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Subject Tracts
65.50 ac.

CASE PLANNER: Lindsay Darden

REQUEST: Approval of Amendment No. 5 to Planned Unit Development

ZONING AT TIME OF APPLICATION: PUD #129 (The District)

DESCRIPTION: 65.50 acres out of the M. Hunt Survey, Abstract 314, and the Socrates Darling

Survey, Abstract No 232

CURRENT USE OF PROPERTY: Vacant

COMPREHENSIVE PLAN LAND USE DESIGNATION: Mixed Use

ADJACENT LAND USE:
North: Office
South: Multi-family and Landscaping Supply
East: Commercial
West: Commercial

PROPOSED LAND USE: Mixed Use

TOTAL ACREAGE: 65.50 acres

Owner: Applicant:

Mark IV Capital Mark IV Capital

Bob Boone Bob Boone

810 Hesters Crossing Rd 810 Hesters Crossing Rd
Suite 175 Suite 175

Round Rock, Texas 78681 Round Rock, Texas 78681

Developer:

Mark IV Capital

Bob Boone

810 Hesters Crossing Rd
Suite 175

Round Rock, Texas 78681




PUD #129 (The District) Amendment No. 5
Planned Unit Development PUD26-00002

HISTORY: City Council first approved The District PUD on June 10, 2021. To date, there have
been three (3) minor amendments to development standards included in the PUD and one (1)
major amendment; however, the proposed use of mixed-use development remains unchanged.

DATE OF REVIEW: June 3, 2026
LOCATION: South of Louis Henna Blvd and northwest of Greenlawn Blvd
STAFF REVIEW AND ANALYSIS:

Comprehensive Plan and Zoning: The Round Rock 2030 Comprehensive Plan designates the
subject property for mixed use development. Mixed use development was proposed with the
original PUD for The District and all subsequent amendments including this one. The Code
limits the scope of minor PUD amendments and the proposed changes to this PUD were
determined by the Planning & Development Services Director to exceed what could be
approved administratively through a minor PUD amendment.

Traffic, Access, and Roads: The location of driveways and potential transportation
improvements will be finalized during site plan review in accordance with city standards.
This development is subject to the Roadway Impact Fee program.

Proposed PUD (Planned Unit Development) zoning: The proposed amendment would
modify the maximum setbacks (build-to lines) throughout the development. The most
impactful change is elimination of the maximum setback that would apply along Greenlawn
Drive because it will permit buildings to be pushed further back from the street with surface
parking areas to be located between the buildings and Greenlawn Drive. This is a departure
from the original PUD, and its amendments, that envisioned an urban-style development
with mixed-use buildings fronting Greenlawn Drive and structured parking. The applicant
has requested this amendment due to changing market conditions which make structured
parking unfeasible due to high costs and to attract and accommodate tenants to the parcels
that would adjoin Greenlawn Drive. Also included in the proposed amendment is a provision
that would allow flexibility for buildings constructed adjacent to Paseos to have their primary
fagade for setback compliance and main entrance fronting the Paseo rather than an
adjacent public street or private drive.

Staff was concerned about the change in the interface of Greenlawn Drive due to the
proposed amendment and worked with the developer to include standards in the PUD
amendment that would provide standardized parking lot screening along the Greenlawn
frontage up to a height of three (3) feet consisting of evergreen shrub plantings, evergreen
hedge, or screen wall. Development standards are also included in the proposed
amendment to address “secondary facades” for buildings that have more than one frontage
whether on two streets or on a street and a Paseo. These development standards ensure
that any building that backs up to a street or Paseo will not have expansive blank wall
segments, lower quality appearance than primary facades, and that service areas will be
appropriately screened. It is still anticipated that The District will include high-density urban
style development, but it will be located in the interior of the project.

Also included in the PUD are new exhibits which provide material examples for screening
rooftop mechanical equipment and for screening parking garage structures.
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RECOMMENDED MOTION:

Staff recommends approval of the PUD.
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II.
DEVELOPMENT STANDARDS

1. 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, hereinafter referred to as "the Code."

A “Pedestrian Paseo” is a publicly accessible internal pedestrian corridor, plaza, or linear open-space
connection that is not intended to function as a public or private street and that is designed to enhance
internal site circulation, pedestrian connectivity, and placemaking. Building placement along the
Pedestrian Paseo should reinforce a pedestrian-oriented environment and may incorporate outdoor
seating, building projections, architectural elements, or similar features that activate the paseo
environment.

