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OVERVIEW 

 

The Riverwalk! site, in Euless, Tarrant County, Texas, consists of approximately 200 

acres located at the northwest corner of State Highway 183 and State Highway 360. The 

site is the largest undeveloped tract in the City of Euless and the topography is generally 

conducive to development. It occupies a central location relative to job centers and 

cultural venues in Dallas, Fort Worth, Arlington, the DFW Airport as well as other points 

in the DFW Metroplex. 

 

The land uses surrounding the site consist predominately of higher density housing to the 

north and the west, the DFW Airport to the east, and a mix of commercial, industrial and 

residential uses to the south across SH 183. Virtually the entire site is subject to an 

Aviation Easement for the DFW Airport. Although several large tracts within the area 

bounded by the state highways, Harwood Road, and Fuller-Wiser Rd, are outside the 

bounds of this Ordinance, they may be affected by this zoning ordinance and the 

structure of the Ordinance anticipates that those tracts may opt to develop in 

conformance with this zoning program in the future. 

 

The Euless Comprehensive Land Use Plan anticipates that nearly all of the subject site 

should be used for commercial land uses. This Ordinance anticipates that commercial 

activity still occupies a primary role in the development of the real estate, but does not 

constitute the only land use. There are a number of reasons for this modification to the 

Comprehensive Plan which are enumerated below. 

 

A)  Modern Urban Planning Principles - CNU 

The principles governing the best practices of modern urban planning have evolved a 

great deal over the last decade. This is best represented by the explosive growth of the 

organization known as the Congress for New Urbanism. This organization represents the 

move toward improving the pedestrian experience and establishing it as a priority above 

the vehicular access in the town planning process. This organization has developed a 

master town planning code, called the SmartCode, which is the basis for this ordinance. 

The Code constitutes the basic guideline for sustainable, humane, pedestrian-oriented 

urban planning. 

 

B)  Local & National Market Forces 

National economic trends are migrating away from retail and commercial growth for the 

near term. Even in the absence of those trends, the magnitude of the site, and the 

displacement of retail activity into electronic sales formats requires mixing the 

development portfolio with uses other than retail. The success of the location for housing 

has been well established, and increases in demand will improve the potential of the retail 

and office market. 

SECTION 1 

Overview 
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C)  More Efficient Use of Infrastructure ï Reducing VMT 

The North Central Texas Council of Governments has established ten principles to 

guide new development. The thrust of the principles is to capitalize on the existing 

infrastructure and to reduce the demand for new infrastructure, particularly roadways. 

One primary target for this campaign is to reduce Vehicle Miles Traveled (VMT). When 

uses are separated and residential communities are located far from the goods and 

services that people require, driving long distances becomes part of the daily life. By 

mixing uses in a denser fabric of residential and commercial occupancies, NCTCoG 

hopes to reduce the demands on our local roadways and state highways, making better 

use of the existing infrastructure. Denser clusters of development have an analogous 

effect on the water, sewer, and storm water infrastructure. 

 

D)  Diversity of Population ï Age Integration 

One affect of improving pedestrian and bicycle access to goods and services, is the 

improved mobility for the populations near the ends of the lifespan spectrum. Children 

and elders are less isolated without access to a vehicle, not only improving the freedom 

of their lives but also of the drivers. Also, by making public spaces within the necessary 

public rights-of-way, diverse populations mix, mingle, and meet where they would 

otherwise be separated.  

 

All of these factors, and many others, help to improve the quality of life for daytime and 

nighttime residents. The Public Realm becomes the backbone connecting the various 

private components that depend on each other for their vitality, and it becomes the 

central nervous system generating ideas, memories, and personal encounters that 

ultimately result in a unique identity. Some call it a Sense of Place. 

SECTION 1 

Overview 
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ORGANIZATION AND INTENT OF THE ORDINANCE  

SECTION 2 

SECTION 2 

Organization and Intent of the Ordinance 
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ORGANIZATION AND INTENT OF THE ORDINANCE 

 

This Ordinance is based on the SmartCode version 9.2, as released by the Congress for New 

Urbanism. The original version was released in 2003 by Duany Plater-Zyberk (DPZ) of 

Coral Gables, Florida. The SmartCode lays out in explicit terms the general principles of 

planning in a New Urbanism context as well as the specific components and design 

components required to complete a project-specific development code. The text and the 

tables provide the generalities and instruct Planning Departments, Developers, and others in 

the development and regulatory process to edit and modify the document to tailor the 

principles to the specific town or project. 

