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1) Project Overview and Summary

PROJECT PURPOSE

The Town of Addison has initiated a review and update
of the current zoning, subdivision, sign, and
landscaping ordinances, which are separate chapters in
Addison’s Code of Ordinances. This project will update
and consolidate these ordinances (called the
“development regulations” in this report) into a new
Unified Development Code (UDC).

Although the development regulations have been
amended many times over the years, they have never -
been comprehensively evaluated or revised, resulting Vitruvian Park
in regulations that are outdated and not well-equipped

to implement the Town’s adopted land use policies. Major amendments like the Urban Center and Belt
Line districts have been added but not effectively integrated into the overall structure, resulting in
repetition, inconsistencies, and a confusing overall organization. As a result, most recent projects have
relied on negotiated agreements that bypass the development regulations altogether, which is often a
sign that a zoning code is not meeting a community’s needs.

PROJECT GOALS

Addison’s new Unified Development Code is intended to support a thriving, resilient, and forward-
thinking community that will remain locally and nationally competitive.

The new Addison UDC will establish an updated list of zoning districts and land uses, set clear minimum
quality standards for new development, and establish efficient procedures under which proposed
development applications are considered. The Addison UDC project demonstrates the Town’s
commitment to the future and will play an integral role in shaping the natural and built environments
over the next generation.

The new UDC will be a more effective tool to help Addison realize several important goals, including:

* Implement the Addison Comprehensive Plan;

*  Simplify and improve the user-friendliness of the development regulations;

* Integrate best planning and zoning practices and current trends from Texas and around the nation;
* Modernize regulations to maintain a high level of quality and private investment;

* Preserve and protect existing neighborhood development;

* Update the menu of zoning districts to encourage high-quality mixed-use and transit-oriented
development projects that complement existing development contexts;

* Promote alternate forms of transportation, including walking, biking, and transit;
* Strengthen standards related to the sustainable built and natural environments; and
* Create development regulations that will meet the current and future needs of the Town.

Another important project objective is to respect, enhance, and leverage existing community assets while
looking to the future, ensuring that Addison continues to be a regional and national leader in its

Addison Unified Development Code
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1) Project Overview and Summary
Project Team and Kick-Off

development approaches. Addison’s long-held culture of excellence has helped set it apart from its peer
communities in North Texas; however, other cities have effectively adapted to current trends and in some
ways are outperforming Addison. Exceptional Class-A office space, a robust restaurant scene, high-quality
development, superior parks and open space, and unique airport access have branded Addison a
desirable place to live, work, and shop. While these community assets have been instrumental in
Addison’s past and current success, it is important to consider how the Town will respond to shifting
demographics, dynamic markets, and evolving consumer preferences.

The demand for compact, mixed-use development with direct access to amenities (like Addison Circle) is
increasing. Both in Texas and around the country, aging baby boomers, young adults, and other affluent
individuals are flocking to areas rich in jobs, entertainment, and culture. This is not only true for large city
centers but also suburban developments emphasizing a mix of residential and commercial developments
with nearby services and amenities. Communities that support a convenient and healthy lifestyle with
well-connected street and sidewalk networks, walkable designs, and a variety of amenities are very
desirable and tend to gain an advantage over other jurisdictions by attracting more businesses and
residents. This, in turn, results in a community with a greater sense of place and an improved quality of
life. The new Addison UDC should act as an incentive to promote economic development and attract
business and industry, while also promoting quality of life and helping to create a healthy community.

Lastly, clear, defined, and consistent development review procedures are critical in helping staff, the
development community, and local officials understand the Town’s expectations for development. This
ensures a higher level of predictability, consistency, and fairness in administering the UDC. Encouraging
creative and private investment through added flexibility and menu-based options is another way to
increase fairness and predictability. Often times, the constraints associated with redevelopment projects
are exacerbated by a rigid “one-size-fits-all” approach, usually resulting in timely and unpredictable
requests for variances, waivers, or negotiated agreements.

PROJECT TEAM AND KICK-OFF

To assist with the creation of a new UDC, Addison has retained a team led by Clarion Associates, a
Denver-based land use consulting firm. The team also includes
James Dougherty, a Texas land-use law attorney, to assist with
Texas legal compliance. The team brings experience and
perspective from working with communities throughout Texas TOWN OF ADDISON

and the nation. COMPREHENSIVE PLAN
2013

The Addison UDC project officially began in early October 2018,
when a series of meetings were held with a local Special Project
Committee and various stakeholder groups. The Special Project
Committee includes residents, attorneys, developers, and
development professionals (architects and engineers) and will
provide focused feedback at key stages throughout the project.
Other stakeholders that were interviewed included Town staff
who administer, work with, and enforce the development
regulations; human service organizations; elected and appointed
officials; local home owners association groups; airport
operations and management staff; chamber of commerce and
economic development staff; and other stakeholders who
participate in the development process (e.g., developers, business owners, and development
professionals such as engineers, architects, and planners).

Addison Unified Development Code
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1) Project Overview and Summary
Report Organization

These meetings solicited feedback from a large cross-section of individuals to analyze the existing
development regulations and to specifically determine:

* How the current development regulations work well;

* How the current development regulations are ineffective or difficult to use;

* Areas of consistency and inconsistency between existing local policies and practices, the adopted

plans, and the existing regulatory language;

* Modifications necessary to streamline the development review process; and

* Necessary changes related to Texas and/or federal law.
In addition to holding in-person interviews, the consulting team also reviewed relevant background
documents including the current Code of Ordinances, the Addison Comprehensive Land Use Plan; the
Addison Master Transportation Plan; the Inwood Road Enhancement Zone Study Report, the Parks Master
Plan, the Economic Development Strategic Plan, and the Addison Circle Special Area Study Comprehensive
Plan Amendment. The team also toured the Town with staff members to observe examples of a variety of
development issues first-hand.

This report is organized into three parts, described below, and will serve as a roadmap for the Addison
UDC project moving forward. All of the information gathered during meetings, analysis, site visits, and
interviews has influenced the discussion in this report. This report is intended to provide a methodical
analysis of the strengths and weaknesses of the current development regulations and to gain consensus
on the general scope and parameters of the issues to be addressed in the drafting of the new UDC.
Recognizing that there are no one-size-fits-all solutions for any community, the recommendations are
tailored to Addison’s goals. In our experience, having a clear roadmap ensures that the remainder of the
process proceeds smoothly and effectively. This report will be presented and discussed with Town
officials at meetings in early 2019.

Following this introductory section, the report includes the following two main sections:

Key Areas to Improve the Land Use Regulations

This section identifies major themes that emerged from Clarion’s review of the Town’s development
regulations and stakeholder feedback. The discussion includes recommendations for how the
development regulations should be improved to best address identified concerns. The recommendations
are organized into the following categories:

* Create a More User-Friendly Code

* Fine-Tune the Zoning Districts

* Reorganize and Strengthen the Use Regulations
* Improve and Tailor the Development Standards
* Streamline Development Review Procedures

* Rewrite the Sign Regulations

A separate appendix includes additional detailed section comments on the current regulations.

Annotated Outline of a New UDC

This section presents an outline showing what a new UDC would look like if the Town elects to move
forward with the recommended actions in this report. It also provides a general framework for the new
unified code structure and describes the scope and content of each article.

Addison Unified Development Code
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1) Project Overview and Summary
Summary of Recommendations

SUMMARY OF RECOMMENDATIONS

The table below summarizes the major recommendations included in Part 2.

Theme Recommendations

Create a More User-Friendly Code

Establish a Clear Organization

Reorganize the development regulations into a Unified Development
Code (UDC) as proposed in the Annotated Outline later in this report.

Add Illustrations and Other Graphics

Include illustrations and other graphics (summary tables, flowcharts,
etc.) throughout new UDC.

Improve the Page Layout

Establish a more attractive and user-friendly page format with:

o Dynamic headers, showing article, section, and subsection on each
page;

o Consistent formatting and location of tables and graphics;
Clear and prominent hierarchy of heading titles (using color and/or
bold fonts); and

o Consistent indentation and nested text.

Define Key Terms and Use Clear .
Language

Fine-Tune the Zoning Districts

Generally .

Consolidate, expand, and update all definitions.

Rewrite code with clear and simple language. Remove duplication and
resolve inconsistences.

Rewrite standards to eliminate vague, subjective language.

Clarify district purpose statements.

Re-organize and reformat content to be more user-friendly.

Extract district-specific development and procedural standards and
relocate them to the appropriate sections addressing that content.
Retain district-specific standards that are working well and consider
applying them more broadly.

Replace district-specific waiver procedures with the “minor
modification” procedure generally applicable to all development.
Make additional district-specific adjustments as shown this report.

Minimum Dwelling Area .

Consider eliminating for all zoning districts.

Mapping the New Districts

Create a simple “conversion” map to be considered with the UDC.
Identify the most appropriate zone classification for parcels that do not
have a simple “one-to-one” conversion (i.e., districts that are proposed
to be consolidated or eliminated).

Key Questions

e How ambitious does the Town want to be in remapping existing zone districts to new districts that better align with

Comprehensive Plan?

e To simplify the zoning map, should the Town explore converting some existing PDs to base zone districts where they
would no longer be necessary under the new UDC, the owner agrees, and no nonconformities would be created?
e In the R-1 zone district, is it more important to retain current dimensional standards or to preserve the existing

neighborhood character?

Addison Unified Development Code
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1) Project Overview and Summary
Summary of Recommendations

Reorganize and Strengthen the Use Regulations

e Develop a consolidated use table.

e (Categorize and define all land uses.

e  Establish a process for unlisted uses.

e Refine the list of land uses by eliminating antiquated uses,
consolidating like uses, and creating new uses.

e Consolidate and update use-specific standards.

e Ensure all districts allow appropriate land uses.

e Diversify housing types by removing barriers that prevent the
development of work force housing. Consider introducing incentives to
encourage work force housing in targeted areas.

Enhance the Use Regulations

e Consolidate and update accessory and temporary use and structure
standards.

e Create new temporary use and structure standards.

Accessory and Temporary Uses and
Structures

Key Questions

e Are there specific land uses that are not currently addressed in the Code of Ordinances that should be as part of this
effort?

e Isthe Town interested in requiring or incentivizing workforce housing?

Improve and Tailor Development Standards

e Review dimensional and development standards to ensure they
Generally, Focus on Infill and accommodate infill and redevelopment projects.
Redevelopment e Introduce additional flexibility by adding optional approaches and
menus wherever possible.

e Consolidate and strengthen access, circulation, and connectivity
standards.
Access and Connectivity e Coordinate standards with other site development standards (parking,
landscaping, grading and drainage, etc.)
e Integrate and clarify minimum sidewalk standards.

e Consolidate and rewrite off-street parking and loading standards.
e Evaluate parking ratios against national standards; consider maximum
requirements in some areas.
Parking e Provide additional tools for flexibility in meeting parking requirements.
e Establish clear and objective standards for shared and valet parking.
e Update parking area design requirements.
e Consider limits on parking location in some areas.

e Calibrate minimum landscape requirements to cater to redevelopment
and infill.
e Coordinate landscape and buffer requirements to maximize efficiency.
e Relocate and enhance fencing standards to include more graphics and
Landscaping, Buffering, Screening, illustrations.
and Tree Protection e Introduce tools to provide more flexibility, especially for infill,
redevelopment, and small sites.
e Consider alternative landscaping standards for airport properties.
e Integrate environmentally friendly standards that help conserve water
and energy, and that improve stormwater quality.

Addison Unified Development Code
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1) Project Overview and Summary
Summary of Recommendations

Improve and Tailor Development Standards (continued)

Building and Site Design

Create town-wide building design standards using successful
development projects and special area districts as a model.
Consider neighborhood protection standards to provide a smooth
transition from low-density residential neighborhoods to larger or
more intense uses.

Consider calibrating the minimum masonry requirement to foster
architectural creativity and to avoid monotonous and uniform
development.

Incorporate alternative building design standards for airport
properties.

Exterior Lighting

Create town-wide exterior lighting design standard to ensure safety for
owners and users of the property.

Grading and Drainage

Key Questions

Consolidate grading and drainage standards and reconcile
inconsistencies.
Consider integrating low-impact development standards.

e |s the community willing to explore alternative building material standards to relax and/or supplement the current

masonry requirement?

e Should the UDC require vehicle, pedestrian, and/or bicycle connections for new development?

e Is the Town willing to explore eliminating parking minimums and introducing parking maximums in some areas or for

specific use types?

e Would the Town consider reducing the minimum landscape requirement if the resulting landscape treatment was

strategically located and of high quality?

Streamline Development Review Procedures

Delegate More Decision-Making
Power to Staff

Delegate greater decision-making authority to professional planning
staff, while complex and significant requests go to a hearing before the
Planning and Zoning Commission and/or City Council.

Establish Common Review
Procedures

Establish standard review procedures for the procedural steps
described above.

Draft application-specific review procedures that reference the new
standard procedures; note any variations and additions particular to
that type of application.

Codify and Update the Site Plan
Review Procedure

Formalize and update the site plan review procedure.

Establish a distinct procedure for major site plan review from minor
site plan review.

Strengthen approval criteria.

Establish Distinct Review Procedures
for the Airport Zone District

Formalize and update the site plan review procedure for development
on airport property.

Consider Introducing a Development
Plat Procedure

Consider introducing a development plat procedure.

Establish Process to Allow Minor
Modifications

Establish a Minor Modification procedure to allow approval of minor
deviations, based on clear criteria.

Create Supporting Documents

Create an administrative manual and technical specifications manual.

Addison Unified Development Code
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1) Project Overview and Summary
Summary of Recommendations

Streamline Development Review Procedures (continued)

e Formalize a two-step PD review process (preliminary and final
approval).

e Reaffirm the essential project characteristics to consider at preliminary
PD plan.

e Revise application submittal requirements.

e Codify the final plan approval procedure, clarifying the role of each
decision-maker in the process.

e  Establish specific criteria for acceptable changes to a preliminary plan.

e  Establish a PD conversion process.

e Require benefits to the community in exchange for PD plan
consideration.

e Consider limiting the qualifying criteria for when PDs are allowed.

e  (Clarify amendment procedures, and what differentiates a “minor”
amendment from a “major” one.

e Draft new approval criteria to guide decision-making.

Reform the Planned Development
Process

Key Questions

e Does Addison want to delegate greater decision-making authority to their professional planning staff for matters that
are not controversial, complex, or significant?

e Should a neighborhood meeting be required prior to the submittal of a major development proposal?

Rewrite the Sign Regulations

e Formalize and update the sign review procedures.

e Consider establishing sign districts.

e  Establish unique sign controls for airport properties.
e Consider added flexibility.

e  Consider allowing electronic signs in select areas.

Reorganize, Simplify, and Update
Sign Regulations

e Remove references to sign types that include or imply a particular
message.

e Remove references to “multi-tenant signs.”

e Make exemptions for flags and decorations more general.

e (Clarify what distinguishes “wall art” and “murals” from “signs” and
“advertising.”

Remove Content-Based Regulation

Key Questions

e Should electronic signage be allowed in specific areas of the Town?

e Moving forward, should Addison maintain the same level of strict sign controls or allow for more flexibility?

e Should permanent and commercial signage regulations be updated to reflect the Supreme Court decision regarding
content neutrality?

Addison Unified Development Code
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2) Key Areas for Improving the Regulations

Six major themes for improving Addison’s current development regulations emerged from the kick-off
interviews and the consulting team’s background review. These themes present an organized way to
discuss the strengths and weaknesses of the current regulations. They include:

* Create a More User-Friendly Code

* Fine-Tune the Zoning Districts

* Reorganize and Strengthen the Use Regulations
* Improve and Tailor the Development Standards
* Streamline Development Review Procedures

* Rewrite the Sign Regulations

Each of these themes is discussed below. Additional detailed comments appear in a supplemental
document that contains a section-by-section review.

Beyond the substantive issues discussed in this report, many stakeholders said they find the development
regulations cumbersome and difficult to understand and use. Issues include an unclear organization,
redundant information, and lack of graphics. Piecemeal amendments over time have made it hard to find
key information. It appears from our discussions that the lack of a well-organized, user-friendly ordinance
has impeded effective communication (both internally between departments and also externally between
Town officials and the public), and perhaps has unnecessarily complicated the overall development
review process.

These challenges are not unusual. Many communities find that, as zoning rules are modified and updated
over time, they become increasingly complicated and more difficult to navigate and understand. The
recommendations below are intended to make the UDC more user-friendly, which should help improve
the efficiency of the review process and overall effectiveness of the UDC.

Establish a Clear Organization

The zoning, subdivision, landscaping, and sign ordinances should be updated and consolidated in a more
organized, user-friendly manner. Similar information should be grouped to reduce repetition. The
proposed new organization of the UDC is discussed in detail in the Annotated Outline in Part 3 of this
report.

Recommendation

Reorganize the development regulations into a Unified Development Code (UDC) as proposed in the Annotated
Outline in Part 3 of this report.

Add lllustrations and Other Graphics

lllustrations, flowcharts, and tables should be used frequently throughout the new UDC to explain
standards and to summarize detailed information. Sample graphics from other codes prepared by Clarion
are shown on the following page. They are included here to illustrate a small range of possible formats.
Each community is unique in how they choose to illustrate a code (freehand versus software, heavy detail
versus light detail, etc.). We will work with staff during the drafting process to select a style that works
best for Addison.

Addison Unified Development Code
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(b) Building Locations in Multi-Building Developments

Multi-building developments with three or more buildings shall be arranged and grouped
using one or more of the following techniques:

(i) Frame the corner of an adjacent street intersection or entry point to the development;
or

(ii) On sites of 15 acres or more, frame and enclose a “main street” pedestrian and/or
vehicle access corridor within the development; or

(iii) Frame and enclose parking areas on at least two sides; or

(iv) Frame and enclose outdoor dining and/or outdoor gathering spaces between buildings.