“Primary Frontage” means the building elevation that contains the principal public pedestrian
entrance(s) and is designed to function as the primary pedestrian approach, including a direct walkway
connection to a street, Pedestrian Paseo, or plaza.

“Secondary Frontage” means any building elevation that faces a public or private street or Pedestrian
Paseo but is not the Primary Frontage.

“Double-Fronted Building” means a building that is located so that it has frontage on more than one
circulation element (street, private drive, or paseo).

“Building Facade Modulation” means creating distinct horizontal or vertical divisions, such as
designing a clear base, middle, and top to a building.

2. PROPERTY

This Plan covers approximately 65.492 acres of land located within the City of Round Rock, Texas,
and more particularly as described in Exhibit "A".

3. 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.

4. 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 MU-G (Mixed-Use Greenfield)



4.2

4.3

4.4

4.5

and MF-3 (Multifamily — Urban) zoning districts 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.

Traffic Impact Analysis

As stated in Section 2-75 (f)(2) of the Code, a Traffic Impact Analysis (TIA) shall be required
for any development in the PUD.

Concept Plan

This Plan, as depicted in Exhibit "B", shall serve as the Concept Plan required by Part III,
Section 10-26 of the Code, as amended.

Other Ordinances

All other Ordinances within the Code, in existence upon the date of adoption of this ordinance,
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.

Platting of Lots

Lots may be platted and built without frontage on a dedicated public street right-of-way. Such
lots shall have frontage on a private access drive. Addresses may be assigned to lots fronting on
a private access drive.

5. LAND USES

5.1 Permitted and Prohibited Uses

Section 2-75 (d) of the Code contains the permitted and prohibited uses in the MU-G (Mixed
Use - Greenfield) zoning district.

6. DENSITY AND DEVELOPMENT STANDARDS

6.1

6.2

Height
Maximum building height is fifteen (15) stories.

Street Types & Pedestrian Corridors (Paseos)

1. Street Types, indicated on Exhibit “B”, are categorized as follows for the purpose of
assigning street design standards:

a) Main Street is ‘District Way’, including both public right of way and private drive
segments as depicted on the concept plan and shall meet the standards for livable streets
outlined in Section 1.21 Paseos and Livable Streets of Exhibit “C” The District, Open
Space Plan.

b) Internal Streets are Marshall Circle, Fender Road, Gibson Way and Washburn Road
c) Public and Private Road Designations:

i. The portions of District Way outside Marshall Circle are Public Streets
ii. Marshall Circle, Fender Road, Gibson Way, Washburn Road and the central portion
of District Way (as depicted on the concept plan) are Private Drives
2. Paseos, providing connectivity between blocks, shall be designed and incorporated into
future Site Development Permits. Paseos shall have a minimum width of twenty feet (20”)



as measured between walls of adjacent buildings. Pascos shall include variable width
hardscape pedestrian pathways and may include landscaped areas and other programmed
uses.

6.3 Building Setbacks
1. Maximum Front Setback
a) Louis Henna Blvd: 25 feet
b) Greenlawn Drive: No maximum setback required.
c) Other public streets and private drives depicted on Exhibit B: 15 feet

d) Paseos: No required setback. Parking shall not be permitted between buildings and the
paseo.

e) Setback requirements shall be satisfied so long as thirty-three (33) percent of the building
facade length facing the street meets the maximum front setback.

f) Building setbacks may exceed fifteen feet (15°) along the Main Street, Internal Streets,
and Access Streets where areas between the front of buildings and private or public road
right-of-way are utilized to create amenity areas for pedestrians and event programming.

g) Building setbacks may exceed fifteen feet (15°) where roadway standards and grades
prevent compliance with the maximum building setback as determined by the Zoning
Administrator. The additional area between the building and the roadway shall include
landscape areas and other foundation treatment to enhance the pedestrian experience into
the site.

h) Double fronted Buildings shall designate a primary frontage for the purpose of setback
compliance.

i. The primary frontage shall include the principal pedestrian entrance(s) and a
continuous pedestrian connection to the street, private drive, or paseo that it faces.

ii. Secondary frontage(s) are not required to comply with setbacks from the street,
private drive, or paseo they are oriented toward; however, they shall comply with
the Double-Fronted Building Facade Standards below in Section 6.5.

