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Bush Central Station & Caruth
Planned Development Districts

City Council
January 17, 2011
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Subject Properties - Location
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Subject Properties – Existing Zoning

Bush Central Station
57.11 acres
Office
Research                                     
Religious Institution                  
Hospital
Full Service Hotel
Light Manufacturing 
Limited/Incidental  Retail
Residential

Max. 2,855,031 SF                                   
Max. 426 units
75’ to 20-stories 

Caruth Properties
85.93 acres
Office
Research                                   
Religious Institution                  
Hospital
Full Service Hotel
Light Manufacturing 
Limited/Incidental  Retail

Max. 2,529,377 SF                          
4 to 12-stories
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North (across PGBT)
• City of Plano

East
• C-M & PD

Undeveloped

South
• TO-M & I-M(1)

Church, Office 
and Undeveloped

West
• PD

Multi-Family

Surrounding Zoning and Land Use
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Planning History

Since 1997, area subject of various land use studies followed 
Dallas Area Rapid Transit agency adopted accelerated plan to 
bring light rail into Richardson. 

1997 Comprehensive Planning Guide notes Bush Turnpike 
Station location.

2000 Comprehensive Planning Guide, designates area for 
mixed-use Transit-Oriented Development (TOD). 

2001 Commissioned Urban Land Institute (ULI) panel study.

2009 City’s Comprehensive Plan

• Recommends growth priorities
• reinforced using the property for transit-oriented development. 
• high-quality, master-planned development strategies
• mix of land uses, so that the development community can 

respond to potential future demand.

• Designates area around all current and potential rail transit 
stations as Transit Village.
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2009 Comprehensive Plan

Transit Village

• Nodes of mixed land 
uses

• Small-scale pedestrian-
friendly blocks

• Vertical format

Regional Employment

• Higher density 
development

• High-rise office   
(primary use)

• Retail center and 
entertainment venues 
(secondary uses)
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Zoning Request
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Request

Rezone the properties to PD Planned Development 
District through the use of form-based elements.

• Zoning Ordinance, when not in conflict with the proposed 
PD

• Subdivision and Development Code

• Building Codes

• Fire Code

• Drainage and Engineering Design Standards

• Landscape Standards

• Thoroughfare Plan, when not conflict in conflict with 
proposed PD

• Sign Code, when not in conflict with the proposed PD

* All Applicable City of Richardson Codes and Ordinance 
Still Apply, Including the Following:
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Planned Development Comparison

Sign Standards

Civic/Open Space

Street Trees & Lanscape

Street Standards

Street Designations

Building Design Standards

building frontage

setback

build-to zone

street-setback line

SetbacksSetbacks

Exterior MaterialsExterior Material

Building Heights Building Heights

Block StandardsLot Area

UsesUses

Development StandardsDevelopment Standards

Character ZonesDistricts

Regulating PlanZoning Map

Form Based=Conventional
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Planned Development – Comparison (continued)

Major Amendments – CPC & CC

Appeal - CCMajor Amendments – CPC & CC

Minor Amendments- StaffMinor Amendments – Staff & CPC

StaffCPC

Development Plan ApprovalDevelopment Plan Approval

StaffStaff

Development Plan ReviewDevelopment Plan Review

Sign CodeSign Code

Thoroughfare PlanThoroughfare Plan

Landscape StandardsLandscape Standards

Drainage & Engineering Design StdsDrainage & Engineering Design Stds

Fire CodesFire Codes

Building CodesBuilding Codes

Subdivision & Development CodeSubdivision & Development Code

Zoning OrdinancesZoning Ordinances

Other Applicable Codes & OrdinancesOther Applicable Codes & Ordinances

Form Based=Conventional
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The Regulating Plan (zoning map)

Development Standards (text & graphics)

Key Components of the Request within the PD
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• TOD Core

• TOD Mixed Use

• Highway Mixed Use

• Arterial Mixed Use

Regulating Plan – Character Zones

• TOD Core

• TOD Mixed Use

• Arterial Mixed Use

• TOD Freeway Hi-Rise

• Urban Neighborhood

Bush Central Station

Caruth
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Regulating Plan – Character Zones

Approx. Gross Ac:  85.9
Approx. Developable Ac:  52.5

Approx. Gross Ac:  57.2
Approx. Developable Ac:  28.6

Arterial
Mixed Use

Arterial
Mixed Use

TOD
CORE

TOD
CORE

TOD
MIXED USE

TOD FREEWAY
HI-RISE

TOD FREEWAY
HI-RISE

URBAN
NEIGHBORHOOD

HIGHWAY
MIXED USE

TOD
MIXED USE

Arterial
Mixed Use
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Street Designations establish a certain character and 

design to improve walkability within the PD

Regulating Plan - Designations

• Parkway

• TOD Street

• TOD Main Street

• Court Street

• Park Avenue

• Mandatory
• Non-Mandatory

• Street Frontage

• TOD Avenue

• TOD Street

• Slip Road

• Mandatory
• Non-Mandatory

Type ‘A” Streets Type ‘B” Streets
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Special Frontages are applied to certain blocks in order to 

address specific requirements and transitions based on 

unique street frontage and adjacency

Regulating Plan – Designations

Station Platform
Ground floor of
buildings must provide 
shaded areas to a 
minimum depth of 6’

Main Street
Residential units 
and/or hotel rooms are 
not permitted on the 
ground floor for a 
minimum depth of 30’

Non-Mandatory 
Neighborhood
The maximum 
building height is 4-
stories for a minimum 
depth of 30’ from the 
front building façade 
line
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Regulating Plan - Designations

Civic/Open Space creates a network of open spaces that 

recognizes the natural qualities of the area while providing a 

range of both passive and active recreational opportunities.

Mandatory Park

Connects the 
community

Passive recreation

Primarily naturally 
landscaped with 
places to sit

Non-Mandatory Plaza

Formal open space for 
civic purposes and 
commercial activity

Primarily hardscape

Located at the 
intersections of 
important streets
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Regulating Plan - Designations

Mandatory Plaza

Formal open space for civic 
purposes and commercial 
activity

Primarily hardscape

Located at the intersections 
of important streets

Mandatory Green

Public space for the 
development

Primarily natural landscape

Shaded places to sit

Civic purposes, commercial 
activity, unstructured 
recreation and other 
passive uses

Mandatory Square

Terminated vista and 
sight line from station 
platform

Urban, formal character

Mandatory Element

Multi-Use Trail
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Development Standards
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• Schedule of Permitted Uses, Permitted with Design 
Criteria,& Accessory Uses

• Building Form and Development Standards

• Building Design Standards and Guidelines establish a coherent urban 
character and encourage enduring and attractive development

• Street and Streetscape Design Standards

• Civic/Open Space Standards

Development Standards

Elements
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Development Standards – Schedule of Pemitted Uses

NPNANANAAccessory residential unit

NPPPPLive-work unit

NPP/CP/CP/CTownhome

NPPPPResidential Lofts

NPPPPUpper Floors

NPP/CPP/CGround Floor

Multi-family Residential

NPP/AP/AP/AHome Occupations

Residential Uses

Land Use
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P= Permitted by Right
NP= Not Permitted
P/C= Permitted with Design Criteria
P/A= Permitted Accessory Use
NA= Not Applicable
Accessory use not to exceed 25% of the
primary use building square footage
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Building Placement
• Street-Setback Line
• Build-To Zone
• Setback
• Building Frontage

Block Standards
Building Height

Commercial Frontage
Requirement
Special Frontage

Requirements
Parking & Service Access
• Parking Location
• Required Off-Street Parking
• Driveways and Services

Encroachments
Applicability

Development Standards - Building Form and Development Standards
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Development Standards – Maximum Building Heights

300’
(310’)

300’
(160’-310’)

225’
(130’-160’)

225’
(100’)

225’
(100’)

100’
(100’)

100’
(100’)

100’
(100’)

100’
(100’)

100’
(100’)

100’
(130’-160’)

180’
(190’)

100’
(160’-190’)

70’
(70-130’)

180’
(190’)

80’
(190’)

100’
(70-130’)

300’
(310’)

300’
(310’)300’

(310’)

300’
(310’)

300’
(160’-310’)

300’
(160’-310’)

225’
(130’-160’)

100’
(70-130’)

180’
(190’)

80’
(190’)

80’
(160’)

120’
(160’-190’)

3636’’
(130(130’’--190190’’))

40’
(130’-310’)

Proposed
(Allowed)
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General to all Character Zones

• Building Orientation

• Design of Parking Structure

• Design of Automobile Related Building Site Elements

• Roof Form

• Façade Composition

• Windows and Doors

• Commercial and Mixed Use Building Materials

• Standards Specific to the Urban Neighborhood

Development Standards - Building Design Standards
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Development Standards – Exterior Materials- Bush Central Station