Figure 10- 4.7-1: Multi-Building Developments

This diagram depicts building orientation standards for multi-building developments. The labels (i through iv) help illustrate
specific standards in the code related to addressing street frontages, pedestrian and vehicle access, parking location, and
outdoor dining/gathering space.

This illustration shows the desired scale and
character of a mixed-use downtown zoning i
district.

Lot Standards
Width (minimum) 145 feet
Area (minimum) 35,000 sq. ft.
Density (maximum for new
subdivisions) [1] Loyacre
Setbacks (minimum)
Front 40 feet
Side 20 feet
Rear 40 feet
Height
Building height See 2.24.E
Impervious Coverage (maximum)
Building coverage 15 percent
Total coverage 40 percent

This graphic illustrates some of the basic dimensional requirements for a single-family zoning district. Labels (A through D)
correlate to a dimensional table that identifies setbacks, height, and lot requirements.

Graphics like these help users identify
which sign types are permitted. This
graphic can also be customized to
identify specific sign standards, such as
area, height, placement, etc.

Addison Unified Development Code
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Recommendation

Include illustrations and other graphics (summary tables, flowcharts, etc.) throughout new UDC.

Improve the Page Layout

The current development regulations are only available via an online platform (Municode). While it is
common for communities to contract with an online publishing service, the constraints of the online
platform can sometimes make it difficult to identify how a specific provision fits in with the overall
document hierarchy. These platforms often times overly simplify formatting and may also degrade
graphic quality. Beyond the platform issues, Addison’s current development regulations have been
assembled over many years by different authors, resulting in inconsistent formatting. The most
noticeable example is the Belt Line District, which is organized and looks substantially different than the
rest of the content in the Code of Ordinances.

In addition to an online version of the code, most planning offices also retain an editable and formatted
digital version, usually as a Microsoft Word or PDF file. Addison currently relies solely on the online
version, which poses challenges with printing, image resolution, and formatting. The formatted digital
version allows for enhanced formatting and presents information in a more user-friendly format,
enhancing the reader’s ability to understand the context for specific provisions. The Word/PDF version
also allows staff to keep an internal record of any proposed edits and revisions to the document.

The new UDC will feature a new document layout with dynamic headers (that automatically update)
showing section references for that page, footers, page numbers, and illustrations with captions. The
following graphic compares the current Code of Ordinances to an improved layout from another code
Clarion has drafted.

Addison Unified Development Code
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A typical page from the Addison Code of Ordinances (when downloaded from the online version) is shown on the left.
Compare this to the sample page layout at the right, which illustrates how headers, text, graphics, and use of page numbers
help to modernize a code and make it more user-friendly.

Recommendations:

Establish a more attractive and user-friendly page format with:
e Dynamic headers, showing article, section, and subsection on each page;
e Consistent formatting and location of tables and graphics;
e Clear and prominent hierarchy of heading titles (using color and/or bold fonts); and
e Consistent indentation and nested text.

Define Key Terms and Use Clear Language

The use of clear and precise language is just as important as document organization and format. There
are several opportunities to improve definitions in the new UDC. Currently, definitions are in multiple
locations in Addison’s regulations. Many key terms such as “drive-through” and “outside storage” are
undefined. In the new UDC, all key terms should be defined, while inconsistent or obsolete definitions
should be removed. Definitions for terms limited by state or federal law should also be reconciled (e.g.,
housing for disabled persons, school facilities, manufactured housing, etc.), to ensure they do not conflict
with state or federal regulation. Regulations should be relocated outside of definitions into the main body
of the UDC.

Also, all text should be reviewed and rewritten as necessary to provide greater clarity. When carrying
forward any language, we will identify and remove “legalese” and replace jargon with plain language. We
heard from stakeholders that subjective language in the current ordinances create uncertainty and delay
by requiring negotiation (e.g., on design-related issues) with staff and with various reviewing entities. For
example, the term “character” is used often; projects should not “substantially detract from the character
of the area,” and decisions are made based on “whether the plan preserves the character of the area.”

Addison Unified Development Code
Development Regulations Assessment — March 2019 11



2) Key Areas for Improving the Regulations
Create a More User-Friendly Code

Staff, decision makers, developers, and community members could all interpret that term differently.
Another common term with similar issues is “compatible.”

Generally, the code should provide greater certainty by avoiding the use of purely subjective language,
disconnected from any measurable criteria. The new UDC, and particularly the new development
standards, should use clear, objective language, that presents a win-win opportunity for both the
community and developers. It is important to note that increased flexibility can also be achieved through
clear and objective development standards. For example, the Town can establish both a minimum and a
maximum off-street parking requirement, allowing the developer to decide how many parking spaces will
be provided. Projects near public transit facilities or those with age-restricted dwelling units may be
allowed to reduce the minimum number of parking spaces required by a fixed percentage. Clearly stating
the Town’s standards up-front can save time and money, as expectations are set in the beginning of the
development process and the need for lengthy negotiations regarding design standards is removed.

In addition, there are many current examples of duplication and internal inconsistency. One example is
the visibility triangle requirements, which are described differently in multiple locations. Conflicting
provisions should be reconciled by consolidating all related standards into one part of the UDC and
crafting just one definition. (The current Addison Code of Ordinances defines “visibility triangle” in four
locations; each different from the other).

Recommendations:

e Consolidate, expand, and update all definitions.
e Rewrite code with clear and simple language. Remove duplication and resolve inconsistences.
e Rewrite standards to eliminate vague, subjective language.

Addison Unified Development Code
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FINE-TUNE THE ZONING DISTRICTS

The foundation of any zoning ordinance is the collection of zoning districts into which the community is
divided, and the land uses allowed within those districts. The current Addison zoning ordinance has 16
established base zoning districts, listed in the following table (along with the number and percentage of
parcels in each district).

District District Name Number of Percent of Total
Abbreviation Parcels Parcels

R-1 Single-Family Dwelling District 21 0.8%
R-2 Single-Family Dwelling District - 0.0%
R-3 Single-Family Dwelling District - 0.0%
R-16 Single-Family Dwelling District 56 2.2%
MXR Mixed-Use Residential 574 22.5%
A Apartment Dwelling District 6 0.2%
LR Local Retail District 76 3.0%
Cc-1 Commercial-1 District 72 2.8%
c-2 Commercial-2 District 11 0.4%
BL Belt Line District 78 3.1%
I-1 Industrial-1 District 115 4.5%
I-2 Industrial-2 District 4 0.2%
I-3 Industrial-3 District 122 4.8%
uc Urban Center District 78 3.1%
p Open Space 47 1.8%
PD Planned Development District 1,288 50.5%
PO TH Founhone/Condomint s 02%
PD-CC Planned .D(.avelopment - 1 0.0%

Condominium Conversions
Total 2,553 100.0%

In evaluating and updating these districts for the new UDC, it will be important to ensure that the revised
lineup of districts is appropriate to meet the needs of Addison
now and in the future. However, this section’s title refers to
“fine-tuning” the districts because substantial changes to Key Question

existing zoning are not contemplated at this time. Rather, the How ambitious does the
district lineup should be cleaned up by removing unnecessary T e
districts and making any necessary adjustments to current remapping existing zone
district standards. Also, some new districts may be introduced districts to new districts
even if they are not immediately applied to the zoning map. that better align with

The goal is to broaden Addison’s zoning toolbox, so that more
types of projects may be built by-right and fewer projects
need to opt for PDs, and so that additional district options are
available for future use as the Town updates its Comprehensive Plan and completes other area-specific
planning efforts.

Comprehensive Plan?

Addison Unified Development Code
Development Regulations Assessment — March 2019 13



2) Key Areas for Improving the Regulations
Fine-Tune the Zoning Districts

Addison’s updated districts should also encourage high-quality infill and redevelopment while protecting
Addison’s stable neighborhoods, rather than promoting greenfield development patterns; this topic is
discussed later in this report in the Development Standards theme discussion.

The following sections discuss Addison’s current zoning districts in light of the following questions:

* Istheintent of each district clear and does the district name match the intent?

* Isthe district currently used? If not, is it unnecessary or obsolete?

* Are any districts so similar in purpose and standards that they overlap and could be consolidated?

* Are new districts needed to accommodate development patterns that are hard to achieve with
existing districts?

* Are the dimensional standards for each district (setbacks, density, and height) appropriately
tailored to the purpose of the district?

Planned Development Districts (PDs)

There are three distinct PD districts in Addison: the standard “planned development” district (PD); the
“planned development, townhouse/condominium” district (PD-TH); and the “planned development,
condominium conversions district (PD-CC). As indicated in the table above, more than half of the Town’s
parcels are regulated by PDs. The large number of PDs in Addison has led to challenges in administering
Addison’s overall zoning system. PDs are negotiated for a specific area, establishing development
standards that would not otherwise apply to adjacent
properties without similar approvals. This results in a lack of
predictability that a consistent level of development quality Key Question
will be applied broadly throughout the town. Additionally, PDs
are usually intended to produce a specific development
product at initial build-out, and are generally not designed to
address redevelopment (which may occur when the Town’s
planning goals and market demands have changed). As a districts where they would
result, the Town must spend time amending adopted PD no longer be necessary
provisions to allow reasonable redevelopment over time. For under the new UDC, the
these and other reasons, many communities seek to reduce
the need for PDs (though not removing them entirely).
Further discussion on reducing the use of PDs is provided on
page 42 of this report.

To simplify the zoning
map, should the Town
explore converting some
existing PDs to base zone

owner agrees, and no
nonconformities would be
created?

PD-TH - Planned Development, Townhouse/Condominium

This district was created to specifically address the introduction of townhouses and condominium
housing categories in Addison. There were no clear standards for these housing types at the time, and
rather than introducing a new base district, or amending an existing base district to allow such uses, the
Town elected to adopt this PD tool. Other zoning tools have since been adopted by the Town that allow
townhouse and condominium development, thereby eliminating the need for this specific PD-TH district.
Additionally, Sec. 82.006 of the Texas Property Code restricts local regulation of condominiums, stating
that local condo regulations may not be different from regulations of “physically identical development”
(e.g. apartments). We recommend that this district be either eliminated or carried forward as a legacy
district. Our preferred approach is to rezone these properties to one of the base zoning districts in the
new UDC; however, until the detailed standards are drafted for those districts, it is difficult to know if
doing so would make current PD-TH properties nonconforming. If one of the proposed base districts does
not accommodate these properties, we recommend the current PD-TH district be carried forward in an
appendix to the UDC as a legacy district (i.e., an obsolete district that is carried forward, but that cannot
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be used in future rezonings).

PD-CC - Planned Development, Condominium Conversions

This district was established with the intent of converting apartment units into individually owned
dwelling condominium units. Only one property has been rezoned to PD-CC, the Bent Tree Oaks
Apartment project on the northeast corner of Addison Road and Westgrove Drive; however, the units
were never converted to condominiums. Due to the unlikelihood that future apartment conversions will
take place, staff has recommended this district be eliminated. If eliminated, the Bent Tree Oaks
Apartment project would be rezoned back to the A zone district.

Residential Districts

R-1 - Single-Family Dwelling District

We propose carrying this district forward largely intact. This district has been the default designation for
parcels that are annexed into the Town, and as a result, not all of the parcels in this district are
residential. There are a few nonresidential parcels in the R-1 zone owned by institutional facilities. While
it is common for schools to be included in residential zone districts (because they are often in single-
family neighborhoods), some communities prefer to establish a separate “community facilities” zone
district for public and civic uses (i.e., libraries, religious buildings, schools, police and fire stations, etc.).

The remaining 17 parcels in this category have a single-family residential land use and are located along
Lake Forest Drive. This neighborhood is characterized by large homes on large lots. If preserving the
established large-lot character of this neighborhood is desired, we recommend revising the lot
dimensional standards to better reflect the existing built condition, as summarized below.

Dimensional Existing Built Condition Recommended
Current Standard .
Standard (approximate) Standard
Lot area (minimum) 12,000 sqft 26,900 sqgft — 86,750 sqft 25,000 sqgft
Lot width (minimum) 80 feet 90 feet — 280 feet 80 feet
Lot depth (feet) 120 feet 300 feet 250 feet

In addition to the revised dimensional standards above, we recommend that “flag lots” not be allowed in
this zone district to prevent future lot splits that may alter the character of the area. Adjusting the lot
dimensional standards may prohibit the subdivision of existing
lots that may be allowed under current standard, but as Key Question
stated previously, if preserving the existing built condition is
desired we recommend these changes be made. We also
recommend eliminating the current minimum dwelling area
requirement of 4,000 square feet. Modern codes typically do
not regulate the minimum size of single-family dwellings. If
necessary, other tools could be explored to ensure that new
infill dwellings are compatible with the existing neighborhood
character.

In the R-1 zone district, is it
more important to retain

current dimensional
standards or to preserve
the existing neighborhood
character?

R-2 and R-3 - Single-Family Dwelling Districts
These zone districts are currently not applied to the zoning map. The Comprehensive Plan indicates that

future single-family development is not desired in Addison; therefore, we propose these districts be
eliminated from the UDC.
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R-16 - Single-Family Dwelling District

We propose carrying this district forward largely intact and renaming it to “R-2 Residential Large Lot” to
ensure consistency with district names and to reflect its large lot character. The 56 parcels included in this
zone category primarily front on Bellbrook Drive, Havenshire Place, and Hampton Court. The current
dimensional standards in the code fit the built condition and do not need further refinement. Similar to
the R-1 zone district, we recommend eliminating the current minimum dwelling area requirement of
1,000 square feet. Modern codes typically do not regulate the minimum size of single-family dwellings.

A - Apartment Dwelling District

This district currently regulates garden-style apartment development. The Comprehensive Plan indicates
that future garden-style apartment development is not desired in Addison. The six parcels in this zone
category are consolidated in the area along Ledgemont Lane (Bent Tree Trails Apartments, Fountains of
Bent Tree Apartments, Bent Tree Fountains Townhomes, and Bent Tree Brook Apartments).

Careful consideration should be made when determining the future zoning district designation for these
properties. One option would be to rezone them to another district, such as one of the new mixed-use
zones or a higher-density residential zone. This approach would make these properties non-conforming.
Another option is to retain the A district as a legacy zoning district. The current lot and building standards
and allowable uses would be carried forward in an appendix to the new UDC, and no new
nonconformities would be created. However, no future rezoning would be allowed to the A zone district.

MXR — Mixed-Use Residential

The 574 parcels in this category were part of a larger master plan community and are concentrated in the
Les Lacs area. While the path of least resistance would be to keep this district intact, we propose carrying
forward the substance of the three current sub-districts as three new base zone districts (R-3 low-density,
R-4 medium-density, and R-5 high-density) that could potentially have applicability beyond the bounds of
the current MXR. The organization and format of the three new base districts should be revised to better
integrate with other parts of the new code.

The new UDC will also consolidate all regulatory standards for the MXR district (versus the current
appendix). The current sub-district boundaries are also identified outside of the code in the 1991
comprehensive plan land use map. The current sub-district boundaries will be mapped as the new
boundaries of the proposed R-3, R-4, and R-5 zone districts. Some of the specific development standards
and review procedures that are working well may be relocated and made generally applicable to one or
more districts in the UDC.

To ensure predictability and fairness, we recommend that the design standard waiver procedure be
eliminated from the MXR district standards and replaced with a “minor modification” tool that would be
generally applicable to all development. The minor modification tool is described later in this report.

Nonresidential Districts
LR — Local Retail District

The current code lacks a purpose statement for this district, making it difficult to determine the LR zone
district’s intended purpose and where it is most appropriate in Addison. The district’s dimensional and
design standards cater to suburban-style commercial corridor development patterns. For example, a
minimum 25 foot front yard setback is required from any street frontage, which pushes buildings away
from the street and caters to a more auto-oriented development pattern. This particular standard does
not support the vision of creating a more pedestrian-friendly and urbanized Addison, which we heard
support for in many interviews.
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The 76 parcels in this zone category are dispersed throughout the Town’s nonresidential areas and do not
appear to have a consistent land use or building typology. For example, six parcels in this category at the
north end of the city along the Dallas North Tollway are large office uses. Several parcels along Belt Line
Road are more suburban in nature (i.e., larger building setbacks, vehicle parking in front of the principal
building, and relatively low density on large lots). Eight parcels on the west side of Inwood Drive are also
in this zone category and appear to be dated and vacant commercial strip centers looking for new life.

We have outlined three options for how the LR zone district can be addressed in the new UDO:

Option 1: Carry forward and rename to CL (Commercial Limited)

If Addison desires to maintain a suburban corridor commercial district, we recommend this
district be carried forward largely intact, but renamed to “commercial limited.” This would
likely produce suburban-style development forms like exists in these areas today (i.e., large
building setbacks, prominent parking, etc.). This option takes a light touch in improving
what is currently on the books today, but would not alter the overall character of the
current LR zone district.

Option 2: Eliminate and replace with one or more new mixed-use district(s).

If Addison desires to move away from the suburban development pattern to embrace more
urban development patterns (buildings addressing street, enhanced pedestrian amenities,
etc.), then we recommend the LR district be eliminated and replaced with one of the new
mixed-use zone districts derived from the UC or Belt Line sub-districts. This approach would
require the Town to rezone parcels in the current LR zone district to one of the new mixed-
use zone districts during the zoning map conversion process. Some nonconformities may
be created with this option, but any future development would be subject to the updated
standards in the UDC that actively promote the goals and objectives in the Comprehensive
Plan.

Option 3: Carry forward in appendix as a legacy district, not in main UDC.

This option carries forward the LR district as a legacy district and relocates the current LR
standards to an appendix of the UDC. Any parcels in the LR district would remain in the LR
district, and the current standards would be carried forward unchanged, thus, eliminating
the creation of nonconformities. Any future rezonings to LR would not be available. This
option is the most conservative of the three and would require an “opt-in” approach from
property owners or would require the Town to initiate rezonings. In other words, until LR
properties are rezoned to one of the new zone districts, the current development
standards would apply to both existing and new development.

