Item No. F.3
Switch PUD

Planned Unit Development PUD23-00001

Subject Tract
7 32.48 ac.

CASE PLANNER: Lindsay Darden

REQUEST: Rezone 32.48 ac from C-1 (General Commercial) to PUD
ZONING AT THE TIME OF APPLICATION: C-1 (General Commercial)
DESCRIPTION: 32.48 acres out of the Asa Thomas Survey, Abstract No. 609
CURRENT USE OF THE PROPERTY: Vacant/Parking

COMPREHENSIVE PLAN LAND DESIGNATION: Commercial

ADJACENT LAND USE:

North: Windy Park Subdivision

South: State Highway 45

East: Alta Vista Round Rock Multifamily
West: Dell East Campus

PROPOSED LAND USE: Data Center with Electric Substation and Communications Tower.
TOTAL ACREAGE: 32.48

Owner: Developer: Applicant:

Switch, Ltd. Switch, Ltd. Switch, Ltd.

Steven Roberts Steven Roberts Steven Roberts
7135 S. Decatur Blvd 7135 S. Decatur Blvd 7135 S. Decatur Blvd

Las Vegas, TX 89118 Las Vegas, TX 89118 Las Vegas, TX 89118




Item No. F.3
Switch PUD
Planned Unit Development PUD23-00001

HISTORY: The property has been zoned C-1 since the early 1990’s when Dell was established.
DATE OF REVIEW: September 20, 2023

LOCATION: North of Louis Henna and east of Greenlawn Blvd.

STAFF REVIEW AND ANALYSIS:

Comprehensive Plan and Zoning: The 2030 Future Land Use Map (FLUM) designates the
property for commercial use. Data center is not a use that is defined in the City’s Code and
there are recent precedents for permitting such use, and the accessory uses that support a
data center such as electric substation and communication tower, with a PUD in commercial
zoning districts. Although currently zoned C-1 (General Commercial) which allows the widest
variety of commercial uses, the PUD would amend the base zoning district to C-1a (General
Commercial Limited) to limit the potential allowable uses for the site. The proposed PUD
complies with the location criteria of the Round Rock 2030 Comprehensive Plan for
commercial development.

The site is situated, and has frontage along, State Highway 45 and was previously part of the
Dell Campus, envisioned to accommodate future expansion. The Round Rock 2030 Plan
addresses the need for the City to adapt to change. The market has changed and is more
supportive of remote work for many industries, minimizing office space needed for onsite
employees and freeing up the land for repurpose. An implementation strategy associated with
adapting to change mentions consideration for land uses related to modernization of
communications infrastructure and ensuring the accommodation of more advanced networks.
Data centers play an integral role in cloud based storage of data since hard copy data storage
is becoming obsolete. Another portion of the Dell Campus was procured for a data center and
is currently under construction.

Traffic, Access and Roads: The proposed site will be accessed from the SH 45 Service
Road and from the Dell East Campus which is adjacent to the west of the subject property.
Exact location of driveways will be determined during site development permit review, in
accordance with city standards. The project will be subject to the Roadway Impact Fee
regulations at time of building permit.

Proposed PUD (Planned Unit Development) zoning: The PUD is proposing a data center
with a supporting electric substation and communications tower as depicted on the Concept
Plan (Exhibit B). The base zoning district for the PUD is the C-1a (General Commercial-
Limited) zoning district which requires more protective setbacks along the north property
line with the intent to better transition to the existing two family neighborhood that is
adjacent. Allowable uses within the C-1a zoning district are more limited than those
permitted by the existing C-1 (General Commercial) zoning.

The PUD proposes perimeter walls to enclose the data center, electric substation, and
communications tower to provide for security and visual screening. Limited parking is
required for data centers due to the low staffing requirements and parking is not visible from
the street. In lieu of required landscaping that would ordinarily be required for internal
parking areas, foundation plantings, and parking lot screening, the PUD proposes
landscape buffers on the perimeter of the site as described below.
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Along the SH-45 frontage (south property line), an eight (8) foot wide landscape buffer

consisting of trees and shrubs will provide buffering and enhance views from the SH 45
roadways. Additional evergreen buffering is also provided along the west side and south
sides of the electric substation to mitigate the views of the substation as depicted on the
concept plan. The compatibility buffer section of the Code requires an eight (8) foot
landscape buffer and a fence/wall adjacent to single family and two family developments.