2. Minimum Rear Setback

a) 0 feet

6.4 Maximum Block Size

The maximum block size shall be ten (10) acres and 600 feet. This requirement
replaces Section 2-75(b)(4)a.

6.5 Double-Fronted Facade Standards (Secondary Street-Facing Elevations)

1. Applicability. This section applies to any Secondary Frontage of a Double-Fronted Building
that faces:

a) a Public Street; or



b)

g)

a Private Street designated as Main Street or Internal Street on Exhibit “B”; and is
located within fifty (50) feet of the applicable street right-of-way or private street edge-
of-pavement, measured perpendicularly.

a Paseo

General Standard. Secondary Frontage facades subject to this section shall be designed as
an architecturally finished elevation and shall include materials, articulation, and screening
comparable in quality to the Primary Frontage, while allowing reduced transparency where
back-of-house functions require it.

Blank Wall Limitation. No uninterrupted blank wall segment shall exceed thirty (30) linear
feet in length. Blank wall segments shall be mitigated using at least two (2) of the following
methods per segment:

windows, glazed openings, display windows, or pedestrian doors (operable or
architectural);

material changes and building facade modulation;

Utilizing projections, recesses, step-backs (minimum 12 inches depth) at intervals along
the facade;

variation in roofline (may be actual roof or parapet wall, whichever is visible) along the
length of the facade;

architectural elements such as pilasters, bays, canopies, awnings, trellises, or arcades;
public art or murals with an intentional frame/edge condition and lighting;
green screens, landscape trellises, or decorative screening;

Service and Utility Screening. Service doors, loading areas, compactors, grease interceptors,
transformers, and similar appurtenances located on a Secondary Frontage shall be screened
from view from the adjacent street using walls, gates, landscaping, or decorative screening
compatible with the building architecture. This requirement does not prohibit necessary
emergency access.

6.6 Building Design

1.

All buildings other than stand-alone Multifamily shall be constructed in accordance
with MU-G (Mixed-Use Greenfield) district design standards with the following
modifications:

a)

b)

The first phase of the project shall include residential and retail uses. This requirement
replaces Section 2-75(b)(5)(b).

The following requirements replace Section 2-75(b)(4)c. regarding the design of building
facades in the first block off the Main Street, which is not applicable. These requirements
are in addition to those in Section 2-75(g)(1-5):

i. Concrete tilt wall with a painted, integrated color, or otherwise decorative finish
shall be an acceptable Exterior Wall Finish in addition to the those listed in 2-
75(g)(1) and as depicted in Exhibit “D”

Buildings with facades longer than fifty feet (50°) shall have their continuous facades
broken up into smaller areas through the use of varying fagade setbacks, arcades, awnings,
canopies, and architectural features such as plazas, towers elements, bay windows,



balconies, columns, reliefs, colors, textures or other means. This requirement is in addition
to those in Section 2-75(g)(1-5).

d) A unified theme for pedestrian amenities (light poles, benches, trash receptacles, bicycle
racks) and directional sign and wayfinding design is required along the Main Street,
Access Street, and Internal Streets. For clarification, “unified theme” does not require
the same manufacturer, model, or exact material to be used on every parcel; variations in
product, material, color, and detailing are permitted so long as the elements are visually
compatible and collectively convey a cohesive streetscape and wayfinding language.

e) All roof-mounted mechanical equipment shall be substantially screened from public view
by parapets or other screening materials, to visually screen from the ground level within
the development and abutting streets and properties. The parapet or screen shall utilize the
same or similar materials as the principal structure, customary screening materials,
including those depicted on Exhibit F, or as approved by the zoning administrator.