C-1 Commercial Districts

Similar to the LR zone district, the C-1 district caters to a suburban-style development pattern and
generally does not support the vision of creating a more pedestrian-friendly and urbanized Addison. Like
the LR zone district, if Addison wishes to move away from suburban-style development, we recommend
this district be eliminated and replaced with one of the UC or Belt Line sub-districts. Otherwise, the
district should be carried forward and renamed “commercial general” or be carried forward as a legacy
district in an appendix to the UDC.

C-2 Commercial District

We recommend that the Town consider consolidating this district with the I-1 and |-2 zoning districts. The
C-2 district allows more intensive, industrial-type uses that are not permitted in C-1: ambulance service,
car wash, bus/truck terminal, commercial laundry plant, dyeing plant, machine shop, paint shop, pawn
shop, tire store, and sexually oriented businesses. The inherently light industrial nature of this zone
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district is reinforced when examining the existing parcels included in this category, specifically along
Bellwood Parkway. Several of the existing buildings in this area are warehouse/flex space and are typically
associated with a light industrial district.

An important consideration in consolidating the C-2 with the I-1 and |-2 zone districts is how sexually
oriented businesses will be addressed moving forward. The current code only allows sexually oriented
businesses in the C-2 zone, with minimum separation requirements limiting their placement within 1,000
feet of any churches, schools, residential districts, lots devoted to residential uses, and parks. Most
communities allow sexually oriented businesses as a conditional use in a zone district where other intense
commercial or industrial actives take place (i.e., away from residences and areas where compatibility will
be of concern). The treatment of sexually oriented businesses should consider Chapter 243 of the Texas
Local Government Code (TLGC); specifically related to the location, licensing, and/or permitting
requirements for such uses.

I-1 — Industrial District

We propose the I-1 zone district category be consolidated with the current C-2 and -2 zone districts to
create a true light industrial/flex space zone in Addison. Similar to the LR zone district, the 115 parcels in
the I-1 zone include a wide range of building types, ranging from office buildings to manufacturing
facilities. The majority of parcels in the I-1 zone are west of the airport, along Arapahoe Drive west of
Inwood, and along South Inwood Drive.

The code differentiates the I-1 zone district from the C-1 and C-2 zone districts by allowing legal
manufacturing and industrial plant operations, in addition to all uses allowed in C-1 and C-2 (except for
sexually oriented businesses and pawn shops). Auto sales is currently an allowed use in the I-1 zone
district, but not in the C-2 zone district. It may be necessary to introduce use-specific standards for auto
sales to help mitigate any potentially negative impacts that may arise if these two zone districts are
consolidated (i.e., the outdoor display of vehicles for sale is prohibited — only indoor showrooms would be
allowed). The dimensional standards for the three districts match those in the LR zone. One unique
standard in the I-1 zone is the masonry requirement, which is stricter than other zoning categories.
Buildings in the I-1 zone are required to have 100 percent of exterior walls of masonry construction (not
80 percent like elsewhere). We recommend carrying forward a more relaxed building masonry
requirement similar to what is currently required in the 1-2 zone district — masonry on facades facing a
dedicated street and then 20 feet back from that fagade. The I-1 zone district also allows outdoor storage,
provided that it is adequately screened.

I1-2 — Industrial District

The current zone map identifies four parcels zoned I-2 (along Lindbergh Dr). The general standards for the
I-1 and I-2 zone districts are nearly identical, with the only major differences being the masonry
requirement (described above). Provided that Addison is largely built out and that the likelihood of new
industrial projects coming to the town are low, we recommend consolidating C-2, I-1, and I-2 as noted
above.

I1-3 — Industrial District

We propose carrying this district forward with a new name (such as “Airport”) to emphasize its focus on
the airfield. The 122 parcels included in this category are located on airport property or are immediately
adjacent to the airport. The district standards are identical to those for the I-2 and I-3 districts, except
that “airport” is an allowed use. Given the unique challenges associated with development in and around
an airport, we recommend that a new suite of design and development regulations tailored to the airport
context be introduced to address development quality, scale, and design. These regulations will help
balance design with the economic realities of airport development, to ensure that airport development
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contribute to the overall quality and aesthetics of the community without making it unfeasible.

UC - Urban Center

The 78 parcels in the UC zone district make up
Addison Circle, which is considered a great success
based on stakeholder feedback. Given its success, the
Town would like to expand Addison Circle to the
north and south. We propose carrying the substance
of this district forward, but in two different mixed-use
zone districts that align with the current sub-districts
(residential and commercial). We think the
foundation and design principals are sound, but that
these principals can be extracted into mixed-use
districts that can be applied more broadly in other
areas where similar urban development is desired.

Addison Circle

The district also requires substantial organizational

and formatting improvements to improve user-friendliness and integrate it with the rest of the zoning
ordinance. Currently, it reads more like a PD (i.e., unique development standards, standards can be
negotiated, distinct review and approval procedures, etc.). Similar to the MXR district, there are several
specific development standards that only apply in the UC district that may be good candidates for more
broad (possibly town-wide) application (e.g., open space requirements, parking standards, maximum
block length, site access, building materials, landscaping, screening, and general procedural
requirements).

Another challenge with the current standards is that the sub-district categories are not represented on
the zoning map, making it difficult to determine which set of sub-district standards apply to a particular
property. The current code refers readers to a sub-district map included in the comprehensive plan, but
the reference is to the old comprehensive plan and has not been included in the newly adopted
comprehensive plan. By converting the sub-districts to base districts, these properties would be easily
identified on the zoning map.

To ensure predictability and fairness, we recommend that the design standard waiver procedure be
eliminated from the UC district and replaced with a “minor modification” tool (described later in this
report) that would be generally applicable to all development.

Belt Line District

The initial intent of establishing the Belt Line district was to introduce new residential uses and densities
and to help catalyze development along Belt Line Road. While this district has only been applied to the
zoning map for Asbury Circle Townhomes, it has been used as a reference and foundation for planned
development projects, including Addison Grove. We recommend that the substance of the Belt Line
district be carried forward, but restructured as one or more mixed-use districts that capture the purpose
and intent of the four current sub-districts (Les Lacs Village, Dining District, Epicurean District, and
Addison Village). Converting these sub-districts into one or more base districts will enable broader
application of these districts in other areas of the town and will help simplify a complex regulatory tool.

One challenge with the current Belt Line district is the illegible sub-district map included in the code. Like
the UC district, converting the sub-districts to base districts will help clarify which standards apply to
specific properties. Similarly, the current standards are not well integrated with the rest of the zoning
ordinance and read like a stand-alone zoning ordinance, with unique development standards, definitions,
and approval procedures. We recommend extracting those standards to the new sections in the UDC that
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address similar content.

Similar to the UC and MXR zone districts, we recommend that the design standard waiver procedure be
eliminated and replaced with a generally applicable “minor modification” tool described later in this
report.

Recommendations:

e Clarify district purpose statements.

e Re-organize and reformat content to be more user-friendly.

e  Extract district-specific development and procedural standards and relocate them to the appropriate
sections addressing that content.

e Retain district-specific standards that are working well and consider applying them more broadly.

e Replace district-specific waiver procedures with the “minor modification” procedure generally applicable
to all development.

e Consider eliminating the minimum dwelling area requirements.

e Make additional district-specific adjustments as shown in the summary table below.

Overlay Districts

Airport Overlay Zone

We recommend the Town create a new airport overlay zone district to establish area-specific height,
noise, and use standards for properties that are immediately affected by their proximity to the airport.
The overlay district tool acts as an additional layer of regulation that would inform specific development
standards for properties that are within its boundary. For example, it is common for airport overlay
districts to prohibit specific land uses within runway approach zones (residential uses, schools, hospitals,
etc.) due to increased noise levels, and to limit the height of structures to avoid creating airport hazards.
Some communities also require alternate building
construction techniques within airport overlay
districts to reduce noise concerns (i.e., thicker
exterior walls, sound absorbing building materials,
double-glazed window assemblies, solid core doors,
etc.). The standards regulating the new airport
overlay zone district will consider the enabling
authority granted by the state in Chapter 241 of the
Local Government Code, and any recommendations
and findings in the Addison Circle Special Area Study
and any other applicable policies that guide development in and near the airport.

Addison Airport

Mapping the New Districts

The new lineup of zoning districts in Addison will require a revised zoning map that reflects the various
district updates included in the new UDC discussed above. For example, if the C-2, |-1, and I-2 districts are
consolidated as proposed, each property currently designated C-2, I-1, and I|-2 would need to be
converted to the new consolidated district on the new zoning map. The new map should be adopted at
the same time as the new UDC.

In most cases, individual parcels will likely require only a simple “one-to-one” conversion (e.g., properties
currently zoned “I-3” are re-mapped to “airport” to reflect the new naming convention). In some cases,
however, Town staff may need to conduct additional research to verify the appropriate conversion based
on existing land uses or other factors.
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In addition to converting existing zoning districts to the appropriate renamed or consolidated district, the
Town may also consider applying some of the new zoning districts established in the new UDC. For
example, some properties currently zoned LR may be better suited to be rezoned into one of the mixed-
use districts extrapolated from the current Belt Line or Urban Center sub-districts. To apply a new district,
and any associated standards, a rezoning of an existing property would have to be approved.
Communities often wait until after a code is adopted to consider either legislative rezoning (large areas of
the Town at one time) or rezoning individual properties.

Recommendations:

e Create asimple “conversion” map to be considered with the UDC.
e |dentify the most appropriate zone classification for parcels that do not have a simple “one-to-one”
conversion (i.e., districts that are proposed to be consolidated or eliminated).

Summary Table of Proposed Zoning Districts

The following table shows how each of the current zoning districts would translate to the new lineup of
zoning districts if all of the recommendations are implemented. The far-right column indicates the
required mapping needs to convert the current lineup of zoning districts into the proposed lineup.
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Current District Proposed District

Comments

Mapping Change

Residential Districts

R-1 - Single-Family Dwelling R-1 - Residential Estate
R-2 — Single-Family Dwelling --

R-3 —Single Family Dwelling --

R-16 — Single-Family Dwelling R-2 — Residential Large Lot

Low-Density R-3 — Residential Low-Density
MXR — Mixed-
Use Medium-Density R-4 — Residential Medium-Density
Residential

High-Density R-5 — Residential High-Density

A — Apartment Dwelling -

Mixed-Use Districts

Update lot dimensional standards to
better reflect existing built condition.

Do not carry forward because the district
has never been applied.

Do not carry forward because the district
has never been applied.

Carry forward but rename to be establish
hierarchy in residential district line-up
(large lot to small lot)

Extract the MXR sub-district standards
and establish three new base districts.
Rename to reflect their true intent.

Carry forward in appendix as a legacy
district, not in main UDC.

No change.
No change.

No change.

Properties would be renamed to R-2.

Remap properties from the MXR district
to the new corresponding base-district
(dependent on their current sub-district
designation).

Retain as a legacy district. Town would
initiate future rezoning to implement the
Comprehensive Plan.

Without comparing in detail how these sub-districts are different from one another, it’s

difficult to know exactly how they would translate into a new line up of mixed-use

districts. It might make sense to extract them one-for-one or it may only result in two

Residential
UC — Urban
Center .

Commercial

Les Lacs Village

Dining District I

or three new districts.

BL — Belt Line

Epicurean District

Addison Village

Addison Unified Development Code
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Remap properties from the UC district to
the new corresponding base-district
(dependent on their current sub-district
designation).

Remap properties from the UC district to
the new corresponding base-district
(dependent on their current sub-district
designation).



Summary Table of Proposed Zoning Districts (continued)

Current District ‘ Proposed District Comments Mapping Change

Non-Residential Districts

Carry forward but rename to commercial .
Y Properties would be renamed to CL.

Option 1 CL - Commercial Limited limited.
Eliminate and replace with one or more Properties would be rezoned to one or
Option 2 - new mixed-use district(s). more of the new mixed-use districts.

LR — Local Retail

Retain as a legacy district. The Town or

Carry forward in appendix as a legac .
y PP gacy property owner would initiate future

Option 3 - district. : :
P rezoning to implement the
Comprehensive Plan.
) . Carry forward but rename to commercial Properties would be renamed to CG.
Option 1 CG — Commercial General Y P
general.
) Eliminate and replace with one or more Properties would be rezoned to one or
C-1- Option 2 - . L . o
) new mixed-use district(s). more of the new mixed-use districts.
Commercial-1 i o~
District Retain as a legacy district. The Town or
Obtion 3 _ Carry forward in appendix as a legacy property owner would initiate future
P district. rezoning to implement the

Comprehensive Plan.
C-2 — Commercial-2 District
Properties in these categories would be
renamed to IN to reflect the
consolidation.

Consolidate the C-2, I-1, and I-2 districts

I-1 — Industrial-1 District LI — Light Industrial ) . )
and rename it to light industrial.

I-2 — Industrial-2 District

I-3 — Industrial-3 District A—Airport Carry forward but rename to airport. Properties would be renamed to A.
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Summary Table of Proposed Zoning Districts (continued)

Current District

Other Districts

Proposed District

Comments

Mapping Change

P — Open Space

PD —standard

Option 1
PD-TH -
Townhouse
PD —Planned / Condo .
Development Option 2

PD-CC — Condominium
Conversions

Addison Unified Development Code

PO — Parks and Open Space

CF — Community Facilities

PD - Planned Development

Development Regulations Assessment — March 2019

Carry forward but rename to parks and
open space.

New district intended to accommodate
community uses such as schools (public
and private), libraries, city buildings,
public safety facilities, etc.

Carry forward.

Eliminate and replace with one or more
new mixed-use district(s).

Carry forward in appendix as a legacy
district.

Do not carry forward because even
though it was applied to the map,
apartment units were never converted to
owned dwelling units.

Properties would be renamed to PO.

No immediate change. District could be
applied through future rezoning efforts.

No change.

Properties would be rezoned to one or
more of the new base zone districts.

Retain as a legacy district. The Town or
property owner would initiate future
rezoning to implement the
Comprehensive Plan.

Properties would be zoned back to the A
district.
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Beyond the lineup of districts, the various land uses allowed within each district are an important element
of any zoning ordinance. Sample land uses include “single-family residential,” “general retail,” and “bed
and breakfast.” Even contemporary form-based codes that attempt to prioritize physical design over use
still define and regulate land uses to some extent. The Addison UDC project provides an opportunity to
revisit the way Addison defines, categories, and regulates various land uses. This section recommends
several improvements for the Town’s consideration.

Develop a Consolidated Use Table

The current regulations identify each allowable use in every district in numbered lists, resulting in
repetitious and inconsistent land uses. For example, the C-1 district lists 45 individual permitted uses. The
uses are listed alphabetically and not grouped by type, so unrelated uses appear one after another (e.g.,
meat market, medical and dental offices, mortuary, and novelty or variety store). This makes for a lengthy
document and also makes it difficult to compare allowed uses across districts.

We recommend creating a summary table of allowed uses such as the sample table (excerpt) from
another community shown below. This format allows quick comparison of the allowable uses in each
zoning district, and eliminates the potential for inconsistencies as uses are updated. A master use table
can also consolidate information on accessory and temporary uses, as well as use-specific standards
(shown in the right column in this example). Some communities also integrate the minimum required
parking spaces for each specific use type in the table of allowed uses, rather than having a separate
parking requirements table elsewhere in the document.

Table 4.2-1: Allowed Uses - Town of Carbondale Residentlal Commercial Other Non-
P = permitted use S = special use Districts and M'x‘fd- Re§|d¢?ntlal
C = conditional use Blank cell = prohibited use Use Districts Districts
» 2212210 |Q % = | _ Use-Specific
Use Category Use Type ° ;—UI E g g 3 2 8 e R Standards

RESIDENTIAL USES

Household Living

Dwelling, duplex P|P
Dwelling, live/work clc|Cc|P|C|P|P 432A
Dwelling, manufactured/factory-built home or
modular structure (IBC or IRC homes, not HUD) PP PP € 432F
Dwelling, multi-family c|C|P|S|P|P 43.2B
Dwelling, single-family attached C|P c 43.2C
Dwelling, single-family detached PIP|P|P|P 432D
Mobile home park S| S

Group Living Adult day care clclc|rlP|P]|P
Assisted living facility S|s|P|S]|S]|S
Group home c|jcjcjc|jcjyc|c|jc|c 43.2E
Nursing home S|s|sSs|S|S

PUBLIC, INSTITUTIONAL, AND CIVIC USES

Community and

Cultural Facilities Civie building PIPP P P
Club or lodge c|c|c|cC 4.33A
Community center c|c|jc|jcfc|c|c|cC
Convention hall c|c|c |P P
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Define, Categorize, and Consolidate Use Types

The current development regulations are more specific than needed when describing allowable land uses.
For example, the C-1 district lists “book or stationary store” and “camera shop,” both of which are simply
types of general retail and typically do not have different land use impacts.

A new table of allowed uses should categorize specific use types within larger categories and
subcategories. In the example table above, the specific use type of “adult day care” falls within the
category of “residential uses” and the subcategory of “group living.” Providing this hierarchy of uses is a
more logical way to organize uses compared to the current list of uses in the development regulations,
and allows the Town to make decisions on future proposed uses that are unlisted in the table.

Each use category, subcategory, and specific use type should also be defined, providing clear examples of
the types of activities that are encapsulated by a specific use type. For example, a definition for “retail”
may be drafted to include many of the current land uses listed in the development regulations, such as
“antique shop,” “bird and pet shop,” “book or stationary store,” “camera shop,” and others that are
commonly referred to as retail. The land-use impacts of an “antique shop” and “book or stationary store”
are similar, customers arrive with the intent of browsing or purchasing goods. The same logic should be
applied to personal service uses such as “barber and beauty shop” and “seamstress, dressmaker or
tailor,” where again the impacts of such uses are similar. Part of this exercise should include review and
likely removal of unnecessary or antiquated use types, like “camera shop,” “film developing and printing,”
and “shoe repair shop.” While the intent is to simplify and consolidate where possible, some uses should
still be called out as a specific land use with different regulations, such as “hospital” and “medical office.”