For this project, the compatibility buffer would only be required along the north property line;
however, the PUD is proposing to provide the compatibility wall/fence and the buffer along
the north property line as well as along the eastern property line adjacent to the multi-family
residential development.

The data center shall be limited to six (6) stories in height and subject to the setback
requirements of the C-1a (General Commercial - Limited) zoning district. Elevations for the
building and the perimeter walls shall substantially comply with “Exhibit C” of the PUD.

The lattice style communications tower shall be limited in height to eighty (80) feet above
finished grade and located as depicted “Exhibit D” of the PUD. The tower will strictly support
the data center and will not provide collocation for other communication providers. The
electric substation shall be located as depicted on the concept plan “Exhibit B.

RECOMMENDED MOTION:

Staff recommends approval of the PUD.
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GENERAL PROVISIONS

CONFORMITY WITH DEVELOPMENT STANDARDS

That all uses and development within the Property shall conform to the Development
Standards included in Section II herein.

CHANGES AND MODIFICATIONS

No changes or modifications will be made to this Plan unless all provisions pertaining
to changes or modifications as stated in Section II. 14.

ZONING VIOLATION

Owner understands that any person, firm, corporation, or other entity violating any
conditions or terms of the Plan shall be subject to any and all penalties for the violation
of any zoning ordinance provisions as stated in Section 1-9, Code of Ordinances, City of
Round Rock, Texas, as amended.

MISCELLANEOUS PROVISIONS

41 Severability

In case one or more provisions contained of this Plan are deemed invalid, illegal
or unenforceable in any respect such invalidity, illegality or unenforceability
shall not affect any other provisions of this Plan and in such event, this Plan shall
be construed as if such invalid, illegal or unenforceable provision had never been
contained in this Plan.

4.2 Venue

All obligations of the Plan are performable in Williamson County, Texas, and
venue for any action shall be in Williamson County.

4.3 Other Ordinances

All other Ordinances within the Code, as amended, shall apply to the Property,
except as clearly modified by this Plan. In the event of a conflict, the terms of this
Plan shall control.



II.

DEVELOPMENT STANDARDS

DEFINITIONS

Words and terms used herein shall have their usual force and meaning, or as defined in
the City of Round Rock Code of Ordinances, as amended, City of Round Rock, Texas,
hereinafter referred to as “the Code.”

PROPERTY

This Plan covers approximately 32.488 acres of land, a portion of a 41.10 acre tract,
located within the city limits of Round Rock, Texas, and more particularly described in
Exhibit “A”.

PURPOSE

The purpose of this Plan is to ensure a PUD that 1) is equal to, superior than and/or
more consistent than that which would occur under the standard ordinance
requirements, 2) is in harmony with the General Plan, as amended, 3) does not have an
undue adverse effect upon adjacent property, the character of the neighborhood, traffic
conditions, parking, utilities or any other matters affecting the public health, safety and
welfare, 4) is adequately provisioned by essential public facilities and services, and 5)
will be developed and maintained so as not to dominate, by scale or massing of
structures, the immediate neighboring properties or interfere with their development or
use.

APPLICABILITY OF CITY ORDINANCES

4.1 Zoning and Subdivision Ordinances

The Property shall be regulated for purposes of zoning and subdivision by this
Plan. All aspects not specifically covered by this Plan shall be regulated by the
C-1a (General Commercial-Limited) zoning district and other sections of the
Code, as applicable, and as amended. If there is a conflict between this Plan and
the Code, this Plan shall supersede the specific conflicting provisions of the
Code.

4.2 Other Ordinances

All other Ordinances within the Code, as amended, shall apply to the Property,
except as clearly modified by this Plan. In the event of a conflict, the terms of this
Plan shall control.



5 PERMITTED USES

5.1

A.

5.2

All uses in the C-1a (General Commercial-Limited) zoning district, in
addition to:

“Data Center”, subject to the following;:

1. Data Center shall be defined as an establishment primarily
involved in the compiling, storage, and maintenance of digital
documents, records, and other types of information in digital form
utilizing a mainframe computer, switches, routers, and other
infrastructure critical for technology providers.