 

This Section of the Ordinance, Section 2, is not intended to contain enforceable 

components. The site-specific requirements contained in all the other sections of this code, 

supersede the general terms contained in Section 2. It is intended to guide planners and 

developers in the interpretation and implementation of the enforceable Sections of the 

Ordinance as well as provide a resource for updating and expanding the code as needed.  

 

The Ordinance is intended to be used by both the public and private sectors. It is also 

intended to encourage creativity while maintaining quality standards and insuring a high 

degree of predictability in the final product. 

 

For users who are unfamiliar with the SmartCode or New Urbanism, Section 2 will provide 

some background in the discipline so that this Ordinance will fit into the context of larger 

patterns of development, and the larger issues addressed by the SmartCode approach. 

 

Those developing land, including real estate developers, landowners, and end users, can 

locate a particular portion of the property on the Regulating Plan (see Section 5), and 

determine the Sub-Zone of the property.  Then check the Table of Permitted uses (see  

Section 6) to see if the property can be used for its the intended purpose. If so, Section 9 

will provide standards for the lot type including heights, setbacks and required easements 

and Section 10 provides building design standards. 

 

Public entities reviewing submittals can follow an analogous process by locating the 

property on the Regulating Plan, and comparing the submitted documents to the 

requirements within each section. Section 3 identifies the minimum documentation for each 

submittal. Infrastructure, whether built by public or private entities, shall follow the design 

standards established in Sections 7 and 8 for efficient, attractive, streetscapes. 

 

A significant portion of the Ordinance is devoted to the development of public 

infrastructure, including streets, parks, plazas, and open spaces. Developers should be aware 

that the intended purpose of the code is to ensure that the public spaces are the highest 

priority in the development; that they benefit from attentive and creative design, detailed 

review, and strong execution. 

SECTION 2 

Organization and Intent of the Ordinance 
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Riverwalk!  

at Euless 

OUTLINE OF THE SMARTCODE  

SECTION 2 

Organization and Intent of the Ordinance 
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SECTION 2 

Organization and Intent of the Ordinance  

SUMMARY: WHAT THE SMARTCODE DOES  

¶ It utilizes a type of zoning category that ranges systematically from the wilderness to 

the urban core.  

¶ It enables and qualifies Smart Growth community patterns that include Clustered 

Land Development (CLD), Traditional Neighborhood Development (TNDÊ), 

Regional Center Development (RCD), and Transit-Oriented Development (TOD).  

¶ It integrates the scale of planning concern from the regional through the community 

scale, on down to the individual lot and, if desired, its architectural elements.  

¶ It integrates the design process across professional disciplines.  

¶ It integrates methods of environmental protection, open space conservation and 

water quality control.  

¶ It integrates subdivision, public works and Transfer of Development Rights (TDR) 

standards.  

¶ It provides a set of zoning categories common to new communities and to the infill of 

existing urbanized areas.  

¶ It is compatible with architectural, environmental, signage, lighting, hazard mitigation, 

and visitability standards.  

¶ It establishes parity of process for existing and new urban areas.  

¶ It integrates protocols for the preparation and processing of plans.  

¶ It encourages the efficiency of administrative approvals when appropriate, rather 

than decision by public hearing.  

¶ It encourages specific outcomes through incentives, rather than through prohibitions.  

¶ It specifies standards parametrically (by range) in order to minimize the need for 

variances.  

¶ It generally increases the range of the options over those allowed by conventional 

zoning codes.  

 

 

 

The following excerpts are taken from the SmartCode v.9.2. The complete text can be 

found online at www.smartcodecentral.org. These excerpts summarize the intent and 

methodology of the SmartCode and serve as the preamble to the specifics of this 

Ordinance.  
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SECTION 2 

Organization and Intent of the Ordinance 

INTENT 

  

The intent and purpose of this Code is to enable, encourage and qualify the 

implementation of the following policies: 

 

THE COMMUNITY 

¶ That neighborhoods and Regional Centers be compact, pedestrian-oriented and 

Mixed-Use.  