Establish a Process for Unlisted Uses

The UDC should establish new procedures and criteria to follow when determining whether a use type
not expressly listed in the use table should be allowed in a particular zoning district. The standards should
require review of the nature, function, size, duration, impacts, and other characteristics of the use in
relation to those of listed permitted uses in the district, as well as in relation to the purpose and intent of
the district. If possible, at least some of this interpretative authority should rest with staff. New standards
would also provide clear criteria to determine when unlisted uses that have been permitted through
interpretation should be formally added to the use table via an amendment to the UDC. Some
communities require an applicant to receive a special exception approval by the Board of Adjustment and
some require a special use permit to be approved by the Planning and Zoning Commission and the City
Council. While any of these options are possible, we recommend establishing a procedure that allows a
staff-level decision based on conformance to clear qualifying criteria.

Establish Use-Specific Standards

Use-specific standards apply to a particular use regardless of the zoning district. In Addison’s regulations,
most of these are found in the definitions and permitted use lists. For example, the definition of “day
nursery” reads, “A place where children are left for care between the hours of 7:00 a.m. and 12:00
midnight.” Generally, regulatory requirements (such as time limitations) should be removed from
definitions and relocated into the main body of the UDC.

We recommend consolidating use-specific standards and cross-referencing them in the new use table.
New standards should be drafted in order to mitigate the impacts of certain uses regardless of the
underlying zoning district. This approach often allows uses to be permitted by right or with limited staff
review, subject to conformance with the standards, rather than requiring discretionary review and public
hearings. Such standards typically address how certain uses must operate, (e.g., size limitations, specific
location or separation requirements, additional buffering standards, operational standards). The
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approach also helps ensure consistency, in that standards are uniformly applied rather than negotiated
anew for each application, and streamlines the development review process.

Reconcile Alcoholic Beverage Regulations with State Law

The Texas Alcoholic Beverage Code is strongly pre-emptive. Sec. 109.57 says: “Except as is expressly
authorized by this code, a regulation, charter, or ordinance promulgated by a governmental entity of this
state may not impose stricter standards on premises or businesses required to have a license or permit
under this code than are imposed on similar premises or businesses that are not required to have such a
license or permit.” In some cases, the Code allows restrictions within prescribed distances (radii) from
specified facilities (e.g., churches or schools). It also allows regulation of beer in “residential areas.”
However, Section 109.57 allows zoning regulations that were formally enacted before June 11, 1987 to
remain valid. We recommend that any regulations that are not consistent with the Texas Alcoholic
Beverage Code be eliminated, and that any regulations that were formally enacted prior to June 11, 1987
be reevaluated.

Consider Standards for Uses that are not Currently Addressed

The UDC should address land uses that are emerging across the country but are not addressed in
Addison’s current regulations. For example:

*  Artisan manufacturing. These “maker” uses are usually a hybrid between small-scale light industrial,
office, and retail uses. For example, an artisan who owns a small welding business where they
fabricate metal artwork and sell the products in a retail space, or an artist who fabricates ceramics
and sells the products direct to consumers. Some communities establish clear size thresholds for
production and manufacturing and prohibit or limit distribution, warehousing, and/or wholesaling.

* Breweries, distilleries, and wineries. The UDC should
address these increasingly popular uses by including
them in the table of allowed uses and establishing use-

Key Question

specific standards that address outdoor dining areas, Are there specific land uses
storage of raw and processed materials, tasting that are not currently
facilities, and potentially differentiating between types addressed in the Code of
of facilities (e.g., craft breweries vs. larger breweries Ordinances that should be

with distribution and/or bottling activities). as part of this effort?

* Urban agriculture. Sustainability is a broad goal of the
Addison Comprehensive Plan, and accommodating
urban agricultural uses helps build a more resilient and sustainable community. Urban agricultural
uses may include community gardens, produce stands, and potentially even small-scale farms and
nurseries. Ensure all Districts Allow Appropriate Land Uses

Land use types allowed by right or through special use permit approval should represent the desired mix
of land uses based on the intent and character of each zone district. There may be current uses allowed in
Addison that are inconsistent with the intended character of their respective districts, or there may be
opportunities to allow more uses by right that are currently not allowed or that require a special use
permit. For example, a “day nursery,” “hotel and motel,” and “restaurant” all currently require approval
of a special use permit in all zone districts before they can operate. This is unusual and results in requiring
a more involved and timely review process than may be necessary. Too many or too few uses in a district
may also encourage the use of a planned development (PD), which is accompanied by its own use list. A
proliferation of projects with unique use lists complicates administration and enforcement over time.

The creation of a new consolidated use table will allow for a district-by-district evaluation of the uses
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allowed within each base zoning district. Addison should, for example, identify those districts most
appropriate (or not) for new uses, such as artisan manufacturing. This analysis might result in a proposal
to add new uses to existing districts, or prohibiting some uses in certain districts.

The menu of uses should also be updated to better address market demands and to accommodate a
broad spectrum of uses—residential, institutional, recreational, commercial, and industrial—with more
uses by-right where possible, as well as opening up additional opportunities for mixed-use in targeted
areas.

Diversify Housing Types

The need for a variety of housing options came up in almost every stakeholder meeting. The demand for
compact, mixed-use development with direct access to amenities (like Addison Circle) is increasing.
Providing a variety of housing options that are attainable at all income levels is important to ensure an
inclusive and economically resilient community.

One obstacle in currently developing these housing products in Addison is that they are currently limited
to the planned areas identified in an outdated land use map. In other words, because the zoning districts
that allow these residential housing types are so specifically tied to geographical planned areas, they are
not applicable to other areas of Addison. If the first obstacle can be overcome, a secondary obstacle is the
unpredictable, subjective, and timely process by which a developer would need to rezone and request
approval for such development. Converting the existing UC, MXR, and Belt Line sub-districts to mixed-use
base districts will help clarify where land uses are allowed, simplify the development review process, and
allow those tools to be applied in areas where increased density and a variety of housing options makes
sense.

Another topic that surfaced in nearly every meeting is
workforce housing. As the cost of living rises nationwide, it is

Key Question
becoming increasingly difficult for a variety of people to find yQ : .
affordable housing that is not located on the fringes of Is th(?'.l'own |.nteres:t§q 1
urbanized areas. These individuals may include emerging requiring or incentivizing

young professionals, young families, skilled workers, service workforce housing?
industry workers, teachers, police officers, and retired
individuals. This is especially important for Addison because of the restaurant and hospitality industries,
which bring a large number of employees to Addison. Providing housing options for these individuals in
Addison would help reduce traffic congestion and commute times. Some communities address workforce
housing demands by removing barriers that prevent the creation of a wider variety of housing types that
may be affordable to these individuals. Removing barriers may increase the supply of workforce housing,
thereby reducing demand and overall pricing. This is likely the best initial step for Addison at this time,
and should be done as part of the creation of the new UDC. Other communities go further; beyond
removing barriers, they establish additional financial or development incentives to encourage (or require
workforce housing in targeted areas.

Recommendations:

e Develop a consolidated use table.

e Categorize and define all land uses.

e  Establish a process for unlisted uses.

e Refine the list of land uses by eliminating antiquated uses, consolidating like uses, and creating new uses.
e Consolidate and update use-specific standards.

e Consolidate and update accessory and temporary use and structure standards.

e Ensure all districts allow appropriate land uses.
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Recommendations:

e Diversify housing types by removing barriers that prevent the development of work force housing.
Consider introducing incentives to encourage work force housing in targeted areas.

Accessory and Temporary Uses and Structures

As with other topics, the identification and standards for accessory uses and structures are dispersed
throughout the Code of Ordinances and are unclear and difficult to administer. For example, setback
standards, building material standards, and heights are not consistent among districts. Stakeholders also
mentioned the need for clearer standards for carports and rooftop antennas. The current organization
would require one to search in several places to identify specific standards related to accessory uses. The
current development regulations do not address temporary structures or uses at all. We recommend
relocating and updating all accessory use and structure standards into one central location, as well as
drafting new temporary use and structure standards

Both accessory and temporary uses can be controversial if not carefully defined and limited. An ordinance
without comprehensive standards addressing both can lead to abuses. An effective UDC should identify a
broader range of accessory and temporary uses than is in the current development regulations (e.g.,
seasonal sales, contractors’ trailers) and also a range of performance standards designed to make the
regulation of such uses clear, efficient, and consistent (e.g., location on site, hours of operation,
expiration times for temporary uses, signage, etc.).

Recommendations:

e Consolidate and update accessory use and structure standards.
e Create new temporary use and structure standards.
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Setting high standards for development quality is
considered a legacy issue in Addison. The Town’s
comprehensive plan thoroughly recounts Addison’s
tradition of setting a high bar for development
aesthetics and quality in order to help grow the
Town’s economy and set it apart from other North
Texas communities.

Addison has done much more than many
communities, both in Texas and around the country,
to ensure new development is of high quality.
Projects such as Addison Circle and Vitruvian are
viewed as positive models of attractive site and Addison Circle
building design that set Addison apart from is

neighbors. However, these projects and nearly all other high-quality efforts have been achieved through
negotiated tools (planned development) or through master planned efforts, rather than being required
by the development regulations.

Today, many stakeholders emphasized that maintaining the high level of development quality in Addison
should be a major priority in the new UDC. Some suggest the Town has not been consistent in applying
high standards to reflects the community’s overall design preferences. For example, the design standards
regulating development in the Vitruvian and Village on the Parkway projects are not viewed as the same
caliber as Addison Circle. Additionally, some mentioned that recent construction near the Tollway
appears to be driven primarily based on market considerations and not the Town’s design preferences.
Addison can use this project to build on successful projects like Addison Circle to create a stronger UDC
that sets a new model for high-quality development in the region. The new UDC should raise the bar by
setting clear, objective minimum standards, but not make code-based development overly complicated
or cost-prohibitive. Standards should address both site designh—how buildings relate to their site and
surrounding development—and building design. The standards should allow enough flexibility to address
unique sites and circumstances and to encourage innovation and creative design.

This project also provides an opportunity to take a fresh look at the Town’s approach to design, focusing
more on establishing unified and consistent standards for the entire Town. Unified standards could help
reduce repetition and bulk in the document, and also could make zoning administration easier and more
predictable.

While many strong standards exist in the current development regulations, we note below several
opportunities to improve existing standards. The following sections discuss the major issues that surfaced
during stakeholder interviews and our background review. Further details are in the detailed review in
Part 4 of this report.

Generally, Focus on Infill and Redevelopment

Addison is mostly built-out, yet the current regulations focus on traditional suburban development
patterns and do not adequately encourage or support infill or redevelopment of existing properties. The
current regulations also do not anticipate a transition to more urban style development as Addison
continues to grow and redevelop.

Because most of the development opportunity in Addison will come in the way of infill or redevelopment,
the new UDC should be calibrated accordingly. Infill and redevelopment parcels can often present specific
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challenges ranging from environmental cleanup to compatibility with surrounding properties. For
redevelopment parcels in particular, many current development standards were adopted long after the
original development of the property, and complying with those requirements can act as a deterrent due
to lack of physical land area or financial burdens. Stormwater and detention requirements are one
example of such an impediment. Vacant or underused lots can be overlooked when a quick read of the
development regulations renders the investment infeasible. Addison must take advantage of potential
infill sites by capitalizing on existing infrastructure, an improving public transportation system, and the
stable neighborhoods throughout the town. As we draft the new UDC, we will focus generally on
opportunities to reduce barriers to infill and redevelopment. Particular areas of focus will include:

* Dimensional requirements. Minimum setbacks and lot areas and maximum height standards can
discourage redevelopment or infill on a vacant lot. For example, requiring a 25-foot minimum front
yard setback on both street frontages on a small corner lot in the C-1 district may render the parcel
unusable.

* Development standards. For particularly challenging infill lots, both residential and commercial,
every inch of the site matters. Once requirements such as parking, loading, and landscaping
standards have been met, many infill sites have difficulty making a project “pencil out.” One way to
help make a development more financially feasible is to reduce minimum parking requirements,
where possible, without harm to surrounding neighborhoods.

* Flexibility. The broad range of Addison’s existing development patterns prohibits the application of
a one-size-fits-all approach to infill and redevelopment. The new UDC should allow flexibility to
meet unusual circumstances and encourage creativity. We recommend using menus of alternatives
where possible and allowing the property owner options in how compliance with the standards is
achieved. Although site-specific challenges cannot be eliminated altogether, well-drafted
regulations can remove layers of complexity from development of context-sensitive areas.

Recommendations:

e Review dimensional and development standards to ensure they accommodate infill and redevelopment
projects.
e Introduce additional flexibility by adding optional approaches and menus wherever possible.

Access and Connectivity

The Addison Comprehensive Plan places an emphasis on walkability and circulation, recognizing the
current challenges with a lack of connected neighborhoods and activity centers. The Town is investing
significant resources to beautify and improve the Belt Line corridor, to help attract investment and to
improve the bicycle and pedestrian experience. Several stakeholders indicated there are connectivity
issues both in terms of internal circulation (within a
site) and external circulation (access and connections
between sites).

While most stakeholders agreed that connectivity
plays an important role in providing increased
recreational opportunities and alternative mobility
options, some expressed concern regarding increased
access to established residential neighborhoods. The
Addison Grove project (former Sam’s Club site) was
raised as an example, where residents immediately
south of the project were opposed to new vehicle and

Pedestrian walkway
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pedestrian connections to Belt Line Road. Any new regulations intended to improve connectivity and
walkability within Addison will need to be balanced with the concerns of neighborhoods.

Traffic and congestion are also issues of concern to the community. As Addison continues to redevelop,
promoting alternate forms of transportation, including walking, biking, and transit will be increasingly
important to help reduce pressure on the automobile transportation network. Establishing clear and
objective criteria for making traffic and connectivity determinations will also be important when
evaluating requests for new development. Moving forward it will be important to strike a balance
between accommodating new development and effectively managing traffic and congestion.

Some existing regulations address access, circulation, and connectivity, but they are minimal and could be
strengthened. For example, the Apartment zone district
requires that a parking space be no more than 100 feet

pedestrian travel distance from the entrance of the dwelling Key Question

unit; however, there are no specific standards for how Should the UDC require
pedestrians navigate through the parking area to the vehicle, pedestrian,
entrance. Additionally, the landscape standards mention and/or bicycle
connectivity (i.e., “landscape designs should define spaces connections for new

including entrance areas, pedestrian paths, vehicular development?
avenues, parking areas, sitting areas, etc.”); however, no clear
standards are provided. The current standards also lack
regulations regarding residential driveway spacing, width, and lot coverage.

The new UDC should include a distinct section addressing access, circulation, and connectivity, including
standards for how multiple buildings will include circulation standards for both automobiles and
pedestrians through streets, alleys, pathways, and sidewalks between buildings. This new section should
also fold in standards from current Chapter 70, Article I, Section 70-2 and address when sidewalks need
to be installed, whether they are required on both sides of the street, and whether those standards apply
broadly or only within certain zoning districts.

Recommendations:

e Consolidate and strengthen access, circulation, and connectivity standards.

e Coordinate standards with other site development standards (parking, landscaping, grading and
drainage, etc.)

e Integrate and clarify minimum sidewalk standards.

Parking

We recommend a full rewrite of the parking and loading standards for clarity and to allow more flexibility.
In addition to consolidating the standards, specific issues to address include:

Evaluate parking ratios. We will review the current
parking standards for all uses against national best Key Question
practices to determine where the current standards
may be requiring too many (or too few) spaces. The
national trend is to move to lower required parking
standards since many communities in the past have
required an excessive amount of parking. Also, some
pedestrian-friendly areas (such as mixed-use districts)
often have maximum parking standards (typically 125
percent of the minimum requirement) or require

Is the Town willing to
explore eliminating

parking minimums and
introducing parking
maximums in some areas
or for specific use types?
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increased landscaping or other mitigation when additional parking is provided.

* Provide flexibility in meeting parking standards. Another trend nationwide is to provide more
flexibility in parking standards and how parking is provided. For example, many communities allow
for a reduction of parking in mixed-use areas, when development is served by regular transit
service, or when parking demand management tools are used. In addition, the Town might
consider allowing development to count adjacent on-street parking toward its minimum parking
requirements. Several communities are also adapting site design requirements to accommodate
autonomous and ride sharing services by requiring pick-up and drop-off areas for specific uses.
Finally, additional flexibility should be provided for redevelopment sites in areas of the Town if
existing development limits the ability to provide on-site parking.

* Establish standards for shared and valet parking. Allowing shared and valet parking on multi-tenant
properties helps to increase efficiency and prevent over-parking on a site, and has been used in
Addison for years. However, the current regulations do not include clear or enforceable shared
parking standards, requiring those interested in pursuing such an agreement to enter into a
negotiated agreement with the Town (planned development). Because there are no clear baseline
standards, several stakeholders expressed concern that current shared parking agreements and
valet services are being poorly managed and enforced, resulting in limited parking during peak
hours. Some have also expressed concern regarding the location and percentage of overall parking
spaces dedicated to shared and valet parking. Such spaces should be strategically located away
from retail storefronts and busy drive aisles. Shared parking allowances and valet services should
be reevaluated and clear enforcement mechanisms should be in place when violations occur.

* Enhance and coordinate parking area design.
Where parking lots are required, they should be
designed to be attractive and safe. While the
current development regulations already
require parking lots to be landscaped within the
interior as well as around the perimeter, those
standards can be enhanced and coordinated
with other site design features (such as
pedestrian accessways and required
streetscaping). In  addition, pedestrian
walkways should be provided within the
parking area and from the adjacent
roadway/sidewalk through the parking area to
the building entrance to encourage pedestrian
activity and for safety.