TOD Cot·e > T OD Mixed U se Arter ial M ixed U se :> Hig h\vay M ix e d U se Build ing M aterials 

Proposed Buildin2 Material P ·ermitted by C ity Code Bush Cen tral Station 
Ground Floor· ( Base) 

Masotuy Min. 85% of entire fa~ade at·ea (rninj • Min. 8 5 o/o along a Type 'A' 
(br·ick. stone. stu cco, cast stone. Oo/o et· elevation St1·eet. Plano & Rem1er 
rock, rnarble. g ranite. curtain g lass. • Propose d tna terials + split-face • Mas olll)' an d/or Accent vvhen not 
glass b l ock.) concrete block, p t·e-cast conct·ete along a Type 'A' S treet. Plano & 

panel Renner 
• !EIFS not f P-emlitted below ~ • E IFS n ot pennitted a long: Type 
hei~t of8~ 'A· Street. Plano or Renner 

Accent M a terial Max. 15% of entire fas_ade areJ'l • Max . 15 % a long a T y pe 'A' 
(vvood. a1·chitect tnetaL sp lit- face h nax. 20% per e leYation)l Street. Plano & Renner 
concrete b l ock p r·e -cas t COUC!"ete • P ropos ed lTlateria ls • EIFS n ot pennitted a long: T~ 
panel) • IEIFS not~ r enllitted below ~ ' A· Str eet. Plano or Renner 

height of8 
Uppe1· Floors 
(Middle and Cap) 

Maso111 r in. 85% of entire fa~ade at·ea (rninJ • Perm:i rted along: streets and a lleys 
(bt·ick . stone , stucco. cast stone , Oo/o pet· eleYation)l • EIFS li1nited to l Oo/o on T e 
rock, n1arble . g r.an.i te. curtain g lass. • Propos ed 1naterials "B" Street~ and alleys 
gl ass b l ock.) 
Accen t M aterial Max. 15% of entit·e f '!s:.ade ar~ • P ennirted along:: streets and a lleys 
(wood. a rchitect metaL sp lit- face h nax. 20% per eleYation)l • E IFS linlited to l Oo/o on T ype 
concrete b lock p t·e -cast paneL • P ropos ed tnateria ls "B"' Streets and a lleys. no 
cenlentitious- fib et· clapboar d -vv ith 50 • IFS not P-emlitted below ~ allO"wed on ground floors 
year 1.•van-anty a n d E IFS) height of8 ~ • Clapboard lin1ited to 15% along 

any street an d alley. n ot allo':\'e 
o n ground floon( 

R oof M a teria l Class ' C ' F ire Classificat ion • \Vhen v isibl·e fl'Olll s treet s and 
(copper, s tan ding se am metal , s late, ( asphalt shingle s . copper. stan d ing a lley 
synthetic s late or s imilar n wte ria l s) s-ea111 n'letal 1·oof. slate . S)ll."lthetic 

slate o t· si.t11ilru· u1aterials) 
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Development Standards – Exterior Materials (continued)

Neighborhood Fron tage Building Materials (Residential) 

P roposed B uildin g Materia l Permitted b y C ity Cod,e Bush Cen tral Station 
Building FacadE." 

I\1aSOill} r ill. 75% of entire facade ru·ea (nun. • 1\IIin . 85% along Type 'A· S treets 
(brick. stone. man-made stone. 80% Qer elevation)! • EFIS not allo\~'ed on T e 'A . 
stucco. cetnentitious-fiber clapboard • brick. stone. nlan-Iuade stone, Streets or on grmmd floors 
with 50 year warranty) rock n1arble. granite. glass block. 

split-face concr,ete b lock. 
Accent l\1a terial Max. 25% of enti.t·e fa~ade areal • M ax. 15% architect tuetal pane~ 
(architectural tnetaL rock. glass b nax. 20% per elevation)l or s inlilar along streets 
block. tile ) • Proposed • EIFS not pennitted along Type 

• EIFS not pennitted below a 'A· Streets or on gl'Olllld floot 
height of8' • M ax. 1 0°/o EIFS on upper floors 

of s ide or rear facades 
Roof Material C lass 'C' Fil:·e Classification (asphalt • When ,-isible frotn streets and 
(asphalt shingles, copper, standing 

" 
shingles . cop pet·, standing sea11n alley 

searn !lnetal roof. slate. synthetic n1etal t·oof slate. synthetic slate or 
slate, terra cotta) si.milar tnaterials) 

•!• The sides an d rear facades in tbe Urban Neighborhood aTe to be of finished quality and 
the smne ,color that blend with the public street facades of the bu ildin g. 
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Development Standards – Exterior Materials – Caruth

T OD Core TOD :Nlix ed U se, Atierial Mixed U se & TOD Freeway Hi-Rise Building Materials 

P r oposed Buildinf! M a terial Permitted b y C ity Cod e C aruth Prop erties 
Build ing Facad~ 
:N1asom r in. 85o/o of entire f<!.s:_ade at·ea (nlin-. • :tvlin. 85% along streets 
(bt·ick. stone .. stucco. cast stone, 0% pet· elevation)l • ~~asonry and/or accent tnaterials 
glass, glass b lock) • Prop osed ·hen not along streets 
Accent l\1aterial Max. 15% of entire fas:ade are11Ji • :tvlax. 15o/o along streets 
(-...voo d. architect m eta l paneL sp lit- ~x. 20o/o ~er elevation • Masom-y and/or accent tnaterials 
face concrete b lock. tile. pre-cast • Proposed ~-hen not along streets 
concrete p aue]s and EIFS) • IEIFS not ~ennitted below ] • EIFS n1ust be a least 8 · above 

height of 8 r· ground floor 
Roof m.a terial C lass ' C ' F ire C lassification (asphalt • When visible frotn streets and 
( copp et·. standing searn tnetal. s la te. shingl,es . copper . standing sea111 a lley 
synthetic slate or similar nmteria ls) rnetal roof slate, synthetic slate or 

simila r tnaterials) 

U rban Neighborhood Building Materials (Cormnercial and Mixed Use) 

P rop osed Building M a terial P ermitted b y C ity Code C aruth Prop er t ies 
Build ing Facad~ 
Ma::.om-y ~in. 85o/o of entire fa~ade ru·ea (nlin_.. • :tvlin. 85% along streets 
(bt·ick. stone .. stucco. stone. cast 0% per elevation)) • Masonry and/or accent 1naterial 
ston e. glass b lock. tilt-up a-ridded 

0 ;\:r.;hen not alon o- s treets 
concrete panel architectural panels) 
Accent l\1aterial Max. 15% of entit·e f<!_~_ade ar~ • :tvlax. 15o/o along streets 
(wood. n1etaL cetn entitious -fibet· n1ax. 20o/o per elevation)1 • :Niasom-y ancL'or accent tnaterials 
clapboard. EIFS) • !EIFS not permitted below 8 fee ~-hen not along streets 

• E IFS llltlSt be a least s· abo\·e 
ground floor 
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Development Standards – Exterior Materials (continued)

Urban Neighborhood Building Materials (Residential) 

Building Material Per mitted by City Code Caruth Properties 
Building F aradf 
Masomy Min. 75% of entire fC!_~_ade area (minJ • Min. 85% along street frontage 
(brick. stone, cementitious-fiber $Oo/o per eleYation)l • EFIS not allowed on ground 
clapboard. stucco. cast stone.) • Proposed (cementitious-fiber floors 

clapboard not allo\.ved) 

Accent Material Max. 25% of entire f~~_ade areal • Max. 15% along streets 
( architecnu·al rnetal panels~ rock. max. 20o/o per eleYation • EIFS must be a least 8' aboYe 
glass block, tile. EIFS) • Pro osed 

• IEIFS not penuitted below 8 fee1 
ground floor 

Roof Material Class ' C' Fire Classification (asphalt • ~Then ,-isible from any public 
(asphalt shingle, copper. standing shingles. copper, standing seam right-of-way 
seatn metal. tena cotta. slate. metal roof slate. synthetic slate or 
synthetic slate or similar materials) similar materials) 

•!• The sides and rear facades in the Urban Neighborhood are to be of finished quality and 
the satne color that blend with the public street facades of the building. 
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Development Standards - Street & Streetscape – TOD Main Street

Tree Well 
(5’ X 5’)

16’Reverse 
angled 

(both sides)

6’210.5’416’90’BCS-PD

Parkway/
Tree Well

Sidewalk 
Width

On-Street 
Parking

Bike 
Lane 

Width

# of Bike 
Lanes

Vehicular 
Lane 

Widths

# of 
Vehicular 

Lanes

Pedestrian 
Easements 
(both sides)

