retail Sales and Service Uses (see Section 4 of the Code for 
Definition of Retail, Service uses, and Auto-related Sales and Service)

P P 

Finance, Insurance, and Real Estate establishments including banks, credit unions, real estate, and property 
management services, with no drive through facility

P P 

Offices for business, professional, and technical uses such as accountants, architects, lawyers, doctors, etc. P P 
Research laboratory headquarters, laboratories and associated facilities P P 
Food Service Uses such as full-service restaurants, cafeterias, bakeries and snack bars with no drive through 
facilities 
Included in this category is café seating within a public or private sidewalk area with no obstruction of 
pedestrian circulation.  Also included in this category is the sale of alcoholic beverages which shall meet 
Chapter 4, Alcoholic Beverages of the City of Richardson Code of Ordinances.

P P 

Any use with a drive through facility P/C P/C 
Auto-related Sales and Service NP NP 

Arts, Entertainment, and Recreation Uses 
Art galleries P P 
Art, antique, furniture or electronics studio (retail, repair or fabrication; excludes auto electronics sales or 
service) 

P P 

Games arcade establishments P P 
Theater, cinema, dance, music or other entertainment establishment P P 
Museums and other special purpose recreational institutions P P 
Fitness, recreational sports, gym, or athletic club P P 
Parks, greens, plazas, squares, and playgrounds P P 

Educational, Public Administration, Health Care and Other Institutional Uses 
Business associations and professional membership organizations P P 
Child day care and preschools P P 
Schools, libraries, and community halls P P 
Universities and Colleges P/C P/C 
Hospital P P 
Civic uses P P 
Social and fraternal organizations P P 
Social services and philanthropic organizations  P P 
Religious Institutions  P P 
Funeral homes P P 

Residential Uses 
Home Occupations  P/A P/A 
Multi-family residential   

Ground Floor P/C P 
Upper Floors P P 

Residential Lofts P P 
Live-work unit P P 

One- and two-story multi-family residential NP NP 
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Other Uses 
Model homes for sales and promotion** P P 
Hotels, full-service  P P 
Hotels, limited service and suite hotels P/SUP P/SUP 
Parking, surface (primary use of property)  NP NP 
Parking, surface (accessory use of property) P P 
Parking, structured P P 
Sales from kiosks P P 
Veterinary clinic  NP P 
Community garden P P 
Incidental Outdoor Display (subject to standards in Section 7 of the Code) P/A P/A 
Antennas including cell, accessory, and mounted on top of buildings.     P/A/C P/A/C 
Wind energy equipment P/A P/A 
Solar energy equipment P/A P/A 
Special Event P P 
Rain harvesting equipment P/A/C P/A/C 
Utility equipment (includes electrical transformers, gas meters, etc) P/A/C P/A/C 

** Model homes are limited to a time period until all the homes are sold in the neighborhood. 
 
P= Permitted by 
right 

NP= Not 
Permitted 

P/C= Permitted with design criteria 
per Table 6.2 

P/A = Permitted Accessory Use NA= Not applicable 

A = Accessory use to not exceed 25% of the primary use building square footage P/SUP = Permitted with a Special Permit (standards in 
the City of Richardson Comprehensive Zoning 
Ordinance shall apply) 

 
6.3 Use Criteria:  All uses listed as P/C in Table 6.1 shall also meet the following standards in Table 6.2 

 
Table 6.2 – Use Criteria 

Use Zone Location & Design Criteria 
Non-Residential Uses   

Any permitted use with a 
drive through facility 

TOD Core, TOD Mixed Use   All drive through access (driveways) shall be from Type ‘B’ Frontages.  
 Drive through lanes and/or canopies shall not have frontage along on or be 

located along any Type ‘A’ Frontage designation. 
 Drive through areas screened by a 4’ high Street Screen. 

Universities and Colleges TOD Core & TOD Mixed 
Use 

 Shall be required to provide structured parking as part of the build-out for the 
university/college campus 

Residential Uses   
Multi-family residential 

Ground Floor 
TOD Core  Ground floors may be occupied by residential uses unless designated as Main 

Street Frontage. 
 Ground floors of all buildings designated as Main Street Frontage on the 

Regulating Plan shall not be occupied by parking uses, residential units, or 
lodging rooms to a minimum depth of 30 feet as measured from the front 
building line. 