Parking structure

* Consider parking location requirements. The location of parking relative to the street should also be
considered. We recommend establishing objective standards for how much parking (if any) may be
located in front of the building in pedestrian-oriented areas. The standard should vary based on the
type and location of development. For example, in retail centers and along major corridors, at least
70 percent of required parking might be required behind or to the sides of a building to bring the
building closer to the street and create a more pedestrian-friendly environment. When parking is
strategically located on a site to reduce its presence from the street, equally important measures
should be taken to ensure sufficient signage and wayfinding is available for motorists to know
where parking is available. For example, Addison Circle has had difficulty leasing space because
parking is so well hidden; improved signage would help address this issue.
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Recommendations:

Consolidate and rewrite off-street parking and loading standards.

Evaluate parking ratios against national standards; consider maximum requirements in some areas.
Provide additional tools for flexibility in meeting parking requirements.

Establish clear and objective standards for shared and valet parking.

Update parking area design requirements.

Consider limits on parking location in some areas.

Landscaping, Buffering, Screening, and Tree Protection

Landscaping is an important element of Addison’s character and identity. There are several references in
the Comprehensive Plan related to maintaining high-quality landscaped areas in the Town. The following
improvements should be considered during the UDC update:

Evaluate minimum landscape requirements. Addison currently requires 20 percent of the gross site
area of any apartment, mixed-use residential, retail, or commercial development to be irrigated
landscape. This is an aggressive standard, even for
suburban areas where greenfield development is

prevalent. Staff has indicated they are receiving Key Question
requests for development waivers from this particular Would the Town
standard because it is difficult to achieve given consider reducing the
Addison’s built context. Additionally, the Town’s desire minimum landscape

to attract more pedestrian-friendly urban development requirement if the
patterns (like Addison Circle) may warrant the need to resulting landscape
reduce the overall percentage of site area dedicated to treatment was
landscape. Any reduction in  minimum required strategically located and

landscape percentage will need to be off-set to ensure a of high quality?
high quality green aesthetic remains for all
development types. This may be achieved by allowing
alternative treatments such as green roofs and/or walls and by requiring higher plant densities
where landscaping is required.

Consider enhanced buffering standards. Buffering standards play an important role in preserving
privacy and quiet enjoyment of property. Several stakeholders stressed the importance of ensuring
sufficient edge buffer standards be established for transitions between low-density residential and
nonresidential and/or higher density residential uses. The current development regulations require
perimeter screening and landscaping around parking lots, which may indirectly provide a buffer;
however, we recommend that specific buffering requirements be established (even if no parking is
provided) to help minimize any potentially negative impacts caused by a more intense use.

Relocate fencing regulations. The fencing regulations from Chapter 18, Article X, should be
relocated to this section of the UDC. These standards will be updated to be more comprehensive,
include more graphics, and to provide examples of fencing scenarios to help users better
understand the content.

Establish more flexible standards. Having very rigid standards often leads to frustration for both the
developer and the Town; however, new flexible tools can be introduced to allow creativity without
sacrificing development quality. Effective tools may include providing a menu of options to achieve
compliance and allowing one landscape treatment to satisfy multiple requirements where overlap
exists. Increased flexibility is especially important for small sites and infill or redevelopment sites.
Several stakeholders also mentioned a need to update the one-to-one caliper replacement
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requirement in the tree replacement and protection standards. While preserving and protecting
established trees is important, it needs to be balanced with practical standards that ensure the
health and longevity of the trees.

* Consider alternative airport standards. The
current landscape regulations apply to both
properties on and off the airport. This has
proven to be difficult to administer because
the airport development context is very
different than elsewhere in the Town. For
example, the use of trees or other tall
vegetation is discouraged to limit vertical
obstructions, plant species need to be selected
that do not attract wildlife and using 20 percent
of a parcel for landscape is not economical or
practical. While maintaining a high level of
quality and aesthetics is important at the
airport edges, alternative standards should be
established for projects interior to the airport.

Landscaping

* Integrate environmentally friendly standards. The Comprehensive Plan summarizes the Town’s
commitment to incorporate EarthKind landscape management principles including, water
conservation practices; using landscape to treat stormwater, and strategic landscape placement to
increase energy conservation. The UDC should integrate and coordinate as many of these principles
as possible with other site development standards to maximize site efficiency and sustainability.

* Parkland dedication or fee in Lieu of. Consider updating parkland requirements for residential
development. Currently, the city applies dedication requirements everywhere. For infill purposes it
may be better to allow a fee in lieu of dedication in the future. This concept is currently being
explored in the Parks Master Plan project.

Recommendations:

e (Calibrate minimum landscape requirements to cater to redevelopment and infill.

e Coordinate landscape and buffer requirements to maximize efficiency.

e Relocate and enhance fencing standards to include more graphics and illustrations.

e Introduce tools to provide more flexibility, especially for infill, redevelopment, and small sites.

e Consider alternative landscaping standards for airport properties.

e Integrate environmentally friendly standards that help conserve water and energy, and that improve
stormwater quality.

Building and Site Design

The existing building stock in Addison, especially newer construction, is built to an elevated standard
compared to most inner-ring communities in large metropolitan areas. This is due to careful planning and
a dedicated staff and community leaders. However, these projects and nearly all other high-quality efforts
have been achieved through negotiated tools (planned development) or through master planned efforts,
rather than being required by the development regulations. While Addison is ahead of the curve with
regard to building design, the following should be considered to elevate development quality even
further:

* Create town-wide building design standards. Except for the minimum exterior facade masonry
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requirement, the current development regulations have no town-wide building design standards;
rather, there are discrete standards in place for certain areas (e.g., UC and Belt Line zone districts)
and certain types of buildings. Establishing new town-wide standards would provide greater
consistency across projects and minimize the ’ ‘
need to use the PD tool simply to require
higher-quality building design. Such standards
could be structured to address a variety of
common design aspects like building
orientation, building placement, primary facade
treatment, massing, materials, and roof form. In
some cases, these new standards would not
need to be developed from scratch, but rather
simply build on and incorporate the Town's
current standards from Addison Circle,
Vitruvian, or other areas that the Town believes
have been successful.

Vitruvian
Adopting town-wide standards does not mean

that area-based design standards would be unnecessary. Because Addison is a town of different
places and character types, special approaches may be needed in one or more districts; however,
an ordinance that starts with some uniform standards as a base, and then supplements those with
district-based or development-based standards as necessary, could help bring greater consistency
and effectiveness to the Town’s zoning system overall.

* Consider neighborhood protection standards. Most districts currently require increased building
setbacks when non-residential uses abut single-family or apartment zone districts, but more
comprehensive neighborhood protection standards should be introduced to address building scale
and form when larger or more intense land uses abut single-family neighborhoods. These standards
might include building stepback requirements, articulation standards, modified height limits, or
other standards to help provide a smooth transition from low-density residential neighborhoods to
larger or more intense uses.

* Consider alternative building material standards. Masonry is often synonymous with “high quality”;
however, new technologies and building materials have emerged that are also of high quality
design and durability. The current development
regulations require nearly all new development to

construct exterior walls with a minimum of 80 percent Key Question
masonry. While this standard has elevated the overall Is the community willing
development quality in Addison, staff and the to explore alternative
development community have expressed concern that building material

it limits creativity and may result in monotonous and standards to relax and/or

uniform development. This project should consider supplement the current
calibrating the minimum requirement for masonry and masonry requirement?
introduce a menu of options that result in similar
building quality and design. Recent development
projects with reduced percentages of masonry, such as Vitruvian, can be used to gauge the
community’s tolerance for the use of alternative materials.

* Consider alternative airport standards. Building design for airport projects, especially for aircraft
hangers, has proven to be especially difficult to administer. The UDC should consider establishing
unigue building design standards for projects on airport property that integrate building
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functionality and design with project cost and practicality. These new standards may place more
emphasis for design and aesthetics on the airport periphery, and less emphasis for interior
properties that are less visible from public rights of way. These standards may also allow a diverse
menu of building material options that are practical and that contribute to the overall quality and
image of the town.

Recommendations:

e Create town-wide building design standards using successful development projects and special area
districts as a model.

e Consider neighborhood protection standards to provide a smooth transition from low-density residential
neighborhoods to larger or more intense uses.

e Consider calibrating the minimum masonry requirement to foster architectural creativity and to avoid
monotonous and uniform development.

e Incorporate alternative building design standards for airport properties.

Exterior Lighting

The current development regulations do not include town-wide exterior lighting standards; rather, there
are discrete standards for certain zone districts. For example, the Belt Line district requires that lighting
be focused downward and that a lighting source from a commercial activity not be visible from a
residential unit. The Apartment district requires driveways and emergency access easements to be lit, but
has no other standards. New town-wide lighting standards should be introduced to distinguish standards
for types of lighting fixtures, the illuminance levels of lighting (and how it is measured), glare standards,
parking lot lighting, building lighting, and street lighting. Generally, the lighting standards should reinforce
CPTED principles (Crime Prevention Through Environmental Design) and ensure safety for owners and
users of the property.

Recommendations:

e Create town-wide exterior lighting design standard to ensure safety for owners and users of the
property.

Grading and Drainage

Grading and drainage standards are dispersed in the current development regulations (Chapter 42:
Floods, Appendix B: Subdivisions, and a separate Drainage Criteria Manual) and should be consolidated
and any conflicting standards should be reconciled. We recommend retaining grading and drainage
standards in a separate criteria manual allowing staff to update the technical and administrative content
over time without requiring a formal code amendment by City Council. The Town should also consider
integrating low-impact development standards into the UDC, such as requiring development to use
natural site features to drain and treat water instead of piped infrastructure whenever possible.

Recommendations:

e Consolidate grading and drainage standards and reconcile inconsistencies.
e Consider integrating low-impact development standards.
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Development regulations should clearly describe the procedures by which new development applications
are accepted, considered, and acted upon by local officials. A well-written code makes it easy for staff,
the development community, and local officials to know exactly what is required for project approval and
helps ensure consistent administration over time.

During our stakeholder interviews, we received significant feedback about the development review
process in Addison. Some aspects of the process were complimented, such as staff’s responsiveness and
their commitment to deliver exceptional customer service, which is often a selling point for attracting
economic development. Others noted that weekly Development Review Committee (DRC) meetings are
valuable and help set expectations early in the process. Overall, participants expressed respect and
support for staff, who they feel do a good job administering the code, despite its challenges and
limitations.

Many stakeholders also expressed concerns about the Town’s development procedures. Some issues
include:

* The current development regulations do not spell out important procedural steps in a clear
manner, resulting in a lack of transparency, inconsistencies in processing requests, and occasional
applicant confusion.

* The inflexibility of the current development regulations results in many requests for variances,
waivers, and projects seeking planned development approval. These requests add complexity, time,
and uncertainty to the approval process. Some suggested that establishing clear procedures with
added flexibility would foster more economic development interest.

* The review criteria are unclear and subjective, sometimes resulting in regulation based on
preference rather than clear standards.

* Several community members expressed concern that adequate notice is not provided for large
projects. Codifying noticing procedures and involving the public earlier in the review process for
major projects may result in increased public trust and support for projects.

*  While some projects can be handled by staff, many seemingly small requests end up requiring a
public hearing and approval by the Planning and Zoning Commission and/or the City Council,
creating additional time, cost, and uncertainty.

* Circulating applications to various Town agencies and departments takes time, and sometimes
results in competing comments that are challenging for applicants and staff to reconcile.

* The review procedures for development on airport property are unigue and not codified, which
leads to uncertainty.

The sections below discuss a variety of recommended strategies and tools that could help improve
Addison’s zoning procedures and address these concerns.

Delegate More Decision-Making Power to Staff

Because most development applications request waivers and/or are processed using the planned
development tool, the City Council is required to decide most development applications. While staff
reviews all development applications, they make final decisions only on select applications.

Increasingly in Texas and around the country, elected officials opt to delegate greater decision-making
authority to their professional planning staff. The elected officials set clear, objective standards through
an initial legislative review and adoption, and then rely on professional staff to apply those standards
fairly and effectively. If an applicant disagrees with a staff decision, they are able to file an appeal to the
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Board of Adjustment. Unlike rezoning decisions or special use permit reviews, which inherently involve
policy issues and subjective determinations, development plan review generally involves yes-or-no
determinations of whether a plan meets objective standards, especially for smaller projects. The more
objective the standards, the greater the opportunity for staff-level review. This allows elected and
appointed officials to focus on big-picture planning issues and other community affairs. It also provides
for an expedited review process and more predictability, since staff reviews typically do not require a
public hearing.

Many other Texas communities have delegated more
approvals to the administrative level (such as Frisco, which has Key Question

numerous staff approvals). Development types should be Does Addison want to
grouped into broad categories, with many types approvable delegate greater
through administrative processes, and only the most complex decision-making

and significant applications requiring full hearings before both authority to their

the Planning and Zoning Commission and City Council. The professional planning
most common applications in other communities that are staff for matters that are
reviewed administratively include: minor site plans; grading not controversial,

permits; sign permits; temporary uses; accessory uses; and complex, or significant?
special events.

Recommendations:

e Delegate greater decision-making authority to professional planning staff, while complex and significant
requests go to a hearing before the Planning and Zoning Commission and/or City Council.

Establish Common Review Procedures

Addison’s development regulations call for a number of different permits and approvals, such as
rezonings, subdivision plats, and conditional use permits. Some procedural steps are common to many of
these different applications. For example, each requires an application to be submitted and the
application to be reviewed by staff to ensure it is complete before further review. If a public hearing is
required, notice requirements apply.

These basic steps are currently scattered in approximately 15 different articles. The level of detail for
each process is inconsistent and many key details are left unanswered. A lack of common procedures
makes the code longer, with unnecessary duplication of provisions addressing the same or similar steps
and requirements.

The new UDC should include a consolidated procedures article with separate sections for each type of
application, all written in a uniform format and with a consistent level of detail. It should include a new
section of “common” or generally applicable procedures that apply to all types of applications unless the
ordinance specifies otherwise. Establishing common procedures—through codification of existing
practices, incorporation of procedures located in other Town documents, and introduction of
professional best practices—helps code users better understand the Town’s basic procedural steps and
requirements, avoids unnecessary duplication, ensures consistent application of generally applicable
procedural steps and requirements, and eliminates the need to amend multiple sections of the code if a
process is revised. Other specific procedures (e.g., conditional use permits, variances, etc.) can refer back
to the common review procedures, noting any deviations from the general rules.

We suggest the following common procedural elements:
* Pre-application staff conference. A meeting of a prospective applicant with Town staff that provides

an opportunity for the prospective applicant to learn about or confirm application requirements
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and to present conceptual development plans for informal preliminary staff input regarding
potential code compliance issues (and suggestions on how best to resolve such issues).

* Pre-application neighborhood meeting. A meeting at which prospective applicants for major
development proposals (such as a major site plans or rezoning applications) present conceptual
development plans to the owners and
residents/occupants of properties surrounding the Key Question
proposed development site. Town staff would not
necessarily have a role in this meeting or be required to
attend, but the applicant would have to submit proof
the meeting was held together with a summary of
information presented. Some communities have found
this an effective way to allow residents an opportunity
to speak with developers early in the process to voice
concerns and influence the final design.

* Application submittal and acceptance. Application submittal and staff review of the application to
determine whether it is complete (i.e., contains all prescribed plans and information necessary to
make an adequately informed decision about the proposal’s compliance with applicable
development regulations) and thus can be accepted for review.

Should a neighborhood
meeting be required prior

to the submittal of a
major development
proposal?

e Staff review and action

o Distribution of the application to Town staff and applicable outside agencies for review
and comment as to its compliance with applicable regulations.

Collection, consolidation, and finalization of staff review comments.

o Transmittal of staff review comments to the applicant with an invitation to revise the
application.

Applicant preparation and submittal of a revised application.
Acceptance and staff review of and comments on the revised application.

o Either a final decision by staff or a staff report and recommendation to forward to an
advisory board and/or decision-making board.

* Public hearing scheduling and notice

o Scheduling of any required public hearing on the application.

o The types (published, posted, mailed), content, and timing of hearing notices.
* Advisory board review and action

o Review of (and hearing on) the application.

o Either a final decision by the board or a recommendation to forward to a decision-making
board.

* Decision-making review and action
o Review of (and hearing on) the application.
o Afinal decision of approval, approval with conditions, or denial.

*  Public hearing proceedings. How public hearings are conducted (e.g., order of speakers, limitations
on speakers) and special requirements for quasi-judicial hearings (e.g., sworn testimony).

* Post-decision actions and limitations
o Notice of the final decision to the applicant (and other interested parties).
o Opportunity for the applicant and affected parties to appeal the final decision.
o Procedures for amending an approved plan, ideally distinguishing between minor and
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minor amendments (the latter being required to restart the approval process).

o Approval expiration—i.e., how long an application approval is valid as authorization to
start development or apply for subsequent development permits and approvals, and how
that time period might be extended (e.g., approval valid for one year, with up to two one-
year extensions).

o Possible limitations on the submittal of applications for the same or similar development
proposal (to avoid attempts to wear down the Town until the proposal is approved).

Recommendations:

e  Establish standard review procedures for the procedural steps described above.
e Draft application-specific review procedures that reference the new standard procedures; note any
variations and additions particular to that type of application.

Codify and Update the Site Plan Review Procedure

Many Texas communities currently require site plans, including Plano, Frisco, and Richardson. In Plano
and Frisco, these are administrative reviews, while in Richardson the Plan Commission is the approval
authority. While Addison currently requires site plan review for development permits, there are no clear
processes established in the development regulations outlining that procedure.