R.O.W. Code

ROADWAY
PUBLIC
REALM

PUBLIC
REALMSIDE

WALK
BIKE
LANE

PARKING
ROADWAYBIKE

LANE

PARKING
SIDE

WALK
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Development Standards – Streetscapes & Landscape

Street Trees and Landscaping

• 40’ on center

– 3’ behind curb

– 12’ in height

– Species from the Planting 
List in Appendix B

Street Furniture, Lighting, and 
Materials

• Pedestrian scale lighting

• Trash receptacles and bike 
racks required along Type ‘A’
Streets

• Street furniture and 
pedestrian amenities (e.g. 
benches) are recommended
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Development Standards - Signage Standards

Building Blade Sign

Sandwich Board Sign

Marquee Sign
and

Building Blade Sign

Monument Sign

Sandwich Board Sign
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Development Standards - Signage Standards

Wall (Building)

Monument

Window

Building Blade

Tenant Blade

Marquee

For Sale/For lease

Address

Temporary

Banner

Sandwich Board

Light Pole Banner

Directory

Signage Types
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Administration
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Administration – City of Richardson Development Process

Submittal of 
Development Plan

Application

Complies with the
Comprehensive Zoning

Ordinance

Development Plans
Approved by the CPC

Building Permit
Application

Does not comply with the
Comprehensive Zoning

Ordinance

Development Plans
Denied by the CPC

CC
Approval

CC
Denial

CPC
Recommendation

CC Decision
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Administration – Proposed Development Process

Submittal of 
Development Plan

Application

Complies with the
PD or minor
modification

Development Plan
Approved by the City Manager

Plat Reviewed by CPC

Plat Approved
by CPC

Building Permit
Application

Special Development Plans

CPC 
Recommendation

CC Approval CC Denial

Plat Denied
by CPC

Minor Modification Denied by
City Manager or designee

Appeal to City
Council

City Council
Approval

City Council
Denial
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Administration

Special Development Plans (City Council after City Plan 
Commission recommendation)

• Major modifications to PD standards

Minor Modifications (City Manager or designee) those that do 
not:

• Materially change the circulation and building location

• Increase the building area permitted

• Change the relationship between the building and streets

• Allow a prohibited use

• Increase building height or reduce required parking

• Change a street cross section and Street and Streetscape 
Design Standards

Appeals of a denied minor modification or denial of an 
interpretation on a Use not listed (forwarded directly to the 
City Council) 
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Using the PD Regulations
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Using the PD Regulations

Locate the property 
on the Regulating 
Plan
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Using the PD Regulations

Identify

• Character Zone
– TOD Core

• Street Type
– TOD Street Type ‘A’
– Parkway

• Special Frontage
– Mandatory Main Street
– Mandatory Station Platform
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Using the PD Regulations

Review the Schedule of Uses by Character Zone
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Using the PD Regulations

Examine the Building Form and Development Standards
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Using the PD Regulations

Refer to Street Type and Streetscape Standards

Parkway

TOD Street Type ‘A’
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Using the PD Regulations

Street Trees and Landscaping

• 40’ on center

– 3’ behind curb

– 12’ in height

– Species from the Planting 
List in Appendix B

Street Furniture, Lighting, and 
Materials

• Pedestrian scale lighting

• Trash receptacles and bike 
racks required along Type ‘A’
Streets

• Street furniture and 
pedestrian amenities (e.g. 
benches) are recommended
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Bush Central Station
And 

Caruth Properties TOD

Traffic Impact Analysis
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Traffic Impact Analysis (TIA)

Kimley-Horn and Associates, Inc. (KHA) prepared a single combined 
TIA under contract with the applicants for the developments which 
examines all three properties together

Utilized City’s Standard TIA Guidelines and prior KHA studies

Conducted new traffic counts at signalized intersections and on all 
surrounding arterial roadways and frontage roads

City staff and staff’s traffic consultant (Lee Engineering) reviewed the 
initial TIA and subsequent updates that have been requested. 
Additional evaluation of potential intersection improvements along 
Renner at US 75 and at Plano Road were also requested to determine 
if other updates to the Master Transportation Plan might be beneficial 
prior to the year 2035 and should be added to the City’s Capital 
Improvement Plan (CIP). 

Initial Scenarios Analyzed :
1. 2020 Background Traffic (existing 2010 plus typical growth)

2. 2020 Background Traffic plus Proposed Site build-out Traffic
3. 2035 Background Traffic (existing 2010 plus typical growth)
4. 2035 Background Traffic plus Proposed Site build-out Traffic
5. 2035 Background Traffic plus Existing Zoning build-out Traffic
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Additional Information Requested by CPC on December 7, 2010

At the December 7, 2010, CPC meeting, members of the 
commission requested additional information pertaining to 
the existing traffic conditions of the roadway network so 
they and the public could better understand how the 
proposed development would potentially impact the roadway 
network.

Following the CPC meeting and subsequent meetings with 
the public, City staff requested that the applicants have KHA 
conduct analysis of additional scenarios including the 
following:

1. 2010 Existing Traffic 
2. 2010 Existing Traffic plus Proposed Site build-out Traffic
3. 2035 Traffic plus Proposed Site build-out Traffic without

any of the applicant’s proposed mitigation
4. 2035 Traffic with additional CIP improvements at the 

Renner/Plano and US75 intersections 
5. 2035 Traffic with additional CIP improvements at the 

Renner/Plano and US75 intersections plus Full Site build-
out 
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Existing Daily Traffic Volume Counts (2010)

15,600

23,124

24,414

21,186

155,000

278,000

27,400

Other Arterial Traffic Counts for Comparison
Coit Road – 52,000
Campbell Road – 40,000
Arapaho Road – 37,000
Spring Valley – 38,000
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Traffic Impact Analysis

Land Use Assumptions and Zoning ComparisonLand Use Assumptions and Zoning Comparison

All Tracts Combined Units Existing Proposed Difference
General Office SF 5,172,584 2,207,000 (2,965,584)

Shopping Center/Retail SF 293,403 386,000 92,597
Hotel Rooms 0 400 400

Apartment/Multifamily DU 426 3,765 3,339
Townhome DU 0 175 175

Bush Central Station Tract Units Existing Proposed Difference
General Office SF 2,640,632 600,000 (2,040,632)

Shopping Center/Retail SF 293,403 200,000 (93,403)
Hotel Rooms 0 400 400

Apartment/Multifamily DU 426 2,400 1,974
Townhome DU 0 100 100

East Caruth Tract Units Existing Proposed Difference
General Office SF 1,507,006 767,500 (739,506)

Shopping Center/Retail SF 0 161,000 161,000
Apartment/Multifamily DU 0 1,365 1,365

West Caruth Tract Units Existing Proposed Difference
General Office SF 1,024,946 839,500 (185,446)

Shopping Center/Retail SF 0 25,000 25,000
Townhome DU 0 75 75
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TIA - Trip Generation Table (existing and proposed zoning) 

New Auto Trips  - Proposed Zoning
Daily
Total IN OUT TOTAL IN OUT TOTAL
28,255 1,066 1,103 2,169 1,363 1,435 2,798
19,237 966 634 1,600 866 1,232 2,098
9,082 898 166 1,064 287 917 1,204

56,574 2,930 1,903 4,833 2,516 3,584 6,100

New Auto Trips - Existing Zoning
Daily
Total IN OUT TOTAL IN OUT TOTAL
27,004 2,484 592 3,076 1,321 3,275 4,596
9,696 1,301 177 1,478 270 1,320 1,590
7,606 1,009 138 1,147 199 967 1,166

44,306 4,794 907 5,701 1,790 5,562 7,352

28% -39% 110% -15% 41% -36% -17%
Increase Decrease Increase Decrease Increase Decrease Decrease

AM Peak Hour PM Peak Hour

Bush Central Station
Caruth - East

Caruth - East
Caruth - West

Caruth - West
Totals:

Totals:

Proposed Tract

Proposed Tract AM Peak Hour PM Peak Hour

Bush Central Station

The Proposed TOD Mixed Use Zoning results in more Daily Traffic than the 
existing zoning but it is spread out over the day. 