2. For the purpose of this PUD, a data center shall be entirely
contained within a perimeter wall, and the primary buildings shall
not exceed 6 stories in height.

“Communications Tower”, lattice style, subject to the provisions listed in
Section 12 below, Communications Tower.

“Major Utility - Primary Electric Substation”, subject to the screening
provisions listed in Section 9 below and shall be located as depicted on the
Concept Plan.

Unless otherwise described below, the definitions of all terms used to
describe uses in this document shall be those found in the Code of the City
of Round Rock, as amended.

6 ACCESSORY STRUCTURES

6.1

Accessory structures may be permitted in compliance with the setbacks of
the C-la (General Commercial-Limited) zoning district with the
following exceptions:

Accessory structures located between the primary structure and the
western property line shall be limited to a maximum height of forty (40)
feet.

Accessory structures located between the primary structure and the
eastern property line shall be limited to a maximum height of twenty (20)
feet and shall be set back a minimum distance of fifty (50) feet from the
eastern property line. Such accessory structures shall not extend beyond
the northern facade of the primary structure towards the north property
line adjacent to single family/two family residential use.



7 BUILDING DESIGN

7.1 Building materials, articulation, and design shall be substantially
consistent with “Exhibit B”.

8 SIGNAGE

8.1 Signage shall be permitted on the building facade and perimeter walls. No
free-standing signage is permitted.

A. Signage shall be back lit; each sign shall not exceed 175 square feet in sign
area. The data center shall have a maximum of three (3) signs.

9 LANDSCAPING FOR DATA CENTER USE
9.1 All applicable requirements for landscaping found in 8-10 of the Code
shall apply, with the following exceptions:
A. Interior parking lot landscape requirements:
1. End islands and interrupting islands for new construction shall not

be required to contain landscaping within each landscape island.

2. The number of trees required of parking lot landscaping shall be
planted onsite and outside of the boundary of the perimeter wall.
Parking lot landscaping trees shall be planted within public view.

B. The development of a data center shall be exempt from foundation
treatment requirements and parking lot landscape buffer requirements.

C. Perimeter Buffers

In lieu of foundation treatment requirements and parking lot landscape
buffer requirements, the following minimum landscaping shall be
required within landscape buffers that measure at least eight (8) feet wide
in locations depicted on the Concept Plan. Buffers shall be subject to the
following planting requirements:

1. Buffer Type 1 (Along the SH45 frontage as depicted on the Concept
Plan):

a) One large tree shall be provided every fifty (50) linear feet of
buffer length, on center, and shall be planted outside all
utility easements. Large trees shall be a minimum caliper of
four (4) inches in diameter at time of planting.

b) One (1) medium tree, with a minimum caliper of two (2)

4



inches at time of planting, shall be provided for each fifty
(50) linear feet of buffer length.

c) One (1) large shrub shall be provided for every eight (8)
linear feet of buffer length.

2. Buffer Type 2 (Along the North and East Property line adjacent to
residential uses as depicted on the Concept Plan):

a) One (1) large tree, with a minimum caliper of three (3) inches
at time of planting, shall be planted for each fifty (50) linear
feet of buffer length.

b) One (1) medium tree, with a minimum caliper of two (2)
inches at time of planting, shall be planted for each fifty (50)
linear feet of buffer length.

3. Buffer Type 3 (Adjacent to the major utility/electric substation as
depicted on the Concept Plan)

a) One (1) medium evergreen tree, with an upright growth
habit, shall be provided for each twenty (20) linear feet of
buffer length. Trees shall be installed at a minimum size of
two (2) inches in caliper and chosen from the following
species: Eastern Red Cedar, Arizona Cypress, Carolina
Cherry Laurel, Magnolia grandiflora cultivars ‘Greenback’,
‘Hasse’, or ‘Little Gem’. Tree species selections may be
mixed to add visual interest.

D. If conflicting elements prevent trees from on center spacing, trees may be
clustered provided they meet the minimum spacing required for large
trees within the City Tree Technical Manual.