Other parts of this report recommend reducing reliance on PDs, in part by improving the regulations
generally through a better lineup of zoning districts; more complete use permissions that respond better
to market demand; and more calibrated, flexible, and predicable development standards. If all those tools
are embraced, and by-right development does become more common in Addison, then a revised site plan
tool would provide an important mechanism for the Town to evaluate compliance with the new UDC, and
to make more efficient use of Town resources. We recommend formalizing and updating the current site
plan review procedures to consider the following:

» Distinguish major versus minor projects. Addison should distinguish between major and minor
projects and have separate site plan review procedures for each. This distinction allows smaller
projects with fewer impacts to move through a quicker, simpler process. For example, a proposal
for a small building addition would not require the same review process as a proposal to build a
large office building on an undeveloped site. Minor projects should be decided by the Zoning
Administrator (without a hearing) with major projects going to the Planning and Zoning
Commission for a public hearing and decision.

* There is no “correct” dividing line to distinguish between major and minor development plans; the
line is different in every community. Specific thresholds for determining if an application is major or
minor should be proposed and evaluated during the process of drafting new development
regulations. Such thresholds might include size of development (e.g., number of dwelling units or
gross square footage of nonresidential floor area), certain uses, or development in certain areas.
Along with thresholds for determining an application’s project category, different review and
approval procedures should be proposed as well. The Zoning Administrator should have the ability
to bump up a minor project into the major category at their discretion.

* Require pre-application conference for all major projects. We recommend establishing a pre-
application conference for most types of land use reviews. This conference is helpful to both staff
and applicants, and we recommend requiring it of the site plan review process for major projects
and optional for minor projects. Some communities also require neighborhood meetings prior to
formal submittal of a major project, to allow an early opportunity for nearby owners and residents
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to weigh in on the proposed project and to provide recommendations or suggestions.

Strengthen approval criteria. Throughout the development review procedures, the approval criteria
for all application types should be strengthened to be objective and clear. One way to provide
objectivity in criteria is to provide examples of compliance. For example, require a minimum
number of elements for horizontal composition that must be included to break up continuous
building wall surfaces (roofline variation, facade offset, change in materials, etc.). More objective
criteria will provide an improved level of predictability in the development review process for
neighborhoods and developers, and also lead to more efficient public hearings.

Recommendations:

e Formalize and update the site plan review procedure.
e Establish a distinct procedure for major site plan review from minor site plan review.
e Strengthen approval criteria.

Establish Distinct Review Procedures for the Airport Zone District

Several stakeholders expressed their desire for a refresh of airport-related zoning issues as part of this
project. In recent years, airport projects have incorporated elevated building and site design elements to
better reflect the image of the Town. To continue to incentivize investment on airport property,
development proposals are currently reviewed administratively, forgoing the need for Planning and
Zoning Commission or City Council approval. Airport representatives expressed interest in maintaining
and formalizing a streamlined development review procedure in the new UDC. The development review
procedure for airport projects may be drafted as a unique process only applicable to projects in the
“airport” zone district, or these projects may fall into a new generalized administrative development
review procedure also available to off-airport properties.

Recommendations:

e Formalize and update the site plan review procedure for development on airport property.

Consider Introducing a Development Plat Procedure

Subchapter B of Chapter 212 of the Texas Local Government Code (TLGC) allows municipalities, at their
option, to require “development plats” in lieu of subdivision plats, whenever there is “development,”
which is defined broadly: “. . . the new construction or the enlargement of any exterior dimension of any
building, structure, or improvement.” Development plats can apply whether the property is subdivided or
not, and the approval provisions can be specified by the adopting municipality, with some flexibility. The
Town may want to consider allowing development plats in lieu of various other types of plans or plats
mentioned in the current development regulations (e.g., concept plans, development plans, preliminary
plats, etc.).

Recommendations:

e Consider introducing a development plat procedure.

Establish Process to Allow Minor Modifications

The majority of development applications in Addison require variances, waivers, and/or negotiated
planned development in order to obtain final approval. In part, the high number of requests for flexibility
or relief is a result of outdated and inflexible development standards. From a procedural perspective, the
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issue can result from not having any tools that give the final decision-maker authority to extend limited
relief from specific standards in targeted circumstances. Variances, waivers, and PD approvals also appear
to have simply become part of the development culture in Addison—an expected part of most
applications.

Many communities use a Minor Modification procedure to authorize the final decision-maker the
authority to approve minor deviations (usually about ten percent) from certain dimensional or
development standards based on specific criteria. There are already similar tools built into the MXR, UC,
and Belt Line district standards, but their availability are limited to properties in those zone districts and
require City Council approval. This new procedure would carry forward and expand this authority to be
available town-wide to provide relief where strict application of the standards would otherwise create
unnecessary difficulties. Such a procedure could identify standards that are commonly adjusted in
Addison, and would prevent having to file a request for a variance, waiver, or planned development.
Criteria for adjustments should be clearly stated, should not undermine the intent of the underlying
regulations, and should not impose greater impacts on surrounding properties than strict compliance
would. Examples of standards that are frequently subject to minor modifications include: lot width and lot
coverage; building setbacks; fence or screening height; and the number or size of required parking
spaces.

Recommendations:

e  Establish a Minor Modification procedure to allow approval of minor deviations, based on clear criteria.

Create Supporting Documents

The current development regulations contain information that is either technical in nature or otherwise
not necessary to carry forward into the new UDC. Examples include application submittal requirements,
plan content requirements, and certificates for plats. This
information should live outside the UDC in some sort of an
administrative manual, guidebook, or dedicated webpage on
the Town’s website. During the drafting process, the consulting

team will maintain a separate document including content DRAINAGE CRITERIA
from the current development regulations that should be MANUAL
considered for relocation. This will make the UDC shorter and THETOWN OF

more user-friendly, while also allowing staff to update the
technical and administrative content over time without

requiring a formal code amendment by City Council. ADDISUN

Related, some communities develop an independent set of

standard specifications and engineering details in design Public Works Department
S i 6801 WestgroveRoad

manual, separate from the administrative manual. That type of Addison, TX 75001

information is critical to code users and provides important

information about the Town’s expectations for technical e

requirements. The design manual should remain separate from
the UDC, and any existing engineering standards in the |
development regulations (e.g., water and wastewater
engineering standards, specific street design standards, etc.) should be removed to that new document.
Other information typically considered for relocation to an administrative manual or design manual
includes:

* Required fees and/or fees-in-lieu.

Addison Unified Development Code
Development Regulations Assessment — March 2019 43



2) Key Areas for Improving the Regulations
Streamline Development Review Procedures

* Technical engineering standards (e.g., best management practices for erosion control, or asphalt
thickness standards).
* Lists of acceptable and prohibited landscaping species.

Recommendations:

e Create an administrative manual and technical specifications manual.

Reform the Planned Development Process

Overview of PDs in Addison

Most applicants for development in Addison turn to the Planned Development (PD) process rather than
attempting to work within the existing zone district regulations and development standards. The
underlying concept is that if a developer is given greater leeway and flexibility to design a project and mix
uses, communities will benefit from more creative development and from a higher level of amenities and
community benefits, such as open space, than would otherwise be required. The theory is sound, yet
many communities across Texas and the country have found themselves overusing the PD process,
turning to it even for relatively straightforward projects. An overreliance on the PD process suggests that
the underlying regulations are not adequate to address local market demands, and creates practical
difficulties for all parties:

* Developers find that the negotiation inherent in creating a PD causes a loss of predictability, which
lengthens approval times and increases carrying costs. Also, they cannot rely on past approvals for
guidance and must negotiate every aspect of the development anew.

* Neighbors cannot rely on existing zoning standards for protection and have little certainty about
the unpredictable potential impacts of each new PD, making each new project a potential battle.

* Planning staff must devote substantial time to not only negotiating the PD up front, but in trying to
administer each PD once it is adopted, making enforcement and compliance extremely difficult.
PDs often result in substantial administrative burdens for local staff down the road.

We heard all these concerns expressed from stakeholders. While the flexibility of PDs is appreciated,
many stakeholders say that PDs have been overused and have not always resulted in better-quality
projects. Over time, increasing usage of this process and appreciation of the flexibility it provides has led
PD development to become the norm in Addison, rather than the exception. Over half of the Town’s
parcels are currently regulated by a planned development. Each adopted PD is its own unique zoning
district and functions essentially as a mini-zoning ordinance and must be tracked, administered, and
enforced alongside the current Code of Ordinances.
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This map shows how much of the Town
is currently zoned PD (the pink color).

One of the original rationales for allowing developers to use PDs was the promise of significant
community benefits such as additional open space, in exchange for greater flexibility. But in Addison,
stakeholders noted that the public benefits received through initial PD approvals have often been
minimal, and PD amendments are not required to make any showing of public benefit.

We recommend that the Town pursue a two-pronged approach toward reforming the role of PDs. First,
improve the development regulations generally in order to minimize the need for new PDs in the future.
Second, because there will still be a need for new PDs in certain situations, the procedure for establishing
a new PD should be reformed to help simplify and improve efficiency. The following sections discuss
these recommended new steps.

Improve the Regulations Generally to Reduce the Need for PDs

The most important way to minimize the future use of PDs in Addison is to rewrite the development
regulations to not only accommodate, but also to encourage, innovative and creative projects that
respond to the Comprehensive Plan and area plans, rather than restricting such projects and thus
requiring applicants to negotiate. This report recommends many approaches to help accomplish this goal.
A handful of the most important approaches are summarized below:

*  Authorize minor adjustments to certain standards, like setbacks. This would reduce the need to use
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PDs to tailor specific development regulations. (This is discussed under “Streamline Development
Review Procedures” on page 37.)

* Update and modernize the current lineup of zone districts and use tables. This will help
accommodate more straightforward ordinance-based development. For example, by creating
mixed-use zone districts that allow a mix of residential and commercial development by right,
developers are less likely to need the PD process to combine such uses. (This is discussed under
“Fine-Tune the Zoning Districts” on page 13 and “Reorganize and Strengthen the Use Regulations”
on page 25.)

* Clearly articulate the level of quality that the Town expects to see in all new development. This is
more effective than negotiating over quality issues as part of each PD application. The Town should
provide clear and objective standards in the UDC that anticipate the issues and concerns that
Addison is currently negotiating on a case-by-case basis, and that are tailored to specific areas. The
new codified standards will be less vulnerable to legal challenges than ad hoc, case-by-case
requirements. The UDC should specify that the general development standards are baseline
requirements that apply to each PD unless specific alternatives are approved through the PD
process. (This is discussed under “Improve and Tailor the Development Standards” on page 30.)

Even though the new UDC should be designed to lessen the frequency of PD applications, a PD process is
still needed for unusual or large projects that require added flexibility unavailable in the base zoning
districts and procedures. To accommodate such projects, the PD procedure (current Appendix A, Article
XVI) should be revised and carried forward. The following subsections summarize particular areas of focus
to improve the PD procedure in Addison.

Clarify the Two-Step PD Process

Communities vary in their approach to PD processes and the approval of planned development projects.
Some communities include a two-step process (preliminary and final approval) while others have a three-
step process (conceptual, preliminary, and final approval). Addison’s PD approval process uses the
simpler two-step process in practice; however, it is unclear in the Ordinance which decision-making body
approves which step in the process. Appendix A, Article XV, Sections 5 and 6 contain the procedures for
PD development plans. Section 6 indicates that processing under the subdivision ordinance is carried out
simultaneously with the review of the preliminary plan, which would imply the preliminary and final
subdivision review are decided by the Planning and Zoning Commission. That section also states that
every planned development district is reviewed as a zoning ordinance amendment, which would be
decided by the City Council. We recommend a more clear process be established in the new UDC to
clarify the role of each decision-making body in the process, as summarized below.

Preliminary PD Plan

The general purpose of a preliminary plan is to evaluate and discuss basic concepts, including whether
the development is in “substantial conformance” with the comprehensive plan and other adopted plans
and policies. In addition, the preliminary plan is the opportunity to reach general agreement on uses,
number of units, general access alignments, and other factors. The stated outcome of the preliminary
plan process is an identification of issues and concerns the applicant must address to ultimately receive
final plan approval. Typically, the preliminary plan stage is reviewed by the Planning and Zoning
Commission.

It is important to ensure that the preliminary plan process not require too much detail too early in the
process. All communities struggle with where best to draw the line between early and later versions of a
complex development application. It is not uncommon to see thresholds change over time as local
officials and planners learn lessons and adapt. Town officials and staff should discuss and identify the
essential project attributes that are key to understanding a project’s overall impacts. As a starting point,
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we recommend the following:

*  What currently exists on the site?

* What land uses are proposed? Where would they be located, and how big would they be?

*  Why could this project not be built using the base zoning districts? What additional flexibility is

needed?

*  What public benefits will be provided? (Open space, street improvements, trails, etc.)

*  How will people access and move around the site—by car, by bicycle, and on foot?

* How will water, sewer, and other utilities be provided?

*  Whatis the timing of the development, and will it occur in stages?

* Does this project comply with the Comprehensive Plan and any applicable area plan?’
After the criteria are established for preliminary plan review, the application requirements should be
revised to reflect those criteria. Any items not essential to understanding these key project attributes

should be deferred to the site plan review stage. The following is an example of what the preliminary plan
submittals list might look like this:

* Existing conditions map (existing vegetation, natural watercourses, natural features, etc.).
* Proposed land uses (including residential densities and nonresidential intensities).

* Proposed building locations, building heights, and vehicular use areas.

* Conceptual access and circulation plan (vehicular, pedestrian, trails).

* Conceptual phasing plan.

*  Conceptual utility plan.

* Public benefits to be provided, including any open space to be protected.

* Statement of plan conformance.

These would be prepared at a “bubble plan” level of illustration. The actual application submittal list
would not be in the UDC but in a separate administrative manual, along with specific technical
specifications for each submittal (e.g., the requirement for drawings to be to scale). Ultimately, all
submittal requirements for the preliminary plan and final stages should be located in a separate
administrative manual (discussed on page 43 of this report). Doing so will allow the submittal
requirements to be refined over time by simply updating the manual, not by making formal changes to
the UDC.

Final PD Plan Approval

After the preliminary plan is reviewed and approved by the Planning and Zoning Commission, the next
step is having the applicant revise the plan to reflect Planning and Zoning Commission comments and
conditions for consideration by the City Council. At the final review stage, the City Council considers the
final PD plan/plat together with the proposed development standards package (zone text amendment)
and the zone map amendment. The City Council would be the final decision-making body. We
recommend this two-step process be more clearly outlined in the UDC to provide predictability and to
ensure an overall efficient review process.

Recommendations:

e Formalize a two-step PD review process (preliminary and final approval).

e Reaffirm the essential project characteristics to consider at preliminary PD plan.

e Revise application submittal requirements.

e Codify the final plan approval procedure, clarifying the role of each decision-maker in the process.
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Establish Specific Criteria for Acceptable Changes to a Preliminary Plan

The Town should specify the amount of minor change that will be tolerated in preliminary plans that
depart from approved development plans without going back through the preliminary plan process. The
significant time and expense involved in creating a preliminary plan in many communities creates a sense
that this is the final plan from both the public’s and the developer’s standpoint. At the preliminary plan
stage, developers resist making changes to a development plan that already was the subject of extensive
public scrutiny. And if changes are made at the preliminary plan stage, there are debates about how
much change should be allowed without having to go back to development—the current regulations are
not clear on the threshold.

The new UDC should establish specific criteria on what constitutes a major change to a development
plan, clarifying that changes, even significant ones, in response to conditions of approval are permissible,
but that truly significant changes require additional input and the applicant must submit a new
development plan. The following thresholds are examples from other communities that may be
appropriate for Addison: a reduction by greater than 10 percent of the open space; an increase of greater
than 10 percent in the approved gross developable commercial floor area; or an increase by greater than
10 percent of the approved residential density of the development.

Recommendations:

e  Establish specific criteria for acceptable changes to a preliminary plan.

Establish a PUD Conversion Process

The Town should consider establishing a process by which an existing PD may be converted to one or
more base zoning districts if and when a property owner seeks amendment to the PD. Through this
process, the PD could be re-designated as an existing zoning district but the conditions attached to the PD
might be brought forward or supplemented. In many cases, the original reason for flexibility that
necessitated the creation of a PD may be allowed through more inclusive zoning districts, more flexible
development standards, minor modification, or other new tools introduced in the new UDC. This may not
be worthwhile or feasible for large, complex PDs that involved significant customization, but it could
make sense for smaller PDs. For example, if a small PD was originally approved to allow shared parking,
that ability might become automatic (by-right) in a new mixed-use zoning district, and so the PD could be
considered for conversion to the new mixed-use district. Over time, elimination of at least some PDs
through such a process could help simplify the process of tracking and enforcing the various PD
approvals.

Recommendations:

e  Establish a PD conversion process.

Address Other Issues with the PD Approval Process

Beyond the significant changes proposed to the sketch plan process discussed above, other changes are
necessary to improve the PD procedures. These include:

* Require public benefits. The code should explicitly state that PDs and PD amendments shall provide
benefits to the community, in exchange for the opportunity of gaining approval outside of the base
zoning districts and procedures, as listed in the general standards for zone change section. Desired
benefits do not need to be specified with mathematical precision, but they should be described
with as much specificity as possible and should be required for major changes. Also, stronger
enforcement and tracking of public benefits is necessary. Benefits such as preserved open space
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should be legally identified and protected through easements.

* Consider restricting when PDs are allowed. PDs should be reserved for unusual, large, or exemplary
projects that have a measurable impact on the community as originally intended. This can be
accomplished in part through a new minimum size requirement — a typical threshold is five acres,
unless the Director authorizes a waiver of this requirement for unusual sites or conditions, such as
for constrained sites where infill or redevelopment is proposed. The regulations also should
prohibit the PD process from being used when the variance or minor modification procedures could
handle the situation.

* Clarify amendment procedures. Define and distinguish between “major” and “minor” amendments
to approved PDs. Major amendments should require a recommendation by the Planning and
Zoning Commission and approval by the City Council. They might include, for example, changing the
list of allowed uses, the allowed densities, or the geographic boundaries of the PD. Minor
amendments could be handled by staff and might include things like internal boundary adjustments
or shifting of a specified limited density among phases of a project.