Peak Hour traffic volumes would be lower with a better distribution of inbound 
and outbound traffic.
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Trip Distribution (Direction of Approach and Departure From Sites)



2010 Traffic Analysis and Development Traffic with Historical Da2010 Traffic Analysis and Development Traffic with Historical Datata
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2010 EXISTING LEVELS OF SERVICE 
AM Peak PM Peak 

Existing Daily Traffic Volumes of Other Arterial 

Segments in Richardson for Comparison: 
Plano Sout h of Main - 40,000 vehicles per day 

Intersection Hour Hour --t--·t------------+------+-------1- -oCampbell East of US 75-40,000 vehicles per day 
SB US75 at Renner c 
NB US75 at Renner B 
Renner at Plano c 

1999 2000 2001 2002 

D 
D 
D 

2003 

Arapaho East of US 75-37,000 vehicles per day 
Spring Valley East of US 75- 38,000 vehicles per day 
Co it North of Arapaho - 52,000 vehicles per day 

2004 2005 2006 2007 2008 2009 

YEAR 

D Plano South of Renner • Renner East of 75 D Renner West of 75 

201 0 



STAFF BRIEFING 52

Traffic Impact Analysis

TIA Recommended Developer Mitigation Measures
Renner Road:

• WB Auxiliary Lane – Plano Road to Routh Creek Parkway

• WB Decleration Lanes at All Other Driveways

• Median Opening with Turn Lanes and Traffic Signal at Drive P2

• EB Left Turn to Routh Creek Parkway

• Improved WB RT Lane with island and auxiliary lane at US75

Plano Road:

• SB Auxiliary / Right Turn Lanes – Bush Turnpike to Renner Road

• NB Left Turn Lanes at Infocom and Drive P5

• Traffic Signals at Infocom Drive and Drive P5

• Improve RT Lane with island at Renner Road

US-75 Frontage Roads

• Deceleration Lanes at All Driveways

• Satisfy TxDOT Access Management Requirements

Other Transportation Recommendations:

• Cotton Belt Transit Line Connection to Bush Turnpike Station

• Plano Road at Renner Road Intersection to remain At-Grade Intersection



Traffic Impact Analysis Recommended Developer Mitigation Measures

LEGENDLEGEND

Renner Road:Renner Road:

A A -- WB Auxiliary Lane WB Auxiliary Lane –– Plano Road to Plano Road to RouthRouth Creek  Creek  
ParkwayParkway

B B -- WB WB DeclerationDecleration Lanes at All Other DrivewaysLanes at All Other Driveways

C C -- Median Opening with Turn Lanes AND Traffic Median Opening with Turn Lanes AND Traffic 
Signal at Drive P2Signal at Drive P2

D D -- EB Left Turn to EB Left Turn to RouthRouth Creek ParkwayCreek Parkway

Plano Road:Plano Road:

E E -- SB Auxiliary / Right Turn Lanes SB Auxiliary / Right Turn Lanes –– Bush Turnpike Bush Turnpike 
to Renner Roadto Renner Road

F F -- NB Left Turn Lanes at NB Left Turn Lanes at InfocomInfocom and Drive P5and Drive P5

G G -- Traffic Signals at Traffic Signals at InfocomInfocom Drive and Drive P5Drive and Drive P5

H H -- Improve RT Lane freeImprove RT Lane free--flow to Renner Road flow to Renner Road 

USUS--75 Frontage Roads75 Frontage Roads

I I -- Deceleration Lanes at All DrivewaysDeceleration Lanes at All Driveways

Other Transportation Recommendations:Other Transportation Recommendations:

J J -- Cotton Belt Transit Line Connection to Bush Cotton Belt Transit Line Connection to Bush 
Turnpike StationTurnpike Station

A A A
BBBB

CD

E

E

E

F,G

F,G

H

JJ

II

II

II

II

II

B

II
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Traffic Impact Analysis Recommended Potential Future CIP Improvements

LEGENDLEGEND

Renner Road at US 75 Frontage RoadsRenner Road at US 75 Frontage Roads

1.1. Modify the existing fiveModify the existing five--lane SBFR approach to lane SBFR approach to 
Renner Road to provide two leftRenner Road to provide two left--turn lanes (one turn lanes (one 
shared with the Ushared with the U--turn lane), two through lanes, turn lane), two through lanes, 
and one rightand one right--turn lane.turn lane.

2.2. Modify the existing fiveModify the existing five--lane NBFR approach to lane NBFR approach to 
Renner Road to provide two leftRenner Road to provide two left--turn lanes (one turn lanes (one 
shared with the Ushared with the U--turn lane), two through lanes, turn lane), two through lanes, 
and one rightand one right--turn lane.turn lane.

3.3. Convert the existing northbound rightConvert the existing northbound right--turn lane turn lane 
to be a free right turn by the addition of an to be a free right turn by the addition of an 
eastbound auxiliary lane on Renner Road eastbound auxiliary lane on Renner Road 
between the NBFR and the eastbound rightbetween the NBFR and the eastbound right--turn turn 
bay at bay at RouthRouth Creek Parkway.Creek Parkway.

Renner Road at Plano RoadRenner Road at Plano Road

4.4. Convert the existing northbound rightConvert the existing northbound right--turn lane turn lane 
to be a free right turn by the addition of an to be a free right turn by the addition of an 
acceleration lane on eastbound Renner Road.acceleration lane on eastbound Renner Road.

11

22 33
44

LEGEND
Existing Lane Configuration
Proposed Lane Configuration

54
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Traffic Impact Analysis

TIA Conclusions

The proposed TOD Mixed Use Zoning results in more daily 
traffic than the existing zoning but it is spread out over the 
day. Peak Hour traffic volumes would be lower with a 
better distribution of inbound and outbound traffic.

Adequate provision of access and circulation drives will 
evenly distribute the traffic to the Arterial and Freeway 
system minimizing the impact to the network.

The Cotton Belt Transit Line Connection to Bush Turnpike 
Station will greatly benefit the development and reduce the 
impact on traffic.

Significant levels of roadway capacity enhancements 
including additional turn bays and auxiliary lanes are 
proposed as part of the regulating plan to maximize the 
efficiency of the roadway network.

The Plano Road at Renner Road Intersection can remain as 
an At-Grade Intersection.
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Comparison to Other Developments

West Caruth East Caruth 
Bush Central BushiCanrth Legacy Town 

Watters Creek West Village 
station Combined Cent er 

General 

Location Richardson Richardson Richardson Richardson Plano Allen Dallas 

Development Type TOD TOD TOD TOD Mixed-Use Mixed-Use TOD 

Location Type Greenfield Greenfield Greenfield Greenfield Greenfield Greenfield In fill 

Acreage 31.4 54.6 57 143 150 63.3 149 - - - - -
Zoning Designation PD PD PD PD PD PD PD - - - - - - - - - - - - - - -
Zoning Adopted TBA TBA TBA TBA 1998 2006 1990 

- - - - - - - - - - - - 1- -
lnrtial Opening TBA TBA TBA TBA 2001 2009 1994 

Uses 

Retail/Restaurant X X X X X X X 

Office X X X X X X X 

Multi-Family X X X X X X X 

Townhome X X X X X NA NA 

Industrial NA NA NA NA X NA NA 

Density 
Residential - MF No Densrty/Ac No Densrty/Ac No Densrty/Ac No Densrty/Ac 40 unrts/acre 32 unrts/acre 1.5 FAR 

Total MF unrt limrt 3,900 1,365 2,400 3,900 3,500 Max. No Maximum No Maximum 

Planned 0 1,365 2,400 3,900 3,500 800 unrts 3,612 

Constructed To Date NA NA NA NA 3000 unrts 400 unrts 2,693 

Intensity 

Non-Residential (FAR) None Proposed None Proposed None Proposed None Proposed No Maximum No Maximum 1.5:1 

Planned 854,500 sq ft 928,500 sq ft 1 .1 4 mil sq ft 2.93 mil sq ft 1 .675 mil sq ft 730 ,Q20 sq ft 2.04 mil sq ft 

Constructed To Date NA NA NA NA 1 .29 mil sq ft 502,720 sq ft 747,438 sq ft 

Planned Office 839,500 sq ft 767 ,000 sq ft 600,000 sq. ft 2.21 mil sq ft 1 .0 mil sq ft 180 ,020 sq ft 1.4 mil sq ft 

Constructed Office NA NA NA NA 690 ,000 sq ft 97,657 sq ft 230 ,000 sq ft 

Planned Commercial 25,000 sq ft 1 61 ,000 sq ft 540 ,000 sq ft 726 ,000 sq ft 675,000 sq ft 550 ,000 sq ft 645 ,000 sq ft 

Constructed Commerical NA NA NA NA 600 ,000 sq ft 406,063 sq ft 510,438 sq feet 

Building Regulations 

Design standards Yes Yes Yes Yes Minimal Minimal None 

Building Material List Yes Yes Yes Yes None Yes None 

Masonry Percentage 85% 85% 85% 85% None None None 

Height (feet) 70-300 70-300 70-300 70-300 No Maximum 270 90 

Number of stories No Maximum No Maximum No Maximum No Maximum No Maximum 16 No Maximum 

Lot Coverage No Maximum No Maximum No Maximum No Maximum No Maximum 95% 80% 

Ground Floor Residential 
No No No No No No No 

in Mixed-Use Buildings 

Park ing 

Non-Residential (per SF) 1/300 1/300 1/300 1/300 11250 
1/366 - Office 

25% reduction 
11200 - Retail ----------------------------------- ---------------------- ---------------------- ---------------------- ---------------------- ---------------------- -from-st.mdards-- ----------------------

Residential 1.5Amit 1.5/unit 1 .5/unrt 1.5/unit 1/unit 1/unit 
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December 21st CPC RECOMMENDATIONS

Bush Central Station

• Added an appeals procedure to the City Managers 
decisions on minor modifications (Page 5, Section 3.8.6) 
and modified the associated Development Review Process 
flow chart accordingly (Page 60).