E. All trees shall be an evergreen species selected from the City Tree
Technical Manual.

10 WALLS/ FENCES FOR DATA CENTER USE

10.1 The following requirements apply to walls and fences proposed for
perimeter security and/or screening purposes:

A. All walls shall provide a finished face to abutting public rights-of-way and
all adjacent properties.

B. Walls shall not conflict with sight visibility triangles at street intersections
or obstruct views from adjacent driveways.



11

12

11.1

Walls shall be constructed of brick, natural stone, precast concrete panel or
architectural concrete masonry units (CMU) and have a decorative finish.

Pillars shall be constructed of masonry or steel.

The maximum height for perimeter or screening walls/ fences shall be no
more than twenty (20) feet.

The wall design shall be substantially consistent with “Exhibit B”.

SITE LIGHTING

The following requirements apply to site lighting:

Free standing light fixtures shall not exceed thirty (30) feet in height;
however, if a light fixture is within twenty-five (25) feet of a residential or
multi-family property line, it shall not exceed twenty (20) feet in height.

The cone of light shall not encroach onto residential properties, with a
maximum foot candle reading of zero (0) foot candles at the shared
property line. At no point shall a free standing light pole be constructed
between the perimeter wall and a residential property line.

No lighting shall be mounted on an exterior wall/fence facing a
residential property line, nor shall any ground lighting be directed
towards a residential property line.

COMMUNICATIONS TOWER

The following requirements apply to a single lattice style communications
tower proposed with the development of the data center:

A communications tower shall not exceed eighty (80) feet in height. The
maximum height of the tower shall apply to both the tower and any
structures attached to the tower.

The communications tower shall be exclusive to the operations of the data
center and shall not allow collocation of separate users.

The communications tower shall meet all state and federal regulations
regarding the construction and operation of a communications tower.

The communications tower shall be subject to the location identified
within Exhibit “B” and shall be located a minimum of 200 feet from
residential property lines and a minimum of 100 feet from the centerline
of a public right-of-way.
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13.1

13.2

CHANGES TO DEVELOPMENT PLAN

Minor Changes

The PDS director shall have the authority to administratively approve a
minor change to a development plan of up to ten percent (10%) of any
numerical standard contained within the plan. Minor changes may
include, but not be limited to, adjustments to lot lines, parking and
loading areas, driveways, parking counts, building configurations and
orientations, architectural design, building and landscaping materials, tree
retention, street alignments, sidewalks, drainage facilities, project phasing,
lighting, and site layout. The PDS director shall also have the authority to
administratively approve a change in the development plan to the
maximum height of a free-standing sign or a change to the maximum
allowable display area of any signage.

Minor amendments shall not include:

1. Changes in land use;

2. Increases in density, building height, or coverage of the site;

3. Decreases in setbacks abutting residential land uses and zoning
districts;

4. Decreases in parkland or open space;

5. Any proposed modification that reduces the quality of the PUD, as
determined by the PDS director; or

6. Any proposed modification that seeks to alter a condition,
standard, or requirement that was incorporated into the
development plan as a result of public testimony during a planning
and zoning commission or a city council hearing.

Major Changes

All changes not permitted under section 13.1 above shall be resubmitted
following the same procedure required by the original PUD application
and will require city council approval.



LIST OF EXHIBITS

EXHIBIT DESCRIPTION

Exhibit “A” Legal Description of Property

Exhibit “B” Concept Plan

Exhibit “C” Building and Perimeter Wall Elevations

Exhibit “D” Communication Tower Elevation
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LEGAL DESCRIPTION

BEING a it ity of Round Rock, , Texas, being a part of the

Asa Thamas Survey: AbstrectNo. 609, beng a partof acale 41,10 acr ract o lad descrbed n
General Warranty Deed to Dell Computer Holdings, orded in Document No. 9606843, Offcial
Public Records, Williamson County, Texas (O.P.R. We ') and boing more paiuary doscrives a5
follows;

BEGINNING ot fe-ighths nch o rod with aluminum cap stamped TXDOT: found a he souheast

corner of Lot 1, Block A of City of Round

wuumwn Couy, Toxas (PRWG.