* Draft new approval criteria. There are no explicit approval criteria for PDs in the current
development regulations. There are standards for PDs, but they do not take the form of criteria
used to directly evaluate each proposal.

Recommendations:

e Require benefits to the community in exchange for PD plan consideration.

e Consider limiting the qualifying criteria for when PDs are allowed.

e Clarify amendment procedures, and what differentiates a “minor” amendment from a “major” one.
e Draft new approval criteria to guide decision-making.
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REWRITE THE SIGN REGULATIONS

Reorganize, Simplify, and Update Sign Regulations

A major element of the Addison UDC project is rewriting
the Town’s sign regulations. Generally, stakeholders agree
that the organization, user-friendliness, and clarity of the
current sign regulations could be improved, and that
maintaining a high standard is necessary to preserve
Addison’s character and image. Everyone also agreed that
the sign regulations should prevent Addison’s primary
corridors from being overwhelmed with advertising and
signage.

Stakeholders, however, were split in their preference for
maintaining strict sign controls versus allowing more
flexibility. Those favoring stricter controls argue that
relaxing or providing flexibility may degrade the high-
quality character of development and Addison’s reputation,
while those favoring more flexibility argue that the current
sign regulations are unusually strict and an obstacle to
economic development. The most prevalent challenge
mentioned is the content-based controls regulating beer
and wine sale advertising. Those controls are proposed to be eliminated as summarized in the “remove
content-based regulation” below. Areas of focus for updating the sign regulations include:

Village on the Parkway signage

* Formalize and update the sign review procedures. The current sign regulations do not outline the
review procedure for obtaining a sign permit. We
recommend that staff verify compliance with sign

regulations and that they be the final decision-making Key Question

body for any sign permit. A new master sign plan Moving forward, should
procedure could also be established for a large campus, Addison maintain the
center, or airport that would allow deviations from the same level of strict sign
standards of the base sign regulations. If such a controls or allow for more
procedure is introduced, the Planning and Zoning flexibility?

Commission and/or City Council could review those

requests.

* Consider establishing sign districts. Addison’s current sign ordinance includes general standards
applicable to all signage, in addition to five sets of distinct standards for specific areas (Addison
Circle, Addison Walk Shopping Center, Inwood Quorum Village, Dallas Parkway, and Vitruvian Park).
The area-specific standards are not comprehensive; for example, only one distinct requirement is
listed for signage in the Inwood Quorum Village area (attached signs with letter heights of 24 inches
and 30 inches are allowed). Establishing formal sign districts should be considered to allow sign
regulations to be tailored to area-specific context and design.

» Establish unigue sign controls for airport properties. Specific sign regulations should be tailored for
the airport. Signage on airport property typically needs to be larger due to the speed and distance
of traveling aircraft. Air traffic controllers also use signage as ground references when providing
directions to pilots. Currently, the airport is subject to the same sign regulations as the rest of the
Town; however, most sign requests receive informal variances to install appropriate signage. The
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airport is considering creation of a sign master plan that may include distinct sizing requirements
and to help promote some level of uniformity in design, primarily way finding and airport
information signs.

* Consider added flexibility. The current sign regulations are unusually prescriptive in the area, height,
and design of allowed signage. For example, Chapter 62, Division 4, Section 62-185(1) requires
single-tenant pole signs to be exactly 36 square feet in area and exactly 20 feet in height. A more
common approach is establishing a maximum sign area and height and allowing the applicant to
design the sign within those parameters. This level of specificity is carried throughout the
regulations.

* Consider allowing electronic signs in select areas. Some stakeholders expressed interest in updating
the sign standards allow electronic signs in specific areas of Addison (e.g., along the Dallas Tollway).
This concept was supported by some, and not
supported by others. As Addison reevaluates its sign

Key Question
regulations, policy-makers should weigh the pros and ya .
cons of introducing this sign type to the menu of Should EIGCF“’”'C slgnage
allowable signs and what types of controls and/or be allowed in specific

approval procedures would be appropriate if such a areas of the Town?
sign type was allowed.

Recommendations:

e Formalize and update the sign review procedures.

e Consider establishing sign districts.

e  Establish unique sign controls for airport properties.
e Consider added flexibility.

e Consider allowing electronic signs in select areas.

Remove Content-Based Regulation

Nearly every community in the nation has had to evaluate their sign regulations in light of the 2015 U.S.

Supreme Court case of Reed v. Town of Gilbert. The focus of the sign regulation update is to ensure

consistency with federal law regarding the First Amendment to the U.S. Constitution, but other updates

may be considered as needed to address sign design and allowances (height, number, area, location, etc.)
and overall organization and administration.

Rev. Reed challenged the Town of Gilbert’s sign
regulations, which required that signs for temporary
events be small and remain in place for only a short
period of time. The Supreme Court agreed with Rev.
Reed: The adoption of different size, height, number
and other regulations for certain types of signs violate
the “content-neutrality” rule.

Although the Reed decision involved temporary non-
commercial signs, the text of the decision is not
limited to that topic, and many commentators have
suggested that later court decisions will apply the
same principle to permanent and commercial signs.
Specssignage  The town’s legal department should consider
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whether updates should be made to permanent and commercial signs in the event the Reed holding
applies to those signs (and not just temporary signs). Some commentators have suggested that the Reed
holding will eventually make it illegal to distinguish between on-site and off-site (billboard) signs, but one
Justice’s concurring opinion stated that is not the intent. Accordingly, the consulting team does not
recommend removing the on-site/off-site distinction from the Town'’s sign controls.

The bullet points below identify the key recommended changes to Addison’s sign regulations to comply
with the Reed v Gilbert decision in light of the assumptions above.

* All references to sign types that include or imply a
particular message (for example, impound signs, Key Question
gasoline signs, no trespassing signs, real estate signs,
etc.) will be removed and replaced with general sign
controls regulating the time, place, and manner of

Should permanent and
commercial signage

regulations be updated to

Messagineg. reflect the Supreme
* Eliminate the multi-tenant sign type and consider Court decision regarding
allowing larger buildings and properties in more intense content neutrality?

zone districts to qualify for a larger sign. Additional
projecting signs and under-canopy signs can still be
permitted on a per-tenant basis.

* Make exemptions for flags and decorations more general (i.e. they do not depend on the content
of the flag and are not limited to holiday decorations).

* Clarify what distinguishes “wall art” and “murals” from “signs” and “advertising.”

Recommendations:

e Remove references to sign types that include or imply a particular message.

e Remove references to “multi-tenant signs.”

e Make exemptions for flags and decorations more general.

e Clarify what distinguishes “wall art” and “murals” from “signs” and “advertising.”
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This part of the report provides an overview of what the proposed structure and general content of a new
UDC for Addison might look like if the recommendations from Parts 2 and 4 of this report are
implemented. This outline is structured as a new chapter in the Municipal Code of Ordinances. It is
intended as a starting point for further dialogue and is tailored for Addison, building on our experience
with successful code projects throughout Texas and the nation.

The Code of Ordinances is currently comprised of 26 chapters and three appendices. While only 26
chapters include content, the chapter numbers range anywhere from one to 86, with several gaps. The
zoning and subdivision standards are listed as Appendix A and Appendix B respectively. In the current
Code of Ordinances, standards related to land development are scattered throughout several chapters.
This project will consolidate the Town’s development regulations into a single chapter, making it easier
for users to find the information they are seeking. An improved and efficient organization will consolidate
like information, minimize (but not eliminate) cross-referencing, and make it relatively easy for users to
find needed answers.

The proposed new articles are below. Each proposed article indicates (with grey shading) which articles
and sections from the current Code of Ordinances would be folded into the proposed UDC.

This article will include provisions that are applicable to the UDC as a whole, including:

Title, Effective Date, and Mapping

This section will establish the title of the UDC, its effective date, and describe how the official zoning map
and district boundaries are maintained.

Purpose and Intent

This section will describe generally why the UDC is important to the Town of Addison and how it regulates
land development to protect the public health, safety, and welfare of the Town.

Authority, Applicability, and Jurisdiction

This section will describe the UDC’s applicability to development or redevelopment (unless otherwise
exempted), the UDC’s application to governmental agencies, how internal code conflicts are resolved,
and a statement on the UDC's relationship to the extraterritorial areas (ETJ) and private covenants.

Transition from Prior Regulations

This section will describe how prior building permits, violations, nonconformities, and development
approvals will be processed by the new UDC. It could also include an option for pending applications to be
reviewed and decided under the current regulations or the new UDC.

Nonconformities

This section will describe how legal nonconformities are administered and enforced and standards for
nonconforming uses, nonconforming structures, nonconforming lots, nonconforming signs, and
nonconforming site features.
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Enforcement

This section will describe how Addison enforces the UDC, including standards for violations, penalties and
remedies, and authorized enforcement officers. As with many other sections in the UDC, we recommend
relocating specific information that may change frequently to an administrative manual, such as dollar
amounts for fees and penalties.

Severability

This section will clarify that any specific standard in the UDC that is invalidated by a court, shall not affect
the application or validity of any other standard in the UDC not included by that court’s judgment.

Current Sections

Below is a summary of content from the current Code of Ordinances that will be incorporated into this
new article:

Chapter 14 — Aviation
Article IV - Airport Zoning
14-125: Nonconforming Uses
14-151: Enforcement and Remedies

Chapter 34 — Environment:
Article VI - Landscaping Regulations
Sec. 30-211: Enforcement

Chapter 62 - Signs:
Article Il - Administration and Enforcement
Sec. 62-32: Nonconforming Signs
Sec. 62-35: Violations
Article lll — Contractors
Sec. 62-100: Cancellation
Appendix A — Zoning:
Article | - Title and Purpose
Article Il — Districts and District Boundaries
Sec. 2: Boundaries
Article XXIIl - Nonconforming Uses (except definitions)
Article XXVII — Enforcement
Article XXVIII — Penalty for Violation
Article XXXI - Interpretation, Purpose, and Conflict
Article XXXII — Boundaries of Districts
Article XXXIII - Completion of Existing Buildings
Article XXXIV — Preserving Rights in Pending Litigation and Violations Under Existing Ordinances
Article XXXV — Repealing Clause
Article XXXVI - Validity
Article XXXVII — When Effective
Appendix B — Subdivisions
Sec. 9-B: Fee for Subdivision or Plat — Violations
Sec. 16-A: Penalty
Sec. 18: Penalty

The zoning districts article establishes the base zoning districts, sub-districts, planned development
district, overlay districts, and describes how the districts relate to one another.
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Zoning Districts Established

This section will summarize the lineup of zoning districts, according to earlier recommendations for
consolidation, elimination, and creation of new districts. A table will be incorporated similar to the
example provided earlier in this assessment.

Residential Districts

This section will include zoning district information for all residential districts in the Town. Each district
will include a purpose statement, a summary table for applicable dimensional standards (height, setbacks,
lot area requirements, etc.), and any standards that are applicable to that specific district. We
recommend including graphics that illustrate the dimensional standards for each district. Some
communities also supplement their zoning districts with conceptual graphics or photographs depicting
typical development in each district. This section will also reference residential design standards.

Mixed-Use and Nonresidential Districts

This section will include zoning district information for all mixed-use districts and other nonresidential
(such as commercial and industrial) districts. The components included in residential districts will also be
included for all other districts in the code (purpose, summary of dimensions, district-specific standards,
graphics, and references to design standards).

Special Purpose Districts

This section will include zoning information for all special purpose districts, such the planned
development district.

Overlay Districts

This section will describe the purpose and applicability of overlay districts, summarize how they are
administered.

Dimensional Standards and Exceptions

This section will summarize the dimensional standards for all zoning districts. This will include summary
tables with dimensional standards for the following:

* Lot standards (e.g., minimum lot area, minimum open space, maximum lot coverage)
» Setbacks (e.g., minimum yard requirements, build-to requirements)
* Building standards (e.g., minimum and maximum height)

A summary of the key dimensional standards will be included in a short summary table for each zoning
district. Following the dimensional standards tables, a list of exceptions and encroachments will be
included, as well as references to the residential design standards. This will describe what types of
structures, building elements, or site features are either exceptions from dimensional standards (such as
uncovered porches), or may encroach into required areas (such as spires, chimneys, and bay windows).

Current Sections

Below is a summary of content from the current Code of Ordinances that will be incorporated into this
new article:

Appendix A — Zoning:
Article Il — Districts and District Boundaries
1: Districts
Article lll - Newly Annexed Territory
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1: Temporary Classification
2: Issuance of Permits
Article IV — R-1 Single-Family Dwelling District Regulations
2: Height Regulations
3: Area Regulations
Article V — R-2 Single-Family Dwelling District Regulations
2: Height Regulations
3: Area Regulations
Article VI — R-3 Single-Family Dwelling District Regulations
2: Height Regulations
3: Area Regulations
Article VIl — R-16 Single-Family Dwelling District Regulations
2: Height Regulations
3: Area Regulations
Article VIIl - “A” Apartment District Regulations
2: Building Regulations
3: Height Regulations
4: Area Regulations (except for setback exceptions)
Article IX — LR Local Retail District Regulations
2: Height Regulations
3: Area Regulations
Article X — C-1 Commercial-1 District Regulations
2: Height Regulations
3: Area Regulations
Article XI — C-2 Commercial-2 District Regulations
2: Height Regulations
3: Area Regulations
Article XII — I-1 Industrial-1 District Regulations
2: Height Regulations
3: Area Regulations
Article Xlll - I-2 Industrial-2 District Regulations
2: Height Regulations
3: Area Regulations
Article XIV - I-3 Industrial-3 District Regulations
2: Height Regulations
3: Area Regulations
Article XV — Planned Development District
1: Purpose and Intent
3: Uses Permitted

Article XVI - Planned Development, Townhouse/Condominium District

1: Purpose of District
3: Uses Permitted
7: General Conditions
8: Townhouse Yard Requirements
9: Density
13: Open Space (except for specific landscape standards)
Article XVI — Planned Development, Condominium Conversions
1: Purpose of District
5: Permitted Uses
Article XVIIl - MXR Mixed Use Residential District Regulations
1: Statement of Purpose
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2.2: Design Standards (except for permit procedural requirements and building design requirements)

Article XIX — UC Urban Center District Regulations
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1: Purpose of District
3: Dimensional and Design Standards; Residential Sub-District (only lot and building dimensional standards)
5: Dimensional and Design Standards; Commercial Sub-District (only lot and building dimensional standards)
Article XIX.A — Belt Line District Regulations
1: Purpose, Goals, and Intent
3: General District Standards (except for waivers and use regulations)
Appendix Il: Street Types (some content may be moved to Development Standards and apply generally city-
wide)
Article XXII - Exceptions
Appendix B — Subdivisions
7-A: Private Street Regulations (as part of Planned Development standards)

This article will contain all of the standards applicable to specific land uses. The current regulations
include land uses and applicable standards within each zoning district, which makes comparative analysis
across districts difficult.

Table of Allowed Uses

The table of allowed uses will summarize allowable uses by zoning district or sub-district, indicating the
level of approval required (by-right, special use permit, or not permitted), and will include cross-
references to additional standards that apply to a specific use. This table will reduce the overall length of
the UDC, reduce the potential for inconsistencies throughout districts, and provide an opportunity to
compare uses across districts without navigating between different sections. As discussed previously in
this assessment, the current list of uses will be consolidated into fewer specific uses in broad categories.

Use-Specific Standards

This section will incorporate standards that apply to specific land uses, such as telecommunications,
home occupations, drive-throughs, outdoor storage, and other uses that have unique impacts or
standards associated with them. Use-specific standards are currently scattered throughout the
development code and we recommend consolidating them into this single section of a use regulations
article. Use-specific standards will be cross-referenced in the table of allowed uses to provide quick
access to additional standards for any given land use. When the code is drafted, additional use-specific
standards may be necessary to address concerns as they come to light.

Accessory and Temporary Uses and Structures

This section will describe the standards for accessory uses (such as day care facilities), accessory
structures (such as detached garages), temporary uses (such as construction offices), and temporary
structures (such as produce stands). Accessory uses will be shown in the table of allowed uses, likely
marked with an “A,” or at the end of the table in its own category of uses. Temporary uses will likely be
included at the end of the allowed uses table marked with a “T.” As with primary uses, use-specific
standards will apply to accessory and temporary uses where necessary.

Current Sections

Below is a summary of content from the current Code of Ordinances that will be incorporated into this
new article:

Chapter 10 — Animals
Article | — In General
10-9: Requirements on Keeping Livestock and Fowl/
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Chapter 14 — Aviation
Article 1ll — Municipal Airport
14-69: Hangars (may provide cross-reference only)
Article IV - Airport Zoning
14-122: Zones
14-123: Height Limitations
14-124: Use Restrictions
14-126: Permits

Chapter 18 — Buildings and Building Regulations
Article Ill — Property Maintenance Code
Sec. 18-129 - Vehicles being offered for sale
Sec. 18-130 - Outside storage in residential areas
Sec. 18-131 - Accessory structures
Sec. 18-133 - Recreational vehicles - residential
Sec. 18-134 - Portable storage structure
Article XI — Satellite Earth Stations
18-652: Purpose
18-655: Size, Location, Etc.
Article Xlll — Solar Energy Systems
18-727: Purpose
18-729: Size, Location, Etc.