• Changed the masonry requirement along Type A streets to 
85% from 80%  and accent material to 15% from 20% 
(Page 32, Section 8.17, I and ii).

Caruth

Added an appeals procedure to the City Managers decisions 
on minor modifications (Page 5, Section 3.8.6) and modified 
the associated Development Review Process flow chart 
accordingly (Page 57).

Added 80’ minimum building height to TOD Freeway Hi-Rise 
Character Zone (Page 26).
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Applicant Proposed Revisions Since December 21st CPC Meeting

Changed the building material requirements along Plano 
and Renner Road to be the same as for a Type A Street 
(Page 31, Section 8.1.7, i. and ii. and Page 33 iii.).

Added “curtain” before glass under building materials 
(Page32, Section 8.1.7, i).

Added Plano, Renner and PGBT access road building 
frontages within specific character zones to require 
buildings to be built to Retail Ready Standards (Page 18, 
Section 7.1.4, Page 21, Section 7.2.4 and Page 27, 
Section 7.4.4)

Bush Central Station
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Applicant Proposed Revisions Since December 21st CPC Meeting

Added a periodic review provision (Page 5, Section 3.9).

Excluded multi-family from Arterial Mixed Use Character 
Zone (Page 14, Schedule of Use Table).

Added a minimum 50’ building height to the TOD Core 
Character Zone (Page 17).

Excluded the CPC recommended minimum 80’ building 
height from TOD Freeway Hi-Rise on the west side of 
US- 75 (Page 26).

Amended the minimum building height from 80’ to 50’
in the TOD Freeway Hi-Rise adjacent to the rail line 
(Page 26).

Increase the maximum building height from 100’ to 
180’ in the TOD Freeway Hi-Rise zone, south of future 
Infocom (Page 26) 

Added Retail Ready depiction to Street Sections (Pages 
39, 42 and 43).

Caruth
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Key Points

Planned Development District

Proposed Standards Equal To and/or Greater than 
current City Standards

All Other Codes and Ordinances Still Apply

Developable Acreage Significantly Less than Gross 
Acreage

Normal Staff Review Procedure is in Place

CPC and City Council Oversight

Proposed Standards Inhibit 1st Floor Residential
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PD Standards Driving High Quality Mixed Use

Main Street Frontage:
No Residential Uses 
on the Ground Floor 
for the first 30’

Type “A” Street and 
Plano and Renner 
Road Frontages

Ground Floor Built 
to Retail Ready 
Standards (e.g., 15 
feet floor-to-floor) 
and 85% masonry 
required
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Discussion

Topics for Refinement:

Periodic Status Review

Multi-Family

•Caps

•Construction Quality

•Location

Minimum Building Heights

Final Mix of Land Uses



Bush Central Station
Planned Development Code

City Council Meeting
January 17, 2011
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The Vision

A Regional TOD
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The Regulating Plan

3

II 

_r'\ 

~· ----

APPE DlX A 

f FCd~ N D 

~-
......... -!"CDC... C% · rca-- Ul . ............... 

........ _. \lie 7111 -- t.b 

·---·- • 

-- ... .................. .. 
----

__ .. _.........,_ 
... -·· ......... -
-~-·---........ --- --· 
- l'CCt-··· - reo-............ ·--__ ....... 

............... . _. .. .._.. . ., .................. 
_...,'--1 ... 

R IJE. G lJ L A TJN Gr PLA N 
BuSh Central Station Planned Development Code 
~lll •. llltO 



Illustrative Master Plan 
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Smaller plaza with pedestrian 
connection to Plano Road------------... 

Train Station Plaza with 
Gateway element --------------'1 

Existing Train Station------------,\ 

Potential Civic Building site-------" 

Existing large pecan 
speciman tree preserved 
in a neighborhood squ,are'---------,f-.... 

Destination restaurant with 
water v1etNs----------.., 

Water feature/ 
Detention 

Existing creek with 
vegetation preserved 
as natural open space 
with trails------.:..J 

Live-work units 
as a transition ---.....,'--t:tr-11 

Specialty pavemenVtreatment 

Entry Feature/Gateway Element 

N 
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200 
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Feature 
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TOD – Regional Destination 
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View to 
station 
plaza



Implementing Richardson’s

TOD Policy Vision
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History of TOD Planning in Richardson
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City of Richardson, Texas 

COMPREHENSIVE 
PLANNING 
GUIDE 
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2009 Comprehensive Plan 
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2009 Comprehensive Plan 

Transit-Oriented Development Planning Efforts 

In 2000, prior to the opening of Richardson's DART rail stations, the City began examining the 
potential for development and redevelopment near the five planned rail stations. The efforts began 
with a broad look at the entire corridor; subsequent studies were more specific and detailed. 

During the summer of 2001 1 the City enQiaged the Urban Land Institute (ULI) to conduct a panel 
study of the Richardson portion of the DART light rail corridor. The weeklong intensive sl'udy 
brought in real estate, development, transportation and economic professionals from across the 
country. At the end of the week, the panel presented its findings to the Richardson City Council 
and community. A report of its find ings and recommendations was published a few months later. 
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Transit Village 

SllsliJillability and livability 
Sustainability-meeting the demands of the present without compromising tt1e ability of future 
generations to meet their own needs-has become an important topic of discussion in many 
aspects of modern life. Richardson's ability to continue to grow and flouriSh depends on proactive 
efforts ranging from protertlng open space and improving the quality of the region's air to 
encouraging high-quality development and preserving neighborhoods for an increasingly diverse 
mJx of lifestyles. 

Transit Villages are nodes of mixed or multiple land uses within a development and/or a single 
building, often in a vertical or \\stacked" format, built around small-scale pedestr·ian-friendly blocks. 
These districts are located at each of the City's rail transit stations. Uses include medium- to high
density residential (townhomes and multi-family), retail, enterta inment, hospitality and offices. The 
intensity of development within Transit Villages can range from medium to high based on the 
proximity of the rail transit facility, the adjacent roadway infrastructure, and surrounding land uses. 
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Richardson 's light-rai I 
corrioor. 

RICHARDSON DART STATION AREA 
MARKET ANALYSIS 

Prepared for 

City of Richardson, Texas 

Submitted by 

Economics Research Associates 

Janua.ty 17, 2003 

ERA Project No. 14536 



DFW is positioned to take advantage of TOD policies such as Richardson’s
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The Cotton Belt is positioned to be the spine of DFW as a global region
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Bush Central 

A Competitive Advantage for Richardson
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The Realtors are talking about Bush Central

16

That scenario is unfolding in Dallas, where the rental 

market in popular urban neighborhoods is «rocking,» 

says Rogers Healy, the 30-year-old broker owner of 

Rogers Healy and Associates Residential Real Estate. 

((No one wants to give up their life savings just to buy 

and be forced to consider less expensive outer suburbs- a 

big change from the past when people moved there by choice 

to find newer and bigger homes, IY!cllwain explained. 

There is, however, a smart growth solution. <'This provides 

a major opportunity for developers to create new outer

edge communities with real town centers and urban ame

nities,» Mcilwain says. <'Even on the outer edges a compact, 

walkable lifestyle that is affordable will be attractive ... espe

cially if it has transportation alternatives.» e 



The Home Builders are talking about Bush Central 

17

This Week in the Wall Street Journal

“Much of this week's National Association of 
Home Builders conference has dwelled on the 
housing needs of an aging baby boomer 
population. But their children actually represent 
an even larger demographic. 

Gen Y housing preferences are the subject of 
at least two panels at this week's convention.  

A key finding: They want to walk everywhere. 
Melina Duggal, a principal with adviser 
RCLCO, [said a] whopping 88% want to be in 
an urban setting; but since cities themselves 
can be so expensive, places with shopping, 
dining and transit such as Bethesda and 
Arlington in the DC suburbs will do just fine.”



Development Character along Type ‘A’ Streets

18

Richardson’s Global 
Tech Companies told us 
that walkable TOD 
neighborhoods, like 
Uptown and Legacy, will 
create a competitive 
advantage in recruiting 
the best talent.



