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A. GENERAL REQUIREMENTS

1. Purpose and Intent

These Development Standards describe the Planned Unit Development zoning entitlements and
development requirements (the “PUD”) for The Commons at Heatherwilde and Pecan (“The Commons”, the
“Project’, or the “Development’). This re-zoning allows two separately owned but contiguous and
undeveloped parcels in the City of Pflugerville (the “City”) to be transformed into a densely developed urban
mixed-use community.

2. Development Plan
The Commons is an innovative community proposed for development on approximately 44.7 acres of land.
See EXHIBIT 1 and EXHIBIT 2 for separate land surveys of the two parcels. It will consist of a mix of retail,
office, and residential uses. The community is designed to meet the market demand for “walkable
urbanism” whose best practices for providing a variety of housing products, pedestrian and bicycle safety,
proximity to employment and basic daily needs, and highly amenitized civic spaces available to the general
public, cannot be met under the regulations of the City’s existing Unified Development Code (UDC). The
development plan incorporates the following goals:
a. Create a walkable, mixed-use, compact community offering a diversity of housing options, for rent
and for sale, at various price points.
b. Provide a range of living, working, shopping, and recreation choices in close proximity to each
other.
c. Accommodate a variety of transportation modes including potential future bus transit, as well as
safe mobility for people on foot, people on bicycles, and people in cars.
d. Create a distinctive, human-scaled destination place with interesting civic spaces and programming
of festivals, farmers markets, and other community events for all residents of Pflugerville to enjoy.
e. Apply best management practices for community programming and urban design through the
establishment of a master property owner’s association and architectural control committee
committed to these principles.
f. Improve quality of life, sustain long-term property values, and enhance the positive effects of
infrastructure investments made by the City of Pflugerville and the Pflugerville Independent School
District in the west side of the city.

3. Consistency with Comprehensive Plan and Unified Development Code

The Commons is designed as a high quality, compact, walkable mixed-use community consistent with the
goals and policies of the Comprehensive Plan and Unified Development Code (the “UDC”) of the City of
Pflugerville. Development shall be approved in accordance with the City of Pflugerville Unified
Development Code CL5 Zoning District regulations (unless otherwise referenced), the Engineering Design
Manual, the Building and Fire Codes and all other applicable codes and ordinances unless otherwise stated
within this ordinance. Where an unintentional conflict may occur, the applicable City codes and ordinances
shall prevail.
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4. Subdivision and Phasing

The Project shall be developed in no more than ten (10) phases that will each include one or more blocks
and associated amenities and infrastructure, including parking and civic space. Prior to the recordation of a
final plat for any lot within the Project, all existing billboard signs shall be disassembled and physically
removed from the property.

5. Building Entitlements Summary
Building Entitlements by parcel (Blocks 1-9, and Blocks 10-11) are allocated as follows:

Entitlement Blocks 1-9 Blocks 10-11 Total

Total Acreage 38.5 acres 6.2 acres 44.7 acres

Minimum Civic Space Dedicated 5.27 acres 0.81 acres 6.08 acres

Maximum Impervious Cover* (see below) (see below) 85%

% Hotel Use 0% - 15% 0% - 40% n/a

% Retail Use 5% - 25% 0% - 20% n/a

% Office Use* 5% - 30% 10% - 40% n/a

% Residential Use 50% - 75% 50% - 85% n/a

Maximum Residential Units 1,030 220 1,250
Minimum percentage of non-residential use required by Block shall be as follows:

Block |1 2 3 4 5 6 7 8 9 10 1

%NR [10% 0% 5% |20% | 10% (0% |20% | 10% |20% | 10% |10%

* For purposes of these calculations, maximum impervious cover may be considered for the entire
development vs. on a per lot conditions, provided that the entire Development never exceed 85%
impervious cover. Water cover throughout the Development shall be considered pervious cover for
purposes of this calculation. Live/Work Units may be classified as Office Use for this purpose.

6. Additional Residential Requirements
a. Maximum number of apartment style (internal single-story) units (for sale or rent) allowed is 1,000.
Live/Work Units shall not be classified as apartment style units for this purpose. Live/Work Units
shall have a ground floor component, shall face a public sidewalk, and shall be allowed only on
building frontages designated for allowed commercial use on the Land Use Plan (Section E
herein). Live/Work Units may have two separate front entrances to facilitate internal separation of
live and work functions.
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b. No more than 500 residential units of any type shall be built until at least 50,000 SF of commercial
space is built (commercial space is defined as hotel, office, retail, or any other non-residential use).
Live/Work Units shall not be classified as commercial space for this purpose.