Chapter 22 — Business
Article IV — Sexually Oriented Business (all except 22-131 definitions)

Chapter 67 — Special Events (may provide cross-reference only)

Chapter 78 — Traffic and Vehicles

Article VI — Abandoned and Junked Vehicles

78-286: Storage
Appendix A — Zoning:

Article Il - Districts and District Boundaries
3: Use of Land and Buildings

Article IV — R-1 Single-Family Dwelling District Regulations
1: Use Regulations

Article V — R-2 Single-Family Dwelling District Regulations
1: Use Regulations

Article VI — R-3 Single-Family Dwelling District Regulations
1: Use Regulations

Article VIl — R-16 Single-Family Dwelling District Regulations
1: Use Regulations

Article VIIl - “A” Apartment District Regulations
1: Use Regulations
6: Accessory Buildings
8: Recreational Facilities

Article IX — LR Local Retail District Regulations
1: Use Regulations
8: Outside Sales and/or Commercial Promotions
9: Outside Storage

Article X — C-1 Commercial-1 District Regulations
1: Use Regulations
6: Outside Sales or Commercial Promotions
8A: Outside Sales and/or Commercial Promotions (except for permit procedural requirements)
8B: Outside Storage

Article XI — C-2 Commercial-2 District Regulations
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1: Use Regulations
7: Outside Sales and/or Commercial Promotions (except for permit procedural requirements)
8: Outside Storage
Article XIl — I-1 Industrial-1 District Regulations
1: Use Regulations
6: Outside Sales and/or Commercial Promotions (except for permit procedural requirements)
7: Outside Storage
Article Xlll — I-2 Industrial-2 District Regulations
1: Use Regulations
6: Outside Sales and/or Commercial Promotions (except for permit procedural requirements)
7: Outside Storage
Article XIV - I-3 Industrial-3 District Regulations
1: Use Regulations
7: Outside Storage
Article XVI - Planned Development, Townhouse/Condominium District
2: Planned Development
17: Deed Restrictions and Owner Association Agreements
Article XVI — Planned Development, Condominium Conversions
2: Planned Development
Article XVIIl - MXR Mixed Use Residential District Regulations
2: Permitted Uses
2.1: Accessory Uses
Article XIX — UC Urban Center District Regulations
2: Use Regulations; Residential Sub-District
3: Dimensional and Design Standards; Residential Sub-District (only use related content; outside sales and
storage)
4: Use Regulations; Commercial Sub-District
3: Dimensional and Design Standards; Residential Sub-District (only use related content; outside sales and
storage)
14: Special Conditions Applicable to Particular Uses
Article XIX.A — Belt Line District Regulations
3: General District Standards (only use regulations)
Appendix I: Belt Line District Land Use Chart

Development standards incorporate site layout, building design, and operational standards. While the
districts and uses articles focus on what a property owner can do with their property, and where they can
do it, the development standards regulate the quality of development.

Site Layout Standards

This section will describe the standards for site layout features, including:

* Preservation of natural site features;

* Stormwater drainage;

* landscaping;

* Access, circulation, and connectivity; and
* Parking, loading, and stacking.

Each of these components is important to how the physical site is laid out for development, and will be
organized in the UDC “from the ground up.”
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Building Design Standards

Any building design standards that apply to multiple districts will be located here. Even building design
standards specific to a single district (e.g., Urban Center or Belt Line) may be relocated here and made
generally applicable. These standards will be revisited to determine the appropriate level of detail and to
remove redundancy. Additionally, the new UDC should explore more flexible options for complying with
the design standards as discussed above in the major themes, such as providing alternatives to the
existing masonry requirement.

Neighborhood protection standards will be integrated into the development standards to help address
development and redevelopment near existing low-density residential districts to ensure adequate
mitigation of potential impacts. These standards could include building “stepbacks,” reductions of light
pole height, increased setbacks, additional buffering or screening requirements, and further controls on
service areas or drive-throughs.

Operational Standards

This section will include standards for operational facilities associated with site development, such as off-
street parking, lighting, and screening and fencing. Performance standards that are more specific to
nuisance regulations (noise and odor) will remain in current Code of Ordinances and references to these
sections will be included in the UDC.

Current Sections

Below is a summary of content from the current Code of Ordinances that will be incorporated into this
new article:

Chapter 18 — Buildings and Building Regulations
Article Ill — Property Maintenance Code
Sec. 18-128 - Standards for trees, plants and shrubs
Sec. 18-132 - Driveway requirements
Article X — Fences (all content except for 18-611 definitions and 18-623 inspection)

Chapter 34 — Environment:
Article | — In General
34-32: Intent and Purpose
34-33: No Obligation to Town
Article Il — Landscape Preservation and Protection
34-36: Permit for Removal or Planting of Plat Materials on Public Property (except for permit procedural
requirements)
Article VI — Landscaping Regulations
34-201: Purpose
34-203: Applicability
34-205: Plant Material Substitutions
34-207: Landscape Design Standards (except visibility triangle standards (c) and inspection requirements (j))
34-208: Tree Replacement and Protection (except for permit procedural requirements)
34-209: Landscape Standards and Specifications
34-210: Landscape Maintenance

Chapter 42 — Floods
Article Il - Flood Damage Prevention (except for permit procedural requirements)

Chapter 62 — Signs:
Article | — In General
62-2: Purpose
62-3: Compliance with Laws Required; Conflict
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62-4: Maintenance

62-5: Nuisances

62.51: Required (except for specific permit fee amounts)
Article lll — Contractors

62-81: Abandoned Signs

62-96: Required

62-101: Required Prior to Issuance of Permit
Article IV — Requirements for Specific Types of Signs
Article V - Prohibited Signs
Article VI - Special Districts

Chapter 70 — Streets, Sidewalks, and Other Public Places
Article I - In General
70-2: Owners to Construct Sidewalk.
Article VII - License for Use of Public Right-Of-Way
70-321 through 70-330 (valet parking standards)

Chapter 78 — Traffic and Vehicles
Article IV - Stopping, Standing, and Parking
78-171 through 78-180

Appendix A — Zoning:
Article IV — R-1 Single-Family Dwelling District Regulations
4: Parking Regulations
5: Type of Construction
6: Refuse Containers
Article V — R-2 Single-Family Dwelling District Regulations
4: Parking Regulations
5: Type of Construction
6: Refuse Containers
Article VI — R-3 Single-Family Dwelling District Regulations
4: Parking Regulations
5: Type of Construction
Article VIl — R-16 Single-Family Dwelling District Regulations
4: Parking Regulations
5: Type of Construction
6: Refuse Containers
Article VIII - “A” Apartment District Regulations
5: Parking Regulations
7: Refuse Facilities
9: Mechanical Equipment
10: Lighting
11: Maintenance
13: Site Landscaping
Article IX — LR Local Retail District Regulations
4: Miscellaneous Provisions
5: Parking Regulations
6: Type of Construction
7: Loading and Unloading Facilities
10: Mechanical Equipment
11: Refuse Facilities
12: Site Landscaping
Article X — C-1 Commercial-1 District Regulations
4: Parking Regulations
5: Type of Construction
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7: Loading and Unloading Facilities
9: Mechanical Equipment
10: Refuse Facilities
11: Site Landscaping
Article XI — C-2 Commercial-2 District Regulations
4: Miscellaneous Regulations
5: Parking Regulations
6: Type of Construction
9: Mechanical Equipment
10: Site Landscaping
Article Xl — I-1 Industrial-1 District Regulations
4: Parking Regulations
5: Type of Construction
8: Mechanical Equipment
9: Refuse Facilities
10: Site Landscaping
Article Xlll — I-2 Industrial-2 District Regulations
4: Parking Regulations
5: Type of Construction
8: Mechanical Equipment
9: Refuse Facilities
10: Site Landscaping
Article XIV - I-3 Industrial-3 District Regulations
4: Parking Regulations
5: Type of Construction
6: Emergency Access Easement
8: Mechanical Equipment
9: Refuse Facilities
10: Site Landscaping
Article XVI — Planned Development, Townhouse/Condominium District
10: Construction Materials and Design (as a use-specific standard)
11: Parking
12: Streets, Alleys, and Accessways
14: Utilities
15: Postal Service
16: Refuse Collection and Storage
18: Fire Walls Separating Dwelling Units
Article XVI — Planned Development, Condominium Conversions
6: Parking
7: Landscaping
8: Utilities
9: Balconies
10: Postal Service
11: Refuse Collection and Storage
13: Fire Walls
Article XVIIl - MXR Mixed Use Residential District Regulations
2.2: Design Standards (except for dimensional standards)
3: Open Space Requirements
Article XIX — UC Urban Center District Regulations
3: Dimensional and Design Standards; Residential Sub-District (except for lot and building dimensional
standards)
5: Dimensional and Design Standards; Commercial Sub-District (except for lot and building dimensional
standards)
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Article XIX.A — Belt Line District Regulations
4: Buildings
5: Parking
6: Streetscape, Lighting, and Mechanical
7: Landscape Requirements
Appendix II: Street Types (some content may apply generally city-wide)

This section will include the standards that apply to landowners seeking to subdivide land for
development (any standards that might apply to both subdivision and redevelopment would be located in
the Development Standards article). Subdivision procedures will be located in the new Administration
and Procedures article. Content for this new article may include:

* Lot and block layout;

e Street standards;

* Sensitive area protection;

*  Walkability and mobility;

* Requirements for sidewalks and trails;

* Common open space standards;

* Dedication of park lands; and

* Developer agreements for improvements.

Current Sections

Below is a summary of content from the current Code of Ordinances that will be incorporated into this
new article:

Appendix A — Zoning:
Article VIIl - “A” Apartment District Regulations
12: Special Requirements
Appendix B — Subdivisions
1: Division of Land to be Under Supervision of the Town
2: Withholding Improvements
16: General Requirements

This article will describe the review and approval procedures for the various types of development
applications, with revisions to the current standards as described earlier in this assessment. This article
will address some of the concerns we heard related to procedures, including codifying current review
practices, redefining thresholds for minor and major developments, and incorporating more objective
approval criteria. Please see the discussion above in Part 2 of this report for additional detail on proposed
improvements to the procedures.

Summary Table of Development Review Procedures

This first section will incorporate a table similar to the one below from another jurisdiction, summarizing
the basic requirements for review and approval of any development application in this code. The table
will be organized by type of application (e.g., ordinance and plan amendments), review authorities (e.g.,
Planning Commission), and will identify other specific requirements such as which types of approvals
require public hearings.
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Notice Review and Decision-Making Bodies
Procedure Code E 3|2 AppTircea-tiun Historic | Planning & Ci
Reference | 2| &\ G| o onference| Staff Prsvtn Zoning Y Board of
) -] Council [Adjustment
a == Comm. Comm.
Development Permits
Development Minor 8.4 v D[1] <A
Review Major 8.4 v v R <R >[3] <D> <A
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Subdivision Procedures
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Reversion to Acreage 8.5E iYL ¥ R <R> <D>
Ordinance Amendments
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Code Amendment (Text) 8.6.C ¥ v [4] R <R> < D>

Common Review Procedures

Common review procedures identify and describe the procedures that apply to most development
applications in the Town. Proposed common review procedures for Addison are described earlier in this
report. Any common procedure from the current Code of Ordinances, such as application submittal
requirements, public noticing procedures, and hearing procedures will be located here rather than
repeating the same information for each application type. This will reduce the overall length of the UDC
and eliminate the possibility of conflicting provisions as the UDC is updated over time.

Development Permits and Procedures

This section will include review and approval procedures for applications such as site plan review and
special use permit review. This section will cross-reference common review procedures and include
application-specific modifications. Communities often maintain floodplain development permitting
procedures outside the overall administration and procedures section of the zoning regulations due to
the unique nature and length of the provisions. The same is true for historic preservation procedures
(designations, certificates, etc.).

Subdivision Procedures

This section will include review and approval procedures for subdivision applications.

Ordinance and Plan Amendment Procedures

This section will include review and approval procedures for applications such as rezonings, text
amendments, and amendments to the comprehensive plan. This section will cross-reference the common
review procedures where possible, and will include additional standards that apply to specific applications
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types. For example, the rezoning section might cross-reference the staff review standards from common
review procedures, but include an additional provision requiring a traffic impact analysis.

Flexibility and Relief Procedures

This section will include review and approval procedures for applications such as appeals, variances, and
minor modifications.

Review and Decision-Making Bodies

This final section will describe the powers and duties, membership, and basic meeting procedures for the
various review and decision-making authorities for development applications.

Current Sections

Below is a summary of content from the current Code of Ordinances that will be incorporated into this
new article:

Chapter 14 — Aviation
Article IV - Airport Zoning
14-127: Variances
14-128: Obstruction Marking and Lighting
14-146 through 14-120: Administration

Chapter 18 — Buildings and Building Regulations
Article X — Fences
18-623: Inspection
Article XI — Satellite Earth Stations
18-653: Building/Fire Code Board of Appeals
18-654: Installation; Permit Required
Article Xlll — Solar Energy Systems
18-728: Installation-Permit Required
18-730: Building/Fire Code Board of Appeals

Chapter 34 — Environment:
Article Il — Landscape Preservation and Protection
34-34: Authority of Director
34-35: Trees in Public Property
34-36: Permit for Removal or Planting of Plat Materials on Public Property (only procedural requirements)
Article VI - Landscaping Regulations
34-204: Required Landscape Documents
34-206: Landscape and Irrigation Plan Submittal
34-207: Landscape Design Standards (only landscape inspection requirements (j))
34-208: Tree Replacement and Protection (only permit procedural requirements)
34-212: Bonding
34-213: Certificate of Occupancy

Chapter 42 - Floods
Article Il - Flood Damage Prevention
42-56 through 42-60: Administration and Enforcement

Chapter 62 - Signs:
Article Il - Administration and Enforcement
62-31: Administration
62-33: Meritorious Exceptions
62-34: Impounded Signs
62-52: Applications
62-53: Permanent Detached Signs
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62-55: Lapse of Sign Permit

62-55: Revocation

62-56: Duration

62-57: Fees

62-58: Electrical Permit

62-59: Condemnation Notice
Article 1ll — Contractors

62-97: Application

62-98: Fee

62-99: Insurance or Bond Required

62-101: Required Prior to Issuance of Permit

Appendix A — Zoning
Article XV — Planned Development District
2: Application
4: Development Schedule
5: Procedure for Approval of Development Plan
6: Coordination with Subdivision Regulation Ordinance
Article XVI — Planned Development, Townhouse/Condominium District
3: Comprehensive Site Plan
4: Detail Development Plan
5: General Location of Zoning
Article XVI — Planned Development, Condominium Conversions
3: Comprehensive Site Plan
4: Detail Conversion Site Plan
12: Creation of a Condominium Regime and Bylaws
Article XVIIl - MXR Mixed Use Residential District Regulations
4: Concept and Development Plan Approval
5: Waiver of Design Standards
Article XIX — UC Urban Center District Regulations
6: Flexible Standards
7: Establishment of District
8: Preliminary Development Plan Approval Procedure
9: Final Development Plan Approval
10: Conditional Use Procedure
11: Waiver Procedure
12: Amendments of Plan
13: Lapse of Approvals
Article XIX.A — Belt Line District Regulations
8: Procedures
Article XX — Special Uses
Article XXIV — Board of Adjustment
Article XXV — Unplatted Property
Article XXVI — Permits and Certificates
Article XXIX — Changes and Amendments

Appendix B — Subdivisions
4: Procedures for Subdivision
5: Annexation
6: Zoning
7: Land Study
8: Preliminary Plat and Plans
9: Final Plat and Plans
10: Filing of Plat
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11: Submittals Required for Construction
12: Subdivision Construction

13: Acceptance of Subdivision

14: As-Built Plans

15: Issuance of Building Permits

17: Minor Amendments and Corrections

The definitions in the current Code of Ordinances are scattered throughout several articles including
Chapter 34: Environment; Chapter 62: Signs; Appendix A: Zoning; and Appendix B: Subdivisions. We
recommend consolidating all definitions at the end of the UDC, similar to where glossaries are located for
other technical documents.

Rules of Construction

This section will describe how specific terms are interpreted throughout the UDC, including lists and
examples, computation of time, public officials mentioned in the UDC, mandatory vs. discretionary terms,
conjunctions, tenses and plurals, and conflicts between text and illustrations.

Other Terms Defined

This section will include definitions for all terms in the UDC, including definitions for use categories (e.g.,
group living, agricultural, manufacturing, utilities), definitions for specific uses included in the new Table
of Allowed Uses, acronyms, dimensional and terms of measurement, procedural terms, and development
standards and design terms.

Current Sections

Below is a summary of content from the current Code of Ordinances that will be incorporated into this
new article:

Chapter 1 — General Provisions
1-2: Definitions and Rules of Construction (partial)

Chapter 2 — Administration
Article Ill - Officers and Employees
2-91 — Definitions (partial)
Chapter 14 — Aviation
Article 1ll — Municipal Airport
14-61A: Definitions (partial)
Article IV - Airport Zoning
14-121: Definitions
Chapter 18 — Buildings and Building Regulations
Article X — Fences
18-611: Definitions
Article XI — Satellite Earth Stations
18-651: Definitions
Article Xlll — Solar Energy Systems
18-726: Definitions
Chapter 22 - Business
Article IV — Sexually Oriented Business
22-131: Definitions

Chapter 34 — Environment:
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Article Il — Landscape Preservation and Protection
34-31: Definitions
Article VI - Landscaping Regulations
34-202: Definitions
34-207 Landscape Design Standards (only visibility triangle standard (c))
Chapter 42 — Floods
Article Il - Flood Damage Prevention
42-32: Definitions
Chapter 62 — Signs:
Article | — In General
62-1: Definitions
Chapter 70 — Streets, Sidewalks, and Other Public Places
Article VII - License for Use of Public Right-Of-Way
70-320: Definitions
Chapter 78 — Traffic and Vehicles
Article | — In General
78-8: Obstacles
78-12: Structures and Vegetation on Corner Lots
Article VI — Abandoned and Junked Vehicles
78-231: Definitions (partial)
Appendix A — Zoning:
Article VIIl - “A” Apartment District Regulations
4: Area Regulations (only setback exceptions)
Article XIX.A — Belt Line District Regulations
2: Definitions
Article XXIll - Nonconforming Uses
1: Definition
Article XXX - Definitions
Appendix B — Subdivisions
3: Definitions
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