The Code Provides 

Economic Capacity
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Development Regulations – Key Differences

Conventional Zoning
(focus on use)

Form-Based Code
(focus on form and design)

Use Operations Form
Form

Operations

Use

20



 Building Placement
• Street-Setback Line
• Build-To Zone
• Setback
• Building Frontage

 Block Standards
 Building Height 
 Commercial Frontage 

Requirement
 Special Frontage Requirements
 Parking & Service Access

• Parking Location
• Required Off-Street Parking
• Driveways and Services

 Encroachments
 Applicability

Building Form and Development Standards

21



Craig Ranch, McKinney Regional Employment Center
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Craig Ranch, McKinney Regional Employment Center
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Ratio of new Tax base Value in Craig ranch
To the City of McKinney’s Investments

Over 50 to 1

Year
Cumulative 

Assessed Value
Cumulative 

Incentive Value
Annual

Ratio

2003 $8,099,222 $3,883,366 $2.09

2004 $67,878,064 $10,152,716 $6.69

2005 $127,628,372 $10,152,716 $12.57

2006 $256,105,833 $10,152,716 $25.23

2007 $441,547,098 $10,652,716 $41.45

2008 $505,220,548 $11,252,716 $44.90

2009 $570,410,484 $11,252,716 $50.69

Return on Investment – Source: Elizabeth Morris, Insight Research
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Protection:

The Code Requires

Quality Mixed Use

26



FBC Standards Driving High Quality Mixed Use

27

Main Street 
Frontage-
No Residential 
Uses on the 
Ground Floor for 
the first 30’

“A” Street and 
Plano and Renner 
Road Frontages

Ground Floor 
Built to Retail 
Ready Standards 
(e.g., 15’ floor-
to-floor), 
commercial 
building code and 
85% masonry 
required (all 
buildings on blue 
frontage)



Street Standards Driving Quality Mixed Use

28

TOD Street
Type ‘A’

TOD Avenue



Resulting Quality Development Character
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Protection:

The Code Requires

Quality Public Green Spaces
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Civic and Open Space Standards

31

Mandatory Plaza



Civic and Open Space Standards

32

Mandatory Square



Civic and Open Space Standards
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Mandatory Green



Civic and Open Space Standards

34

Mandatory Park
(minimal flood plain)



Streets coded in zoning will facilitate great public spaces
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TOD Main Street

Parkway



The Park and Routh Creek Parkway will create great public spaces

36

View up 
Routh 
Creek 
Parkway



Protection:

The Code Requires

Extensive Checks and Reviews 
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Checks and Balances

38

Has to meet the standards 
all sections of the code:

•Sec 7 Building Form and 
Development Standards

•Sec 8 Building Design 
Standards

•Sec 9 Street Design 
Standards

•Sec 11 Civic & Open Space 
Standards



Ensuring Compliance with Code

39Section 7 – Building Form and Development StandardsSection 8 – Building Design Standards
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Ensuring Compliance with Code

40Section 9 Streetscape and Street Design Standards

9.1 GtDft'llly: SttMO. ua d:lt Bu\b CtDD'Il Satioa Dted 10 1uppon the 0\' «SJI pal of 1 axed wt, 
~ompact, pedHD:Ull onented. dlstticL Thty ihould babac~ aU fomn of mobll.uy wlla! awtlm.I.Z.ID' 

c on'\"£Lienu for oe~idents and '\isitors. 

The Rll!piatin~: Plu dll!_ypates tbll! I'II!QWJ'II!d ad recommmded strHt Dl!fWcd 1ntbul the BIUll 
Ce:ura! Satio:a... Tb.is. s.Ktion speci!IH the typical c:au.fi:unttio!l of s trHts. wttbin tb2 Bush Cll!!ltnll 
S~tDoo. Tbt $pt(ifKIOOIH a&:tms \'t~ 1ut wt4dl, PIJkwiY Wl4W.. JLO W widdls, -.unb« of 
tn.\~ l.aDH. oo-mHt p:u:kmJ:, ud ped~mn.m K(ommod.aboD.. Th! dwxttr of sttMtl b tb~ Bush 
C en!!al Sa::ion will 't"L"Y based o:n the lou.-:::oD.. The sen ice road of Pr-es idem: George Bush Tun::;~ ike 
(SateHiJbway 190) ti wadtrthtpun'MWO!Tx00Twhia dltmD.llmq t:a"HU art Cll)'lhltl . 

9.:2 1\ew Strees: T!Ds sectio1:1 sped:fi.e.\ s.::mcb:rlh for aU ~ew s:reel5 ill t!le Bush Centr31 Station. New 
Rr'Htl $ball bt "~Oil the Madatocy or NoD·).ta.DCbtory dHip.atioa on dM RtJUl.aaDJ PlD. 

93 Stteet Class.iftc::anou Established: Table, 9 .1 3.Dd as50CiaM cross wctiom daD esablis!t t!le cross 
R<lioa.s fc::lr tiC.b stnott typt, lbt aou MCUoas may t.. ~ustt<l to fit u:ktm&: coa.tuu "'dl. tbt 
appJV\"ll. of tbe Ctry E.Dpgttt. hl acSditioll. the proposed aon M<tioa.s may b-. adjuttd to mHt tbt 
n~ o!the U~on:n Fire Code H adapted by lh2 Ciry. 

Tablt 9.1 

::-. 
.... .._ 

~--
'~--

.... ..... 
~ -·- ~ ·-· .;:.::: ~ ~- ,;-,-.:· .... _ _, ::: ....... ..., .... ~ .. di. JXJ ,..,._ 1" .. """ .... ~ .... u .. ;:;::: . , ............... 

~:.·~.'·' ..... .... ~., ... 
~--l}pl y~ ......... r;-.,~·m;,. 
1QO~t; .. ...-. ........ y,...,., ... ..... j)(J .... 

c:-.s1- ':: ..... ~;"~~· . 

: :::: .... I """ 1:.:-- I ~• ..:;-.. ::--- 1"- ,':,=-.. ., -==-a-R.WS!op " ...... 'fa,-tiodt, 
!':",~--aM!~ F........, ... ............ --~ ·-- ~~·~ - I NA .... -

9.4 Strell!-l Cross Sectio!lS 

9.4. 1 TOD Main Stree;: 

TOD Mnin Street 

9.5 Stteetsc:ape ~ LallC!scape S.t:mtbrds: Stteets.(ape ~l:Uldar<k s.!uiD apply :o all streets 'A'hb.in dle Bush 
Ctnnl Stuioo. StrMIKape sta.Ddud! sb.tll1ddrtu all tltm!llB Mrwtn 1ht buildinl f.tct md fd:t 
of tllt- curo. T}'Plc:al SUftlK&pt tltmfD[i acimtssed. &II" ~nrnt C'Hi, lic:b:~ !itrtii f:wmTUR md 
pedt$trl!n ll!l~ri6, tnd m.a.!mili. ~{!in:@!Wl!t of all Strt!HC:lpt and ~~pot $!WI bt by lht 
propt.:ty cnroen I:HOCiatioa Htll.bllihed for die Bmh Cuunl Sa.Do11... All dtdiic.1ted public: riP,a-of 
1UY ~ Wu!scapm.; Wllbm tbe:o ~1 be DLa:oD-:lllDild. by me Cuy of R.icJwd.i~ 

9.6 StJHt TTeH I.Dd L.mdsapin.~ (witbill tM pRtiai.I.D unmu:): 
9 .6.J Strett treti dWl be reqwnd oo all Busta Ceatral Saoou StrnG (except w alleys ~ PGBT 

ac:cus road.) 
9 .6 .2 Strttt [['ttS sb.!Il bt pluted tpprox:imatt:ly 3 fffl bt!1.illd d1t cart» tint.. 
9 .6 .3 Spacm; shall be u a'\o-crare of 40 feet oa cn.;er (muiWed ~ block face) alo:t; aU sG'ftt::. 

t.XC:fpt alit)'! . 

9 .6 .4 n. minimum c~r Uu for uc1l tift illall ~ 3 in. I.Dd shall bt 1 miDimum of Jl fH1 iD. 
bet;bt a< plal:la.u;. Exb uee shall be pl.cred lD a pla:aa.u;: azea :a.o less tbau 36 ~ feet. 
liowM"M, tht trH •-ell area. 1m)' bt 00 mta...llt! Wn 25 sq.ti . 

9 .6 .5 Alcmz; th.• TOD A\'HI.l» and Pili: A\'HDI ttHS Wll M aquiOO m tht mM1111a.ad spa~ 2lld. 
5pe<:~$ Wll be die $.aale a5 die U"ee-:5l.;l tbe par\•ur. 