c. Apartment style (internal single-story) residential units (for sale or rent) shall have no more than
two bedrooms; however, all apartment style residential units may include one additional ancillary
room that shall not to exceed 100 SF and shall not have a built-in closet.
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CST-66-42 AL-26-26 SIDEWALK DETAIL
X O% s
JURISDICTION PUBLIC PRIVATE , 7
THOROUGHFARE TYPE COMMERCIAL STREET ALLEY Q y
RIGHT-OF-WAY WIDTH 66 FEET 26 FEET
PAVEMENT WIDTH 42 FEET 26 FEET
MOVEMENT SLowW sLow
DESIGN SPEED 20-30 MPH 10 MPH
PEDESTRIAN CROSSING TIME 12 SECONDS 10 SECONDS
L4‘70"«L4'—0"J‘3'—0"‘Lj1‘
TRAFFIC LANES 2LANES 2LANES FRONTAGE  THROUGHWAY FURNISH. = EDGE
PARKING LANES 2 LANE (8' BY 25' PARKING SPACES) NONE
EFFECTIVE TURNING RADIUS 25" EFFECTIVE TURNING RADIUS 25’ EFFECTIVE TURNING RADIUS
KEY CST-66-42
PUBLIC FRONTAGE TYPE ALL N/A
THOROUGHFARE TYPE———
WALKWAY TYPE 12" SIDEWALK (BOTH SIDES) 4 WALKWAY (BOTH SIDES)
RIGHT-OF-WAY WIDTH
PLANTER TYPE TREE PITS NONE
PAVEMENT WIDTH
CURB TYPE RAISED NONE
TRANSPORTATION PROVISION BUS TRANSIT NONE TYPES
SURFACE MATERIAL ASPHALT, BRICK, PAVERS OR CONCRETE ASPHALT, BRICK, PAVERS OR CONCRETE
COMMERCIAL STREET CST
ALLEY AL
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D. CIVIC SPACE PLAN
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CIVIC SPACE & IMPROVEMENTS BUDGET

CIVIC BUILDABLE TARGETUNITS/  TARGET MINIMUM
BLOCK SPACE AREA BUILDABLE  RESIDENTIAL SIDEWALK IMPROVEMENTS

(Acres)  (Acres) (Acres) ACRE (Units) (Acres) INTENDED CIVIC SPACE IMPROVEMENTS BUDGET
BLOCK 01 3.24 0.35 2.89 25.0 72 0.31 Public Art, Landscape, Hardscape, Irrigation, Trail Amenities $50,000
BLOCK 02 2.69 0.37 2.32 25.0 58 0.39 | Dog Park, Landscape, Hardscape, Irrigation, Trail Amenities $10,000
BLOCK 03 4.50 1.16 3.34 35.0 17 0.49 | Playground, Landscape, Hardscape, Irrigation, Trail Amenities $115,000
BLOCK 04 3.26 0.09 3.17 45.0 143 0.46 | Landscape, Hardscape, Irrigation, Trail Amenities $20,000
BLOCK 05 3.36 047 2.89 75.0 217 0.45 | Play Fountain, Landscape, Hardscape, Irrigation, Trail Amenities $250,000
BLOCK 06 2.16 0.35 1.81 35.0 63 0.34 | Garden, Orchard, Landscape, Hardscape, Irrigation, Trail Amenities $10,000
BLOCK 07 4.32 0.57 3.75 35.0 131 0.52 | Exercise Station, Landscape, Hardscape, Irrigation, Public Art, Trail Amenities $20,000
BLOCK 08 1.88 0.24 1.64 70.0 115 0.34 | Landscape, Hardscape, Irrigation, Trail Amenities $60,000
BLOCK 09 4.58 1.67 2.91 40.0 116 0.64 | Water Feature, Amphitheater, Landscape, Hardscape, Irrigation, Trail Amenities $350,000
BLOCK 10 414 0.67 347 45.3 157 0.52 | Landscape, Hardscape, Irrigation, Trail Amenities $10,000
BLOCK 11 1.14 0.14 1.00 60.0 60 0.23 | Landscape, Hardscape, lrrigation, Trail Amenities $5,000
TOTAL 35.26 6.08 29.19 42.8 1,250 4.69 $900,000

Minimum improvements budget for each block, except Blocks 5 and 9, shall not depend on achievement of Target Units
For Blocks 5 and 9, the minimum improvement budgets shall be reduced in double proportion to the deficit of Total Target Units, to a maximum reduction of 50%.
For example: If the Total Units built is 1,000 (20% short of Total Target Units), then the budgets for Blocks 5 and 9 shall be reduced by 40%.