Other Uses   
Antennas including cell, 
accessory and mounted 
(Excluded from this 
category are freestanding 
and commercial antennas 
and equipment buildings) 

TOD Core & TOD Mixed 
Use 

 Antennas shall be permitted on rooftops. 
 Antennas shall be screened entirely with a screen of same color as the 

principal building. 
 Antennas shall not be visible from any adjacent Type ‘A’ Frontage. 

Rain water harvesting 
equipment 

TOD Core & TOD Mixed 
Use 

 Rain water harvesting equipment may not be installed along Type ‘A’ 
Frontage. 

 On all other frontages, they shall be screened with a Street Screen at least as 
high as the equipment being screened. 

Utility equipment 
(includes electrical 
transformers, gas meters, 
etc) 

TOD Core & TOD Mixed 
Use 

 On all frontages, utility equipment shall be screened with a Street Screen at 
least as high as the equipment being screened.  On Type ‘A’ Frontages, utility 
equipment shall also be recessed into the building. 
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Section 7. Building Form and Development Standards 
 
The following section establishes the Building Form and Development Standards for the two Character 
Zones within the CityLine East PD.  Diagrams and reference letters are used for illustrations purposes 
only.  Reference letters may not be in continuous sequence. 

GATEWAYPLANNING 
A VIAI.lA GROUP PA~1NER 
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Section 10.  Signage  
10.1 All new signs shall comply with Chapter 18 of the City of Richardson Code of Ordinances, as 

amended unless a Master Sign Plan is developed and approved per the section below.  

10.2 Master Sign Plan: An applicant may establish unique sign standards including size, color, type, 
design, and location.  Such applications shall be reviewed as “Master Sign Plans” by the City 
Manager or designee and are subject to approval of the City Plan Commission.  In evaluating a 
Master Sign Plan, the City Plan Commission shall consider the extent to which the application:   
10.2.1 Promotes consistency among signs within a development thus creating visual harmony 

between signs, buildings, and other components of the property; 
10.2.2 Enhances the compatibility of signs with the architectural and site design features within a 

development;  
10.2.3 Encourages signage that is in character with planned and existing uses thus creating a unique 

sense of place; and 
10.2.4 Encourages multi-tenant commercial uses to develop a unique set of sign regulations in 

conjunction with development standards. 
 
Section 11.  Civic/Open Space Standards  
 
11.1 The design of Civic/Open Space shall be regulated by the Civic/Open Space standards herein which 

shall create a network of open spaces that recognizes the natural qualities of the area while providing 
a range of both passive and active recreational opportunities.  These opportunities may be 
accommodated in a variety of spaces ranging from larger parks to neighborhood-scaled greens to 
urban squares and plazas.  Public art is permitted and even encouraged in all civic/open space types. 
The open space network will be serviced by an interconnected network of trails and paths for 
pedestrians and bicyclists alike.  Standards in Article XIII-A, Section 5 of the City of Richardson 
Zoning Ordinance shall not apply to any development in the CityLine East PD.  Any of the 
following open space types may be implemented on any designated Civic/Open Space on the 
Regulating Plan (Appendix A).   The Regulating Plan indicates Mandatory and 60% Mandatory/40% 
Non-Mandatory Civic/Open Spaces. Mandatory Civic/Open Space designation indicates locations 
where all the area shown as Mandatory Civic/Open Space shall be required.  The 60% 
Mandatory/40% Non-Mandatory designation indicates the general locations of desired civic/open 
space of which at least 60% of the area designated (aggregate for the whole PD) as such shall be 
mandatory and the remainder of the designated area is optional.  The optional aspect provides 
planning flexibility as the property is developed over time.   
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11.2  Park Standards 

 

 

 
 
As designated on the Regulating Plan, the Mandatory Civic/Open 
Space on the eastern edge of the development will create an 
important public space within the CityLine East PD and allows 
for passive recreation.  Parks shall primarily be naturally 
landscaped with many places to sit on benches or low walls.  
Passive recreation activities in parks may include grassy lawns 
for unstructured and informal active recreational activities.  
Appropriate civic elements, fountains or open shelters may be 
included.  At a minimum a 10’ wide multi-use trail, grassy lawns, 
and other passive recreation amenities shall be incorporated in the 
Mandatory Civic/Open Space located on the eastern edge of the 
property.  Trails along public streets may be located in 
conjunction with a sidewalk in a pedestrian easement. 