¶ That neighborhoods and Regional Centers be the preferred pattern of development 

and that districts specializing in a single use should be the exception. 

¶ That ordinary activities of daily living occur within walking distance of most 

dwellings, allowing independence to those who do not drive.  

¶ That interconnected networks of Thoroughfares be designed to disperse traffic and 

reduce the length of automobile trips. 

¶ That within neighborhoods, a range of housing types and price levels be provided to 

accommodate diverse ages and incomes. 

¶ That appropriate building densities and land uses be provided within walking 

distance of transit stops. 

¶ That Civic, institutional, and Commercial activity be embedded in downtowns, not 

isolated in remote single-use complexes.  

¶ That schools  be sized and located to enable children to walk or bicycle to them. 

¶ That a range of Open Space including Parks, Squares, and Playgrounds be 

distributed within neighborhoods and downtowns.  

 

THE BLOCK AND THE BUILDING 

¶ That buildings and landscaping contribute to the physical definition of 

Thoroughfares as Civic places. 

¶ That development adequately accommodate automobiles while respecting the 

pedestrian and the spatial form of public areas.  

¶ That the design of streets and buildings  reinforce safe environments, but not at the 

expense of accessibility. 

¶ That architecture and landscape design grow from local climate, topography, 

history, and building practice. 

¶ That buildings  provide their inhabitants with a clear sense of geography and climate 

through energy efficient methods.  

¶ That Civic Buildings and public gathering places be provided as locations that 

reinforce community identity and support self-government. 

¶ That civic buildings  be distinctive and appropriate to a role more important than the 

other buildings that constitute the fabric of the city. 

¶ That the harmonious and orderly evolution of urban areas be secured through form-

based codes. 
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SECTION 2 

Organization and Intent of the Ordinance 

SECTION 2 

Organization and Intent of the Ordinance 

THE TRANSECT 

¶ That Communities should provide meaningful choices in living arrangements as 

manifested by distinct physical environments.  

¶ That the Transect Zone descriptions on Table 1 shall constitute the Intent of this 

Code with regard to the general character of each of these environments 

INTRODUCTION 
 
Transect-Based Planning 
 

The SmartCode is a transect-based code. A transect of nature, first conceived by 

Alexander Von Humboldt at the close of the 18th century, is a geographical cross-section 

of a region intended to reveal a sequence of environments. Originally, it was used to 

analyze natural ecologies, showing varying characteristics through different zones such 

as shores, wetlands, plains, and uplands. It helps study the many elements that 

contribute to habitats where certain plants and animals thrive in symbiotic relationship to 

the minerals and microclimate.  

 
The rural-to-urban Transect is divided into six Transect Zones for application on Zoning 
maps. These six habitats vary by the level and intensity of their physical and social 
character, providing immersive contexts from rural to urban. SmartCode elements are 
coordinated by these T-zones at all scales of planning, from the region through the 
community scale down to the individual lot and building. 



   

Realty Capital Corporation                             RIVERWALK! DEVELOPMENT CODE   

Dallas, TX                        EULESS, TEXAS  

Planning   
Roaring Brook Development Co                           Riverwalk Development Code (17).pub PAGE  14  of  143  

SECTION 2 

Organization and Intent of the Ordinance 
R

iv
e

rw
a
lk

! a
t E

u
le

s
s

 

SMARTCODE TABLE 1  
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SECTION 2 

Organization and Intent of the Ordinance 

 

THOROUGHFARE STANDARDS 

 

GENERAL 

¶ Thoroughfares are intended for use by vehicular and pedestrian traffic and to 

provide access to lots and open spaces. 

¶ Thoroughfares shall generally consist of vehicular lanes and public frontages.  

¶ Thoroughfares shall be designed in context with the urban form and desired design 

speed of the Transect Zones through which they pass. The Public Frontages of 

thoroughfares that pass from one Transect Zone to another shall be adjusted 

accordingly or, alternatively, the Transect Zone may follow the alignment of the 

Thoroughfare to the depth of one Lot, retaining a single Public Frontage throughout 

its trajectory.  