REGULATING PLAN 8



LEGEND

n
.
A\
Y
]
]
%/
o

 — —

0

PROPERTY LINE

CIVIC SPACE

1-2 STORIES
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3-5 STORIES (Minimum 3 Stories Required)

4-7 STORIES (Minimum 4 Stories Required)
ALLOWED GROUND-FLOOR COMMERCIAL USE

REQUIRED ARCADE OR GALLERY

ARCHITECTURAL ELEMENT (an element of
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termination or desired massing, to be
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SITE AREA CALCULATIONS
BLOCKS AREA
(acres) Includes Civic Space

BLOCK 01 3.24

BLOCK 02 2.69

BLOCK 03 4.50

BLOCK 04 3.26

BLOCK 05 3.36

BLOCK 06 2.16

BLOCK 07 4.32

BLOCK 08 1.88

BLOCK 09 4.58

BLOCK 10 4.14

BLOCK 11 1.14

~ TOTALBLOCKAREA | 35.26

TOTAL R.O.W. AREA 9.45

TOTAL SITE AREA 44.71
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F. UNIFIED DEVELOPMENT CODE CALIBRATIONS

Development shall comply with the Corridor District CL5 zoning category described in the City of
Pflugerville Unified Development Code (the “UDC”) as amended, or as otherwise referenced or described
as follows:

Subchapter 4: Land Uses

1. Permitted Uses: Uses listed below have been modified from the CL5 District in order to ensure
compatibility with the entire development. Uses noted with a “P” are permitted by right provided
that all other requirements applicable to the use within each section are met.

2. Uses Permitted with Conditions: Uses noted with a “C” are permitted by right provided that specific
conditions are met. Specific conditions applicable to these certain uses are listed after the table.

3. Uses Requiring a Specific Use Permit: Uses noted with an “S” require consideration of impacts
associated with a particular location for the proposed use, in addition to the standards that
otherwise apply to the use under Subchapter 4 of the Unified Development Code.

Residential Uses CL5

Accessory Dwelling Unit

Condominium

Duplex
Live Work Unit

Multi-Family

Single Family Attached (3 or more) Townhome

OO |TTV|T|IO|IO|O

Single Family, Detached
Non-Residential Uses CL5

Automobile Parking Lot/Garage

Bar/Tavern

Brewpub/Wine Bar

Brewery/Distillery/Winery, Micro

Civic Center

Clinic

Commercial Recreation and Entertainment, Indoor

||| | V|V |TOW)| O

Commercial Recreation and Entertainment, Outdoor
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Convention Center

Day Care Facility

Drive Thru Facilities

SIC

Dry Cleaning, Minor

Event Center

Financial Institution

Government Facilities

Health/Fitness Center

Hospital

Hotel/Hotel Residence

Liquor Store (Off-Premise Consumption)

Massage Therapy, Licensed

Mobile Food Park

Museum/Art Gallery

Office: Administrative, Medical, or Professional

Park or Playground

Personal Services

Print Shop, Minor

Research and Development Center

Restaurant

Retail Sales and Services

Retail Sales- Single tenant over 50,000 SF

Theatre, Neighborhood

Theatre, Regional

Transit Terminal (Park & Ride)

Utilities

|/, Y9V, V|V |UVV| UV, »W|UVO|VOVO|TOO|TOD|TOV|IO|TVT|TOT|O|»W|TVT| V| TTWT)| V| O

REGULATING PLAN 11



THE COMMO
ATE P

AT HE

Residential Use Conditions:

1.

Accessory Dwelling Unit: Shall be limited to single family detached structures. Only one accessory
dwelling unit, including a single unit above a detached garage, may be permitted if established in
accordance with Section 4.6.3 of the UDC.

Condominium: All residential detached and attached structures shall comply with the applicable
structure design standards outlined in Subchapter 9 of the UDC. Where multiple “for sale” units are
provided in one structure, refer to Multi-Family and Mixed Use Structure requirements provided in
Table 4.2.4 B., Table 4.2.4 C., and Section 9.3 of the UDC.

Single Family Detached Structures:

a. Shall be permitted up to a maximum of 12 units within the Development, and only when
located fronting Old Austin Pflugerville Road on Blocks 1 and 2.

b. Shall be subject to the General Regulations for Single Family Detached under the SF-MU
zoning district per Subchapter 4 (Table 4.2.4 A), and the Residential Design Standards for
Single Family Detached and Duplex/Two-Family Structures within the CL5 Corridor Zoning
District per Section 9.1 of the UDC; as amended.