9 .6 .6 !'mf and :;roMdcot'tr'. \Vhf!!! cJOOy \i.sible from tM \ln+t md a..llt-ys., .t.ll napn·td. ~OU!I.d 
anas lbaU be plaottd Wltb low Jf'"'inl sl!Jubs or voUDd conr, anwatm.al pu.su, or a 
<.ombiD.atiCD thereof. Tnrf ;nt5s n:w.t be Ul.Stalled n s.olid sod and not se-eded on . 

9 .6 .1 Sptdt!: sb.tll bt $fltafd from lbf Bush Ctna"ll. S11.tioo PlDtiD.~ List iD Appmiix B of this 
ot'dmulc:e. 

9.6.1 ).lliateuDte of :all bo4scape materW.s WD m!!et tbe r~~~ts. of lhe City of R.xh:uds~ 
L.mdscape Ordiuoct-R~m!IIH_ 

9 .6 .9 AlWJ anen.als IJid bJ.~V1'11Y ac:c•5s roads, sttHt tre.s WU be pl.ult.cl Vl'lthul tht rtquirvd 
J..andscape pa_~W3Y u per !:b.t City of !t.J.chartho!l b11ds.ca~ OrdiD3.DCtJPohd~s-

9. 7 Stttet Fwmturt, Upum,:, &Dd Materials; 
9.7.1 PtdKcit.D s<.alt h;bn.o; !.hsll bt rtqu.ittd. alon; aU Bush Cu......-.1 Sauoo strtott:s (t."'t<.~ o:a 

.allfY11lld PGBT acceu road). Tb!y sh.all bt oo lllltr mao 20 fHt. 
9.7 .2 StiHt 4Pm shall be plaudllt so fut Oil CtlUU'I approximati.IJ 3 fnt beb.iG me cw'o liD.e 
9.7.3 Th ti~~l3Ild!.rd~e.lecttd slull bec.on:psnble with !h~ deslp oftbe street :mel builctmp.. 
9.7.4 TJuh reupuc..les and bo.ike r1d:s sh.a.ll be reqairK aloa~ all T)'Pf 'A' StrHtl . A tDimmDm of 

oa.e ucll. per block fact t.ball bt: reqllUN. 
9.7 . .5 StrMtfumiru:re 1:1dpedM-1!'Wl attl.el11tl.M sDC:h :IS ~.t.rt- re<omm@llded :alon:, 1Il Type ' A' 

StrHI'I.-

9 .1 .6 All strett fumitw't $ball be located ill slid!. a 1IW1Dif as to aUow a cltar sutewaLk plisapway of 
am..i.o..i!:nnmofcS!ttt. 

9.7.7 ~httrWJ selected for ~\iD! IDd suut fiumrwt lhall bt of dmable quiliry I.Dd ~quia 



Ensuring Compliance with Code

41Section 11 Civic and Open Space Standards

ILl Puk St:a.4hrd1 

'. .,. -

--· ~-

~· J ~- ~- ~- ~>j 
Tht rtoq,tli.'td JWt,. 11 dHi.~ttd at1 ~~ Rt~tm.z; PLm. wi.:l 
auti H ucpxlita: p;bl1t !.pin tbil <QgKti tbi ce~au:m.~ry 

Shall ttom or:: a1 !lta.st one (l) s~ 

TIPiul Usts 
CCIIl:.DlUClilWO\"l(USI S 

T.a'tl~ts md c.b.!!D for cutdoor di.nin! 
Retlil u:d food klos.ks 



Checks and Balances – Minor Modifications and City Council Involvement

42

Has to meet Section 3.8 of 
the code with specifically 
outlined criteria for minor 
modification, including 
appeal to the City Council



Minor Modifications

 Minor Modifications are minor changes to the 
Bush Central Station Code within specified 
limits to the following elements of the Code:

• Area of Character zones ±15% change 
only

• Location of any mandatory street may 
move 100’ in any direction

• 10% change in any Street Setback Line

• No more than 20% change in any Build-to 
line or zone

• No more than 15% reduction in the 
building frontage standard

• Waiver of Street Screen required along 
Type ‘B’ Streets (under limited conditions 
only)

• Minor adjustments to Street Cross Sections 43



Checks and Balances - Appeals to Minor Modifications

4444

Complies with the BCS
PD Code or minor 

modification 

Building Permit 
Application 

Submittal of Development Plan 
applications 

Special Development 
Pilans 

CPC Recommendation 

City Council 
Approval 

City Council 
Denial 



Checks and Balances – Special Development Plans

45

Special Development Plans 
Processed as a Zoning 
Change—any request other 
than a minor modification



Protection:

Traffic Impact Analysis

Requiring Comprehensive Mitigation

46



Bush
Central 
Station

East
Caruth

West 
Caruth

Auxiliary 
Lane

Free Right 
Turn

Free Right 
Turn

Auxiliary 
Lane

Auxiliary 
Lane

Turn Lane

Turn Lane

Median Opening 
and Turn Lane

Future 
Signal

Future 
Signal

Future 
Signal

Turn Lanes

Turn Lanes

Turn Lanes

Routh Creek 
Extension And 

Turn Lane 
Modifications

Signal 
Modifications

Free Right 
Turn

47
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Bush Central Station Traffic Volumes -Zoning Comparison 

50,000 5,000 • Interna l 

I Daily I Peak Hour 
Capture 
Reduction 

• Transit 
40,000 4,000 Reduction 

VI 
VI c. 0 New Auto c. ·-·- ~ Trips ~ 30,000 3,000 > 
> ro 
ro s Daily s I 

I Q) 
Q) r:: 
r:: 0 
0 > LEGENDS > 20,000 2,000 -'-- ::I 
ro 0 
Q :I: 

Peak Hour 

10,000 1,000 • Inbound 
Auto Trips 

• Outbound 
0 0 Auto Trips 

Existing Proposed Existing Proposed Existing Proposed 

Daily Traffic AM Peak Hour PM Peak Hour 



Code Clarifications
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Section 3.8 Minor Modifications

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 
amendments shall be heard by the City Council. 
Any City Council denials of minor amendments 
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.

Code Clarification

50



Code Clarification

51

Complies with the BCS
PD Code or minor 

modification 

Building Permit 
Application 

Submittal of Development Plan 
applications 

I 

Special Development 
Plans 

CPC Recommendation 

I 

T 

I 

Council City Council City 
A pproval Denial 



Proposed Code Clarification

 Change Section 5.6 to read as:

Non-Mandatory Neighborhood Frontage Requirements – In order to 
allow the development of a unique neighborhood enclave of 
brownstones, townhomes and live-work units within the Bush Central 
Station, the blocks along the Park Avenue have an optional 
Neighborhood Frontage designation for a minimum depth of 30 feet
from the front building façade line. All standards of the underlying 
Character Zone shall apply to the blocks designated as Neighborhood 
Frontage with the exception of height which shall be limited to a 
maximum of sixty (60) feet along this frontage. In addition, the 
requirement for ground floors to be retail ready along Type ‘A’ Street 
frontage shall not apply of the Neighborhood Frontage is developed 
as townhomes. If the Non-Mandatory Neighborhood Frontage is 
developed on any block or portion of a block designated as such, it 
shall then become Mandatory for those blocks that face the developed 
blocks and designated as Neighborhood Frontage on the Regulating
Plan.

52



Responsive Code Changes
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Responsive Code Changes

 Changed 80% masonry requirement to 85% on all Type ‘A’
Streets, which constitutes almost all streets

 Changed the Renner and Plano Road building frontages to 
require 85% masonry

 Established an appeal process for Minor Modification requests 
to City Council

 Clarified that all ground floors of buildings on Type ‘A’
Streets, Plano Road, Renner Road, and Bush Turnpike Access 
Roads are built to Retail Ready standards

 Eliminated the note allowing ‘attics and mezzanines less than 
7 ft. in height to not be counted as a story’

 Clarified that ‘glass’ as a building material is ‘curtain glass’

 Clarified that the open space range of 0.38 – 0.75 acres is for 
a Green and not for a Square

54



Responsive Code Changes

 At least 50% of development (by net land area) north of 
Infocom Drive shall be constructed in accordance with 
standards in City’s building code for structures exceeding 5 
stories (regardless of height of structures)

 2400 unit Cap for multifamily (except town homes)

 1 and 2 story multifamily not allowed (except town homes)

 Property Owners Association shall present every 3 years:

 SF of buildings completed

Number of dwelling units

 Photos - compliance with design

Developed property confirmation plan

55
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Implementing Richardson’s TOD Vision



Vicinity Map – C-TOPD 
Tracts 

31.3 Ac. 
54.6 Ac. 



Illustrative Master Plan 

Cl 

~ 
0 z 
:s c.. 