Typical Characteristics 
General Character 
Large, open space 
Spatially defined by landscaping and 
building frontages  
Paths, trails, open shelters, lawns, trees 
and shrubs naturally disposed 
May be lineal, following the 
trajectories of natural corridors 
Location and Size 
Location and size shall be as shown on 
the Regulating Plan (Appendix A). 

  Typical Uses 
Unstructured and passive recreation 
Casual seating/picnicking  
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11.3  Green Standards 

 

 

 
Greens can serve as important public space for the CityLine East 
PD.  Greens are available for civic purposes, commercial activity, 
unstructured recreation and other passive uses.  Greens shall 
primarily be naturally landscaped with many shaded places to sit.  
Appropriate paths, civic elements, fountains or open shelters may 
be included and shall be formally placed within the green.   

Typical Characteristics 
General Character 
Open space 
Spatially defined by landscaping and 
building frontages  
Lawns, trees and shrubs naturally 
disposed 
Open shelters and paths formally 
disposed 
Location and Size 
Locationand size are to be based on 
the Regulating Plan (Appendix A). 

  Typical Uses 
Unstructured and passive recreation 
Casual seating  
Commercial and civic uses 
Residential address 
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11.4  Square Standards 

 

 
 

 

 
 
Squares can serve as open spaces available for civic purposes, 
commercial activity, unstructured recreation and other passive 
uses.  Asquare should have a more urban, formal character and be 
defined by the surrounding building frontages and adjacent tree-
lined streets.  All buildings adjacent to the square shall front onto 
the square.  Adjacent streets shall be lined with appropriately 
scaled trees that help to define the square.  The landscape shall 
consist of lawns, trees, and shrubs planted in formal patterns and 
furnished with paths and benches.  Shaded areas for seating 
should be provided.  A civic element or small structure such as an 
open shelter, pergola, or fountain may be provided within the 
square. 

Typical Characteristics 
General Character 
Formal open space 
Spatially defined by buildings and 
tree-lined streets. 
Open shelters, paths, lawns, and trees 
formally arranged 
Walkways and plantings at all edges 
Located at important intersection 
Location and Size 
Location and size are to be based on 
the Regulating Plan (Appendix A). 

  Typical Uses 
Unstructured and passive recreation 
Casual seating  
Commercial and civic uses 
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11.5  Plaza Standards 

 

 

 
 
Plazas add to the vibrancy of streets within the more urban zones 
and create formal open spaces available for civic purposes and 
commercial activity.  Building frontages shall define these 
spaces.  The landscape should consist primarily of hardscape.  If 
trees are included, they should be formally arranged and of 
appropriate scale.  Casual seating, along with tables and chairs, 
should be provided.  Plazas typically should be located at the 
intersection of important streets.   

Typical Characteristics 
General Character 
Formal open space 
Primarily hardscape surfaces  
Trees and shrubs optional 
Spatially defined by building frontages 
Location and Size 
Location and size are to be based on 
the Regulating Plan (Appendix A). 
Shall front on at least one (1) street. 

  Typical Uses 
Commercial and civic uses 
Casual seating 
Tables and chairs for outdoor dining 
Retail and food kiosks 
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11.6 Multi-Use Trail Standards 

 
 

 
 

 
 

 
The multi-use trail provides an important place for active 
recreation and creates a connection to regional paths and biking 
trails.  The multi-use trail shall run along north-south Plano Road 
and connect along CityLine Drive to the Mandatory Civic/open 
space on the eastern edge of the development and then loop south 
along Renner Road to provide for a local loop and regional 
connectivity.  The multi-use trail will help activate connections 
between the open spaces and the uses throughout the CityLine 
East PD.  The multi-use trail may have a different character as it 
passes through the park and along arterial roadways.  Within the 
required park, the trail shall be naturally disposed with low 
impact paving materials so there is minimal impact to the existing 
creek bed and landscape.  Along arterial roadways, it may be 
more formally aligned with concrete paving and landscaped 
buffers separating the trail from any adjacent travel lanes.  It may 
also be located in conjunction with a sidewalk in a pedestrian 
easement. 