Duplex/Two-Family:

a. Shall be permitted up to a maximum of 12 units within the Development, and only when
located fronting Old Austin Pflugerville Road on Blocks 1 and 2.

b.  Minimum lot dimensions shall be 60 feet in width, 120 feet in depth, and minimum lot area
shall be 7,200 square feet. Minimum Dwelling Unit area shall be 1,200 square feet, with a
maximum of 2 units per structure.

c. Shall be subject to the Residential Design Standards for Single Family Detached and
Duplex/Two-Family Structures within the CL5 Corridor Zoning District per Section 9.1 of
the UDC; as amended.

Single Family Attached (3 or more units per structure):

a. Shall be permitted up to a maximum of 100 units (for sale or for rent).

b. Shall be subject to the General Regulations for Single Family Attached under the SF-MU
zoning district per Subchapter 4 (Table 4.2.4 A), and the Residential Design Standards for
Single Family Attached (3 or more) Townhome and Condominium per Section 9.2 of the
UDC; as amended.

Non-Residential Use Conditions:

1.

2.

Drive Thru Facilities: Shall require a Specific Use Permit in addition to the following Conditions:
a. Limited to one (1) drive thru facility within the Development
b. Restaurants shall be prohibited from having a drive thru facility
c. Location shall be limited to within 100 feet of the perimeter of the Development along West
Pecan Street and Heatherwilde Boulevard only.
Hotel, Hotel Residence:
a. External balconies must be set back at least 200 feet from any residential zoning district;
b. Must provide staff on-site 24 hours a day;
c. All guest rooms must be accessed through internal hallways, lobby, or courtyard; and
d. Must provide at least three amenities from the list below:
i.  Indoor/Outdoor Pool
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ii. Spa/Sauna
iii. Weight Room/Fitness Center
iv. Playground
v. Sports Court
vi. Plaza/Atrium
vii. Game Room
viii.Jogging Trail
ix. Conference Room (1,000 square feet minimum)
X. Full service Restaurant (minimum seating capacity of 35)
3. Mobile Food Park: Shall comply with Section 4.10 of the Unified Development Code
Research and Development Center: Shall require consideration through a Specific Use Permit.
5. Utilities: All facilities shall be screened from view from residential areas and public right-of-ways
with an opaque screen consisting of an 8 masonry fence or wall with dense vegetation capable of
achieving a mature height of 8 or greater within two years.

»

Subchapter 4: Additional Use Regulations

1. Where a single family detached unit or duplex is established, adjacent land uses shall not exceed
one additional story in height on that block.

2. All building setbacks shall be between 0 and 15 feet from the property line. Corner lots shall
maintain a setback from the side street sufficient to maintain the Sight Triangle. Where a two car
garage is provided per unit, the garage may abut the adjacent entry drive (not applicable to tandem
spaces).

3. Target residential density per block shall be as described on the Civic Space Plan (Section D
herein).

4. Minimum and maximum required structure height per block shall be as depicted on the Land Use
Plan (Section E herein). Height shall be measured as defined in the Unified Development Code.

5. The first story of a structure shall have a height ranging between 10-18 feet, each additional story
will be between 10-14 feet.

6. Parking structures or buildings with ground floor tuck-in parking shall have ground floor residential
or commercial uses for their entire length fronting public streets and civic spaces, except for vehicle
access entrances.

Subchapter 9: Architectural, Site Design and Layout Provisions

1. Minimum garage size internal dimensions for multi-family shall be 12 feet wide by 20 feet deep. A
minor encroachment may be considered within the garage space to allow for a stairwell
encroachment, provided the internal garage dimensions are never reduced to less than 10 feet in
width.

2. Garage parking shall not be required for multi-family units if at least 1 parking space per unit is
included in a structured parking garage, or the multi-family structure is designed to accommodate
at least 1 parking space per unit under the footprint of the structure (tuck under parking).

3. At least 60% of block frontage facing a public street or civic space shall have a building facade
within 15 feet of the property line.
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4. With the exception of a defined entry, tuck under parking shall not be visible from a public street or

a private main drive aisle functioning in a capacity equivalent to a public street.
Subchapter 10: Parking, Mobility and Circulation

1. Office: Administrative or Professional parking requirement shall be 1 parking space per 350 square
feet.

2. An Alternative or Shared Parking Plan utilizing the Urban Land Institute (ULI) methodology and
provided in the same or similar format as EXHIBIT 3 attached hereto shall be submitted by
Developer for each phase of development in which parking deviations from the Unified
Development Code are proposed. If Administrator determines parking deficiencies from previous
development phases exist, additional excess parking may be required in subsequent phases.