PROJECT DATA (Used for TIA) 
DEVELOPED LAND: 

OFFICE: 

RETAIL: 

MULTIFAMILY: 
RESIDENTIAL: 

ROADWAYS: 

GREENBELTS: 

TOTAL: 

LEGEND 

59.46 ACRES 
1,607,000 SF 

169,300 SF 

1,365 U NITS 
75 LOTS 

5.05 ACRES 
21 .23 ACRES 

8 5.74 ACRES 

~ TOWNHOMEISINGLE FAMILY 

STRUCTURED PARKING 

~OFFICE 

~ MULTIFAMILY 

RETAil/RESTAURANT 

77777J GROUND FLOOR RETAIL WITH 
f////1 RESIDENTIALABOVE 

Good Fulton & Farrell 



Illustrative Master Plan 11 Good Fulton & Farrell 



11 Good Fulton & Farrell 



11 Good Fulton & Farrell 



Appendix A – Regulating Plan 

DOl LEGEND IDD 
PRESIDENT GEORGE BUSH TURNPIKE 

CHARACTER ZONES STREETS - GENERAL 

D TOO Core - 5.9 Acres 
- Solid l ine denotes malldatory sl!eet 

D 
• • • Dash ed line denotes non· mandatory street 

TOO Mixed Use- 5.3 Acres 

STREET TYPES 

D TOO Freeway Hi-Rise - 21.2 Acres 
Street Type "N--D 
TOO Main Street 

Arterial Mixed Use - 13.1 Acres Street Type ·A"--TOO Street Promenade 

D Urban Neighborhood - 7.0 Acres - Street Type "A"-
TOO Station 

Note: Acreages are approximate. - Street Type ·s· -

SPECIAL REQUIREMENTS 
Parkway 

Street Type ·a · -- TOO Trail Connector 

~ Station Platform Frontage - Street Type ·a · -
Par1c Avenue G-1 - Street Type ·a ·-

NOTE; Park Avenue G-2 

For blocks with a minimum height requirement, - Street Type · s·-
a minimum of 10.000 sf of floor area per block TOO Street 
must achieve the minimum height. 

OTHER 

-- Multi-Use Trail 

OPEN SPACE TYPES 

D Non-Mandatory 
Plaza 

D Mandatory Open Space 

APPENDIX A: REGULATING PLAN 
RENNER ROAD Caruth Properties ~ 

Transit Oriented Planned Development 

GFF Planning 

Good Fulton & Farrell 



Appendix A – Regulating Plan 

d 
PRESIDENT GEORGE BUSH TURNPIKE 

11 Good Fulton & Farrell 



Development Character
TOD Core – Local Examples

3636 McKinney Ave.
Dallas, TX

West 7th District
Fort Worth, TX

Shops, Lofts and 
Offices of So7
Fort Worth, TX

Park Lane
Dallas, TX



Development Character

TOD Mixed Use –
Local Examples

Shops, Lofts and Offices of So7
Fort Worth, TX

Austin Square
The Colony, TX

1900 Lofts
Dallas, TX



Development Character

Arterial Mixed Use –
Local Examples

O’Connor Ridge
Specialty Retail Center
Irving, TX

Las Colinas 
Mixed Use
Irving, TX

W Aloft Hotel Las Colinas 
Irving, TX



Development Character

TOD/Freeway Hi-Rise 
–
Local Examples

1717 McKinney
Dallas, TX

Lincoln Legacy One
Plano, TX

The Heights at Park Lane
Dallas, TX



Development Character
Urban Neighborhood –
Local Examples

Greenway Place
Dallas, TX

Austin Square
The Colony, TX

Palisades at Trinity Bluff
Fort Worth, TX



1.)  Need a Cap on Number of Multi-Family Units

2.)  Want Assurances we get Mixed Use Development

3.)  Want Assurances that Construction Quality is First Rate

4.)  Form Based Code is New…..Need Periodic Assessment of 
how it is Working 

Issues/Concerns Expressed by Citizens: 



1.)  Need a Cap on Number of Multi-Family Units

Issues/Concerns Expressed by Citizens: 

Volunteered a Cap of 1,500 Total Multi-Family Units 



2.)  Want Assurances we get Mixed Use Development 

Issues/Concerns Expressed by Citizens: 

● MF NOT Permitted in Arterial Mixed Use 
Character Zone

● Minimum Height of 80 Feet Agreed on 
Several Blocks 

● 53% of Street Frontages on East Tract 
Require Ground Floor Retail



Appendix A – Regulating Plan
Retail Ready Frontage Requirement 

Retail Ready 
Frontage 
Requirement = 
53% of total for
Tract east of U.S. 
75 



Street Types – TOD Main Street 

Location Map 

PRESIDENT GEORGE BUSH TURNPIKE .......,... 
OOTTONIIEt.T~ 

Street Section 

...... -
SIOfWIIU(I P\.ANTINONEA BIKE 

PEOESTRWol REVERSE Nf3LE LANE .........., .......... 
90' RIGHT OF WAY 

TOO Main Street 

Street Type: A 

ROW: 90ft. 

Design Speed: 25MPH 

Parking: Reverse Angle on 
both sides 

Number of Vehicular Lanes: 4 

Number of Bike Lanes: 2 

Curb Radius: 20 ft. 

Walkway Type: Pedestrian Esmt. 

Landscape Type: Street Trees 
between 40ft. & 50 ft. avg. 

...... -

Good Fulton & Farrell 



Street Types – TOD Street Promenade 

Location Map 

PRESIDENT GEORGE BUSH TURNPIKE 

Street Section 

RET AI. 
READY 

0'-10 

BUILD 
TOZON 

10' 

OUTOOOR 
DINING/ 
PlAZA 

8' 5' 

SlDEWAl.K 

PlAN'TIN 
AREA 

PEDESTRIAN EASEMENT 

8' 

PAAALLEL 
PARKING 

TOD Street Promenade 

Street Type: A 

ROW: 38ft. 

Design Speed: 25MPH 

Parking: Parallel parking on both 
sides 

Number of Vehicular Lanes: 2 

Number of Bike Lanes: None 

Curb Radius: 20ft. 

Walkway Type: Pedestrian Esmt. 

Landscape Type: Street Trees 
between 40 ft. & 50 ft. avg. 

11' 11' 8' 5' 8' 0'-10 

DRIVE LANE DRIVE LANE PARALLEL SIOEWAl BUILD 
PARKING TO ZONE 

~!lNG 
AREA 

38' RIGHT OF WAY PEDESTRIAN 
EASEMENT 

Good Fulton & Farrell 



Street Types – TOD Station 

Location Map TOO Station 

Street Type: A 
PRESIDENT GEORGE BUSH TURNPIKE 

PROI'06<0 
COTTON 8ELT EXTENSION ROW: Variable 

TOO STATION Design Speed: 25 MPH 

Street Section 

COTTON BELT/ 
DART STATION PLATFORM 

PLANTING DRIVE LANE 
AREA ONE-WAY 

Parking: Parallel parking on west 
side 

Number of Vehicular Lanes: 2 

Number of Bike Lanes: None 

Curb Radius: 20 ft. 

Walkway Type: Pedestrian Esmt. 

Landscape Type: Street Trees 
between 40 ft. & 50 ft . avg. 

DRIVE LANE PARALLEL SIDEWALK BUILD 
ONE-WAY PARKING TO ZONE 

RETAIL 
READY 

Good Fulton & Farrell 



3.)  Want Assurances that Construction Quality is First Rate 

Issues/Concerns Expressed by Citizens: 

● Minimum Height Forces Concrete or Steel 
Construction Types

● EIFS limited to 15% of any Façade, and 
Only Above 8 Feet in Height 

● Considerable Detail of Design Standards



3.)  Want Assurances that Construction Quality is First Rate 

Issues/Concerns Expressed by Citizens: 



3.)  Want Assurances that Construction Quality is First Rate 

Issues/Concerns Expressed by Citizens: 



3.)  Want Assurances that Construction Quality is First Rate 

Issues/Concerns Expressed by Citizens: 



4.)  Form Based Code is New…..Need Periodic Assessment of 
how it is Working 

Issues/Concerns Expressed by Citizens: 



Requirement for Periodic Review 

60 months after the approval of the first building permit for a 
structure on the property, and at a frequency of each 36 months
thereafter, the City Manager or designee shall convene a meeting
of the owner or owners of all properties within the planned 
development for the purpose of review and assessment of the 
effectiveness of the ordinance in achieving intended development
forms and patterns.  The agenda for this periodic review might 
include assessment of building appearance, quality of 
construction, mix of land uses and traffic conditions.  It is 
intended that these reviews would provide 
an opportunity for the property owners 
and the City of Richardson to determine 
if modifications to the ordinance would 
be mutually beneficial to achieve desired 
results. 



Illustrative Master Plan 11 Good Fulton & Farrell 
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