Rock, recorded in c-mnelo Slides 175-177, PI:lR

ds,
said capped ifon rod baing in the northerly ine of State Highway 45-Louis Henna Boulevard (a variable

width right-of-way):
THENCE along the east i of said Lot 1, the following courses and distances;

ot 16 degroe 4 minues 03 seconds West, a ditance of 349,89 fet 108 PK nalwith shiner
found for an angle poi

North 18 degree 59 minutes 09 seconds West, a distance of 275.59 feet to a one-half inch iron rod

with yellow cap stamped "BURY" found for an angle point;

North 14 degrees 59 minutes 41 seconds West, a distance of 57.69 feet to a one-half inch iron rod

with yellow cap stamped “BURY" found for an angle point;

North 03 degree 12 minutes 37 seconds East, a distance of 1,147.98 feet to a one-half inch iron

rod with yellow cap stamped "BURY" found at the northeast comer of said Lot 1, said capped iron

rod being in the north line of said 41.10 acre tract of land, and being in the south line of Windy
Park Section Two Revised. an addition to the City of Round Rock, recorded in Cabinet |, Sides
232234, PRW.CT,;

THENCE South 88 degrees 16 minutes 30 seconds East, a distance of 605,64 feet along the north line
inch

of said 41.10 acre tract of land and south line of said Windy Park Section Revised o a one-half in
iron rod in concrete;

THENCE South 88 degrees 10 minutes 21 seconds East, a distance of 269.99 feet to a five-eighths

iron rod found at the northeast corner of said 41.10 acre tract of Iand, and being the northwest corner of

Lot 2, Block A of Stonehaven, an addtion to the City of Round Rock, recorded in Cabinet R, Siides
156-159, PRW.C.T.;

THENGE sorg the st e f sukd 4110 acr trctof rc and fa wast e of 4k L2,
following courses and distances

South 03 degrees 14 minutes 04 secands West, a distance of 362.26 feet along the east line of

‘said 41.10 acre tract of land and the west line of said Stonehaven to a five-eighths iron rod found

with yellow cap for an angle point;

South 03 degrees 12 minutes 51 seconds West, passing ata distance of 1,171.61 feet a one-half

inch iron rod with red cap and continuing a total distance of 1,193.66 feet to a three inch
DOT monument found comer of said 41
rod being in the northerly ine of said State Highway 45

THENCE South 71 degrees 25 minutes 47 seconds West, passing at a distance of 19.20 feet a three
inch Brass TXDOT monument found and continuing a total distance of 681.31 feet to the POINT OF
BEGINNING containing 1,415,159 square feet or 32.488 acres more or less.

EASEMENT NOTES:

Reference:First American Tt Insurance Company, dted efective November 3, 2022 and
sued November 14, 2022 under GF No. 202204026.

Schedule B:
1. Document No. 9861253 of the Offcial Records of Williamson County, Texas. Not located
on subject tract - as shown hereon

100, Electic distibuton easement granted f Texas Power and Light Co, by nsrument
22,1976, recorded in Volume 705, P: Deed Records of

Viliameon County Texas. Thisrac of land s part of tat ract of and. Howover, (s

he surveyor is unable o vague and ambiguous

description.

10(0). ty and
e omant No D30G5S of e O Recorts ofvlkarsen Cnunty Texas. This
tract of land is part of that tract of land described in said document

1069, The tems. condians and stipulatons of that certan Rescluon No. R00-11.21-10C4
Official

. recol the
Publc Records o Wilamson Gouny. Texes. ot located on subjectract- a6 shown

10(d). The terms, conditions and stipulations of that certain ight
of Way dated September 30, 2021, recorded under Document No. 202116759 of o
Official Public Records of Wilamson County, Texas. Not located on subject tract and not
in plottable area.

Iand, said capped ron
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the Federal Emergency Management Agency, National Flood Insurance Progra
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However, lacking excavation, the exact location of underground features cannot be
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d, the client is advised necessary.

roperty h: 45
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STANDING SEAM METAL ROOFING
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PERIMITER WALL SIGNAGE

STRUCTURE - PAINTED BLACK

DECORATIVE PICKET

GREY SPLIT FACE CMU
= GRADE ON NON - SECURED SIDE VARIES. SEE GRADING PLAN
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HEIGHT VARIES ON GRADE
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