6.7 Multifamily Parking Standards and Building Design

1. All standalone Multifamily structures shall be constructed in accordance with the
MF-3 (Multifamily — Urban) district standards, with the following modifications:

a) All required residential parking shall be provided within structured parking. Visitor or
temporary stalls may be provided as surface spaces. This replaces Section 2-24(d)(1)

b) Multifamily residential parking shall be provided at a ratio of one (1) parking space per
unit

c) Section 2-24(d)(2) requiring no less than 25 percent of all dwelling units shall have a
balcony shall not apply.

d) Section 2-24(d)(4) requiring at least one amenity accessible to all residents shall be
provided for each urban multifamily complex shall not apply.

e) Where MF-3 (Multi-family Urban) development is proposed, elevations shall be required
for each individual MF-3 development and become attachments of the PUD. Elevations
shall be added to the PUD through the minor amendment process.

i.  The design elements of the multi-family residential structure located in the area
labeled as “Mixed Use/MF-3 Area 1” on the Concept Plan shall substantially
comply with Exhibit E of the PUD, including, but not limited to the elevation
variation, roof pitch, and orientation.

6.8 License Agreement

Architectural features, including but not limited to chimneys, balconies, retaining walls and
cantilevers, may project into the right-of-way. Any architectural feature projecting into the
right-of-way shall be noted in a license agreement.

7.  PARKING., STREET DESIGN AND SCREENING
7.1 The standards of Section 2-75(c)(1) shall apply with the following modifications:

a) Section 2-75(c)(1)(d)(1) shall be replaced with: All proposed projects shall have a main
street which serves as the core of the project and is designed in accordance with the
“Walkable Thoroughfares” standards in the table in subsection 7.2 below.



b) One cul-de-sac road indicated as ‘Washburn Road’ and depicted on Exhibit B is permitted

c) The location of internal driveways shall be established with each Site Development

Permit.
7.2

Table in Section 2-75(c)(2) shall be replaced with the following:

Characteristic

Walkable Thoroughfares

Vehicle-Oriented Thoroughfares

Applicable Streets

Gibson Way, Fender Rd, Marshall
Circle, District Way (private
portion)

District Way, Washburn Rd

Target speed range

Not to exceed 25mph

Not to exceed 35mph

Pedestrian separation
from moving traffic

Curb parking and streetside
landscaping and/or furnishing

Optional, typically separation
achieved with
planting strip.

Streetside width

Minimum 9 feet (residential) and 12
feet (commercial) to accommodate
sidewalk, landscaping and street
furniture. Where enhanced areas for
pedestrian gathering and amenity
areas are provided between the
street and building, the streetside
with may be reduced to a minimum
width of 5 feet with approval of the
zoning administrator.

Minimum 5 feet

Block lengths

As needed to accommodate
pedestrian demands and building
design

As needed to accommodate
pedestrian demands and building
design

Protected pedestrian
crossing frequency
(pedestrian signals or
high-visibility markings
at unsignalized crossings)

As needed to accommodate
pedestrian demands

As needed to accommodate
pedestrian demands

Pedestrian priority at
signalized intersection

Pedestrian signals and pedestrian
countdown heads, adequate
crossing times, and shorter cycle
lengths.

Vehicle priority: may have longer
cycle lengths and require two cycles
for slower pedestrians to cross wide
streets with medians.

Pedestrian crossings

High-visibility crosswalks
shortened by curb extensions where
there is on-street parking.

Full street-width

Median width Optional Optional
. 24 feet or less, except if specific
Vehicular access across . . .
sidewalks frequent design vehicle requires As needed
added width.
Curb parking Normal condition except at bus None

stops and pedestrian crossings.

Curb return radius

0—30 feet or as required to
accommodate emergency response
vehicles; low-speed channelized
right turns where other options are
unworkable.

30—75 feet or as required to
accommodate emergency response
vehicles; high-volume turns
channelized.




7.3

7.4
7.5

7.6
7.7

7.8

7.9

7.10

7.11

Section 2-75(f)(1)(c)(1) shall be replaced with: On-street parking within 600’ of the site may
be used to fulfill a parking requirement determined by a parking generation study, to be
submitted for the review and approval of the city. The materials, design, and location of the
parking improvements shall be approved by the city.

On-site parking shall be placed at the rear or side of buildings adjacent to the Main Street.

Visitor parking may be allowed between a building and an Internal Street and Access Street,
assuming it is designated as 30 min parking and does not exceed 5 spaces per building.

Stand-alone parking lots and garages shall be shielded from view on Main Street

Temporary surface lots with 50 or more spaces must be designed as future development sites.
No temporary surface lots may contain more than 300 spaces. Temporary surface lots do not
need to comply with landscaping, landscape islands, and lighting requirements. Temporary
parking lots established adjacent to Greenlawn Drive and Louis Henna Blvd. shall comply
with Code requirements for landscaping, lighting, paving and dimensional standards.