Typical Characteristics 
General Character 
Park Multi-Use Trail: 
Naturally disposed landscape 
Low impact paving 
Trees lining trail for shade 
Appropriately lit for safety 
 
 
Standards 
Min. Width 10feet 
  
Location and size are to be based on 
the Regulating Plan (Appendix A). 

  Typical Uses 
Active and passive recreation 
Casual seating  
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11.7Playground Standards 

 
 

 
 

 
 

 
Playgrounds shall be permitted in parks and greens to provide 
open space designed and equipped for the recreation of children.  
These playgrounds should serve as quiet, safe places -- protected 
from the street and typically located where children do not have 
to cross major to access.  Playgrounds may be fenced.  An open 
shelter, play structures or interactive art and fountains may be 
included with landscaping between.  Shaded areas and seating 
shall be provided.  Playground equipment and design must be 
reviewed and approved by the City prior to installation. 
 
A larger playground may be incorporated into the park, whereas a 
more intimate playground may be incorporated into the green.   

Typical Characteristics 
General Character 
Focused toward children of all ages 
Fenced with minimal exits (non 
mandatory) 
Open shelter 
Shade and seating provided 
Play structure, interactive art or 
fountains 
Standards 
Min. Size N/A 
Max. Size N/A 
As described by civic space type in 
which playground is located 
Protected from traffic 
No service or mechanical equipment 

  Typical Uses 
Active and passive recreation 
Unstructured recreation 
Casual seating 
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Dwarf Crape Myrtle Lagerstromiaindica ‘nana’ 
Dwarf Yaupon Holly Ilex vomitorria ‘nana’ 
Pampas Grass Cortaderiaselloana 
Black-Eyed Susan Rudbeckiahirta 
Dwarf Wax Myrtle Myricapusilla 
Needlepoint Holly Ilex cornuta 'Needle Point' 
Knockout Rose Rosa 'Knock Out' 
Rosemary Rosmarinusofficinalis 
 
GROUND COVER/VINES LIST 
 
Common Name Botanical Name 
Asian Jasmine TrachelosperumAsiaticum 
Big Blue Liriope Liropemuscari 
Mondograss Ophiopogonjaponicus 
Purple Winter Creeper Euonymumcoloratus 
Santolina Santolinavirens 
Trumpet Vine Campsisradicans 
Virginia Creeper Parthenocissusquinquifolia 
Lady Banks Rose Rosa banksiawlutea 
Confederate Jasmine Trachelospermumjasminoides 
Crossvine Bignonia capreolata 
Evergreen Wisteria Millettiareticulata 
Lantana ‘New Gold’ Lantanacamara 'New Gold' 
Liriope ‘Silver Dragon’ Liriopemuscari'Silver Dragon' 
Prostrate Rosemary Rosmarinusofficinalisprostrata 
Sweet Autumn Clematis Clematis terniflora 
 
ORNAMENTAL GRASSES LIST 
 
Common Name Botanical Name 
Dwarf Fountain Grass ‘Little Bunny’ Pennisetumalopecuroides'Little Bunny' 
Dwarf Maiden Grass Miscanthussinensis 'Adagio' 
Fountain Grass Pennisetumalopecuroides 
Inland Seaoats Chasmanthiumlatifolium 
Maiden Grass Miscanthussinensis 'Gracillimus' 
Mexican Feather Grass Stipatenuissima 
Muhly Grass Muhlenbergiacapillaris 
Weeping Lovegrass Eragrostiscurvula 
 
TURF 
 
Common Name Botanical Name 
Bermuda Cynodondactylon 
St. Augustine Stenotaphrumsecondatum
Zoysia Zoysiatenuifolia 
 
These plantings may be placed in Civic/Open Spaces or used to meet the private landscaping 
requirements of the Code.  The applicant shall select drought tolerant, low maintenance, and adaptable 
shrubs and ground cover based on the placement on the site subject to approval by the City. 
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