¶ Within the more urban Transect Zones (T3 through T6) pedestrian comfort shall 

be a primary consideration of the Thoroughfare. Design conflict between 

vehicular and pedestrian movement generally shall be decided in favor of the 

pedestrian.  

¶ The Thoroughfare network shall be designed to define Blocks not exceeding the 

size prescribed. The perimeter shall be measured as the sum of Lot Frontage Lines. 

Block perimeter at the edge of the development parcel shall be subject to approval 

by Warrant. 

¶ All Thoroughfares shall terminate at other Thoroughfares, forming a network. 

Internal Thoroughfares shall connect wherever possible to those on adjacent sites. 

Cul-de-sacs shall be subject to approval by Warrant to accommodate specific site 

conditions only. 

¶ Standards for Paths and Bicycle Trails shall be approved by warrant. 

 

VEHICULAR LANES 

¶ Thoroughfares may include vehicular lanes in a variety of widths for parked and for 

moving vehicles, including bicycles. The standards for vehicular lanes shall be as 

shown in Table 3A. 

¶ A bicycle network consisting of Bicycle Trails, Bicycle Routes and Bicycle Lanes 

should be provided throughout. Bicycle Routes should be marked. The community 

bicycle network shall be connected to existing or proposed regional networks 

wherever possible. 
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Riverwalk! at Euless 

SECTION 2 

Organization and Intent of the Ordinance 

 

SMARTCODE TABLE 3A  
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SECTION 2 

Organization and Intent of the Ordinance 

  

PUBLIC FRONTAGES 

¶ GENERAL TO ALL ZONES T1, T2, T3, T4, T5, T6 

¶ The Public Frontage contributes to the character of the Transect Zone, and includes 

the types of Sidewalk, Curb, planter, bicycle facility, and street trees.  

¶ SPECIFIC TO ZONE T4, T5, T6 

¶ The introduced landscape shall consist primarily of durable species tolerant of soil 

compaction. 

¶ SPECIFIC TO ZONE T4 

¶ The Public Frontage shall include trees planted in a regularly-spaced Allee pattern of 

single or alternated species with shade canopies of a height that, at maturity, clears at 

least one Story. 

¶ SPECIFIC TO ZONES T5, T6 

¶ The Public Frontage shall include trees planted in a regularly-spaced Allee pattern of 

single species with shade canopies of a height that, at maturity, clears at least one 

Story. At Retail Frontages, the spacing of the trees may be irregular, to avoid visually 

obscuring the shopfronts.  

¶ Streets with a Right-of-Way width of 40 feet or less shall be exempt from the tree 

requirement. 
 

DENSITY CALCULATIONS  

All areas of the New Community Plan site that are not part of the O-1 Preserved Sector shall be 

considered cumulatively the Net Site Area.  

Density shall be expressed in terms of housing units per acre as specified for the area of 

each Transect Zone. For purposes of Density calculation, the Transect  Zones include the 

Thoroughfares. 
 

SPECIAL REQUIREMENTS   

A New Community Plan may designate any of the following Special Requirements 

¶ Designations for Mandatory and/or Recommended Retail Frontage requiring or 

advising that a building provide a Shopfront at Sidewalk level along the entire length of 

its Private Frontage. The Shopfront shall be no less than 70% glazed in clear glass and  

shaded by an awning overlapping the Sidewalk.  

¶ Designations for Mandatory and/or Recommended Gallery Frontage, requiring or 

advising that a building provide a permanent cover over the Sidewalk, either 

cantilevered or supported by columns. The Gallery Frontage designation may be 

combined with a Retail Frontage designation.. 

¶ Designations for Mandatory and/or Recommended Arcade Frontage, requiring or 

advising that a building overlap the Sidewalk such that the first floor Facade is a 

colonnade. The Arcade Frontage designation may be combined with a Retail Frontage 

designation.      

¶ A designation for Coordinated Frontage, requiring that the Public Frontage and Private 

Frontage be coordinated as a single, coherent landscape and paving design.  