Exposed parking structures fronting streets shall utilize landscape plantings, green screens,
decorative screening, or art installments (such as murals) to screen the pedestrian level, from
ground level up to a minimum height of 15 feet, along the facades of parking structure
adjacent to the street. Exhibit G provides material examples that may be utilized for such
screening. Other screening materials may be permitted as approved by the Zoning
Administrator.

In addition to the exterior garage building materials permitted in Section 2-75(f)(1)(d)(2),
concrete with a painted, integrated color, or otherwise decorative finish shall be permitted in
addition to other similar material as approved by the zoning administrator.

Parking structures may contain parking spaces designed and reserved for small or compact
vehicles. Compact vehicles spaces shall not be smaller than 8 feet wide and 18 feet long.
Compact vehicles spaces shall not exceed twenty percent (20%) of the total number of
parking spaces in any parking structure and shall be identified by signage and/or markings
within the compact parking space.

Screening for Parking Areas Adjacent to Greenlawn Drive

1. In lieu of the landscape parking lot buffer requirement of Section 8, the following
standards apply:

Where a surface parking area is located between a building and Greenlawn
Boulevard, the parking edge adjacent to Greenlawn shall include a continuous
landscape screen or screen wall with a minimum height of three (3) feet, measured
from adjacent parking lot grade. The screen may be satisfied by evergreen shrubs, an
evergreen hedge, a masonry screen wall, or a combination thereof. Examples of
screening methods is depicted on Exhibit H. Landscape material selection shall be
provided at the time of SDP based on utilities and grading constraints.

8. PARKS AND OPEN SPACE

8.1

8.2

The Open Space Plan in Exhibit “C” satisfies the open space requirements of MU-G and
MF-3 requirements in section 2-75(b)(3), 2-75(f)(8), and 2-24(d)(5)

The provisions of Article V of the Code — Parkland Requirement, shall be met with the
payment of a parkland fee. This fee shall be required with the submittal of a site development
plan and not with the submittal of a subdivision plat. All other requirements of Article V
shall be met.



9. PUBLIC UTILITIES

9.1 Public utilities will be permitted within private roadway corridors or other private drives
assuming such City utilities are placed within dedicated City easements for water,
wastewater, and storm sewer; and franchise utilities are placed in public utility easements.

9.2 City of Round Rock staff, and other pertinent franchise utility providers, must approve the
typical utility assignment(s) prior to the submittal of an application for a Subdivision
Improvement Permit (SIP) or a Site Development Permit (SDP).

9.3  All public utility alignments and appurtenances will be subject to review and approval by
City staff and staff of the appropriate franchise utility company prior to the issuance of an

SIP or SDP.

10. CHANGES TO DEVELOPMENT PLAN

10.1 Minor Changes

1. 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, paring, 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 to the maximum height of a free-standing sign or a change
to the maximum allowable display area of any signage.

2. Minor amendments shall not include:

1.
ii.
iii.
iv.
V.

Vi.

Changes in land use

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

Decreases in setbacks abutting residential land uses and zoning districts;
Decreases in parkland or open space

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

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.

10.2 Major Changes

All changes not permitted under section 10.1 above shall be resubmitted following the same
procedure required by the original PUD application and will require city council approval.



11. LIST OF EXHIBITS

Exhibit “A”
Exhibit “B”
Exhibit “C”
Exhibit “D”
Exhibit “E”
Exhibit “F”
Exhibit “G”
Exhibit “H”

Survey

Concept Plan

Open Space Plan (included for reference only, no changes)
Livable Street Illustrations

MF-3 Area 1 Architectural Elements

Material Selections for Rooftop Mechanical Screening

Material Selections for Screening of Structured Parking Garages

Material Exhibit for Parking Lot Screening Adjacent to Greenlawn

[The remainder of this page has been intentionally left blank.]
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Exhibit D (Page 1 of 2)
Conceptual Images of the Livable Street
District Way (Private Portion)
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Exhibit F - Screening Materials for Rooftop Mechanical Equipment
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MESH FABRIC DISTRICT BRANDING/ART
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