3. On-street parking shall qualify as Off-site parking for Alternative or Shared Parking Plans.

4. Subject to the findings of the required Transportation Impact Analysis during the preliminary plan
process, and the recommendations of TxDOT, street geometries and designs parameters shall be
intended to maximize pedestrian and bicycle safety by maintaining a design speed of 30 m.p.h. or
less. The final design shall consider the Recommended Practices described in the Institute of
Transportation Engineers (ITE) manual entitled “Designing Walkable Urban Thoroughfares: A
Context Sensitive Approach”, specifically General Urban (C-4) Residential Street and Commercial
Street categories described on Table 6.4 Design Parameters for Walkable Urban Thoroughfares,
attached hereto as EXHIBIT 4

Subchapter 11: Landscaping and Screening Standards

1. 6.08 acres of dedicated Civic Space and $900,000 of budgeted improvements thereon as
described on the Civic Space Plan (Section D herein) shall satisfy the requirements for Percent of
Lot Landscaped on Tables 11.3B and 11.3C if the block is developed with at least 50% being 3 or
more stories, equivalent to not less than 30 feet in height. Height shall be as defined in the UDC.
When this is not met, Tables 11.3B and 11.3C of Unified Development Code shall apply.

2. Required Street Tree plantings in 12-foot sidewalk right-of-way surrounding each block, including
existing Development boundary streets, in accordance with the Streetscape Yard Standards
spacing requirements in the UDC (Section 11.5) shall satisfy the requirement for Required Trees
and Shrubs if the block is developed with at least 50% being 3 or more stories, equivalent to not
less than 30 feet in height. Height shall be as defined in the UDC.

3. Building Foundation Landscaping shall not be required if the block is developed with at least 50%
being 3 or more stories, equivalent to not less than 30 feet in height. Height shall be as defined in
the UDC.

4. Surface Parking Landscaping shall conform to the UDC (Section 11.7) except that in parking lots
that are shielded from public streets by buildings and that have fewer than 150 parking spaces, a
parking row may have up to 15 contiguous parking spaces without a separation of a landscaped
Interior Island or Peninsula, and may be located as far as 75 feet from a landscaped area.

5. Nothing provided herein shall exempt the sidewalk improvements with street trees as depicted on
the Thoroughfare Assemblies (Section C herein) from being constructed with each block along all
existing boundary streets, including but not limited to West Pecan Street, Heatherwilde Boulevard,
and Old Austin Pflugerville Road, except where such conditions already exist.
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Subchapter 14: Parkland Standards

1. Designated Civic Space area and designated sidewalk area as described on the Civic Space Plan
(Section D herein) shall count toward parkland dedication acreage requirements.

2. Fee-in-lieu and park development fees shall be dedicated to improvements within the dedicated
civic space and sidewalk areas on site. At no point shall park development fees be used for the
construction of a detention facility.

3. Intended civic space improvements and architectural elements per block, as described on the Civic
Space Plan (Section D herein), shall be constructed concurrently with construction of the first
phase of each block.

4. No Certificates of Occupancy shall be issued for Blocks 4, 5, 8 or 9 until the intended civic space
improvements for all four blocks have been constructed.

5. Any civic space to be dedicated to the city, in whole or on a block by block basis, at the city’s
discretion, shall be conveyed by warranty deed through the process outlined in Subchapter 14 of
the UDC once all intended civic space improvements have been provided and deemed acceptable
by the Parks and Recreation Director.

6. Details for intended civic space improvements shall be finalized at time of site development and
approved by the Parks and Recreation Director.

Subchapter 15: Subdivision Process

1. Required 10-foot public utility easements may be considered in alternative locations with the
Preliminary Plan. Public utility easements shall not be permitted within the right of way.

2. APreliminary Plan for Blocks 1-9 must be submitted prior to, or concurrently with the Final Plat for
the first phase of development. The Preliminary Plan must be approved prior to approval of any
final plat for the Development.

3. Prior to approval of the first final plat of the Development, a master property owner’s association
shall be established for ownership and maintenance of all common elements and civic spaces, until
such time of applicable dedication. A license agreement between the master property owner’s
association and the City shall be established for any improvements located in the civic spaces and
for any improvements located between the back of curb and the buildings. Such improvements
shall include but are not limited to trees and landscaping, hardscape, seating, signs, awnings, and
similar improvements as mutually agreed upon.

Engineering Design Manual and Construction Standards
1. A Transportation Impact Analysis (TIA) in accordance with the Engineering Design Manual for the
entire Development shall be provided prior to or concurrently with the Preliminary Plan for the
Development.
2. Aregional detention facility may be considered for the entire Development, provided the facility is
designed in accordance with the Engineering Design Manual, and approved by the City
Engineering Department.

REGULATING PLAN 15