¶ A designation for Cross Block Passages, requiring that a minimum 8-foot-wide 

pedestrian access be reserved between buildings. 
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SECTION 2 

Organization and Intent of the Ordinance 

 

PARKING LOCATION STANDARDS  

¶ GENERAL TO ZONES T2, T3, T4, T5, T6    

¶ Parking shall be accessed by Rear Alleys or Rear Lanes, when such are 

available on the Regulating Plan. 

¶ Open parking areas shall be masked from the Frontage by a Building or 

Streetscreen. 

¶  Vehicular entrances to parking lots, garages, and Parking Structures shall 

be no wider than 24 feet at the Frontage.  

¶ Pedestrian exits from all parking lots, garages, and Parking Structures shall 

be directly to a Frontage Line (i.e., not directly into a building) except 

underground levels which may be exited by pedestrians directly into a 

building. 

¶ Parking Structures on the A-Grid shall have Liner Buildings lining the first 

and second Stories.  

SMARTCODE TABLE 11  
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SMARTCODE TABLE 10  

SECTION 2 

Organization and Intent of the Ordinance 
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SECTION 3 

Administration and Implementation 

 
ADMINISTRATION AND IMPLEMENTATION  

SECTION 3 



   

Realty Capital Corporation                             RIVERWALK! DEVELOPMENT CODE   

Dallas, TX                        EULESS, TEXAS  

Planning   
Roaring Brook Development Co                           Riverwalk Development Code (17).pub PAGE  21  of  143  

ADMINISTRATION AND IMPLEMENTATION  

A)  The implementation of the Ordinance consists of a sequence of submittals and 

approvals. The submittal applications to the City must be signed by an authorized agent of 

the landowner and will be reviewed in a timely fashion by the appropriate municipal 

departments and entities. 

B)  Applicability 

1.  The requirements of these Standards are mandatory and all development on land located 

within the boundaries of the Riverwalk! Development District must adhere to the rules 

and regulations set forth herein. Prior to development within the district, the 

requirements of the development approval process contained herein must be satisfied.  

This ordinance shall be the comprehensive regulatory document for this site allowing 

for the construction of commercial, mixed use, multi-family and residential uses as 

outlined in this document. 

2.  Except as provided by these Standards, development within the Riverwalk! Development 

District is governed by City regulations. In the event of any conflict or inconsistency 

between these Standards and the applicable City regulations, the terms and provisions of 

these Standards shall control. In the event a development standard or regulation is not 

addressed herein, the standards of applicable City regulations apply, except that in no 

case shall District Regulations for R-1, R-1A, R-2, R-3, TH, R-4, R-5 be used as 

applicable standards, nor shall Sections 84-85.e, 84-201.h.5, 84-201.h.7, 84-334.a be 

applicable. In the event of a conflict between the text and the graphic images, the text 

shall control. Building codes, life safety codes, and Federal and State regulations take 

precedence where a standard requires or recommends actions that are in conflict with 

such codes and regulations.  

3. The following table summarizes the approval process for the Riverwalk! Development 

District. This process requires the applicant to provide a baseline of information on the 

contiguous holdings, as well as some information relative to connectivity to adjacent 

tracts in the Concept Plan which shall be reviewed by City Council as well as the 

Planning Commission. Adjacent tracts are those tracts of land that share a boundary line. 

 

SECTION 3 

Administration and Implementation 

TABLE  3-1 AREA REQUIRED  APPROVAL  COMMENT  

REGULATING PLAN  Entire Holdings DRCËPZ ËCC Included herein 

CONCEPT PLAN Contiguous Holdings + 

revised Regulating Plan 

DRC ËPZ ËCC 

(non-discretionary) 

Submitted with updated 

Regulating Plan 

PRELIMINARY PLAT  Subject Phase DRC ËPZ 

(non-discretionary) 

May be concurrent with 

Concept Plan 

SITE PLAN  Subject Phase DRC ËPZ ËCC 

(non-discretionary) 

May be concurrent w Con-

cept Plan 

FINAL PLAT  Subject Phase DRCËPZ 

(non-discretionary) 
Submitted after public im-

provements completed 

BUILDING PERMITS  Subject Building  Bldg Dept  
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FIGURE  3-1 EXAMPLE OF SEQUENCE OF SUBMITTAL REQUIREMENTS  

ENTIRE HOLDINGS ðAll of 

the land encompassed within 

the Riverwalk District 

 

Regulating Plan 

This applies to the submittal 

and re-submittal of the Regulat-

ing Plan which is required to 

show the locations, boundaries 

and areas of the Sub-zones 

within the Riverwalk! District. 

It is also required to show the 

network of proposed open 

space and system of trails. 

CONTIGUOUS HOLDINGSðAll 

of the land bounded by dedicated 

public rights-of-way or by property 

not contained in the Riverwalk dis-

trict. As new rights-of-way are dedi-

cated over time, the limits of the 

Contiguous Holdings will change. 

 

Concept Plan 

This applies to Concept Plan submit-

tals and re-submittals. The informa-

tion that is required to be submitted 

on a Concept Plan is defined in Sec-

tion 3 Paragraph D of this River-

walk! Development Ordinance. 

SUBJECT PHASE OF DE-

VELOPMENTðAll of the 

land included in the Prelimi-

nary Plat. 

 

Preliminary Plat 

Site Plan 

Final Plat 

The required information for 

each of these submittals is 

enumerated in the City of 

Euless Uniform Development 

Code and referenced in Sec-

tion 3 Paragraphs E, F, G of 

the Riverwalk! Development 

Ordinance. 

C)  Regulating Plan 

The Regulating Plan defines the areas and locations of the transect zones for regulatory purposes. 

Section 5, Regulating Plan, identifies the rules that limit any changes to the Transect Zone (Sub-

Zone) boundaries. Although the Regulating Plan is not a Thoroughfare Plan, the plan indicates 

that gridded street patterns are preferable because they create defined city blocks. This is more 

important in the T5 Zones than it is in the T4 zones. Section 13, Riverwalk Standards, govern the 

development of the Riverwalk.  

 

SECTION 3 

Administration and Implementation 
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D)  Concept Plan  

The Concept Plan shall include the contiguous holdings and be submitted in the format 

and the quantity required by the Planning Department. The Concept Plan shall be 

consistent with the governing Regulating Plan. The Concept Plan is a precursor and 

prerequisite to the approval of the Preliminary Plat and Site Plan but may be submitted 

simultaneously, and shall contain at a minimum the following information: 

 

1. Sub-zone boundary information and areas 

2. Proposed layout of primary collector streets and major blocks (Thoroughfare Plan) 

but not local streets or streets that do not intersect perimeter arterials. 

3. Location, area, perimeter, and character of open space and trail network 

4. Open Space requirements 

5. Calculation of percentages of Open Space 

6. Proposed land uses 

7. Intensity of uses: including number of dwelling units, square feet of commercial 

space for each major block 

8. Approximate parking demand and parking provided for residential and 

commercial uses 

9. Any update to the Regulating Plan showing Open Space locations and areas, trail 

connections and type of trails proposed, street connections across existing public 

R.O.W., and proposed street extent and routing,  

10. Updated location, connections and specifications of the Riverwalk and design of 

the Riverwalk within the Concept Plan area. 
 

Provided the changes to the Regulating Plan comply with the regulations in Sections 5 

and 13 of this Ordinance, then no zoning change shall be required.  The Concept Plan 

shall be reviewed by the City Manager and the Development Review Committee. 

Comments shall be provided and, if appropriately addressed, the Concept Plan shall be 

approved for review by the Planning and Zoning Commission and City Council. If the 

Concept Plan is consistent with this Ordinance, and existing published standards, there 

shall be no reason to deny the submittal. 
 

E)  Preliminary Plat 

An approved Concept Plan is required for the submittal of a Preliminary Plat. The 

submittal, review and approval process of the Preliminary Plat shall proceed in 

accordance with existing City of Euless Unified Development Code (UDC), Chapter 84, 

Article IX, Section 407. Plat applications for single family lots shall also include building 

elevations of homes similar in size, material, and architectural character intended to be 

constructed on the lots.  
 

F)  Final Plat 

Final Plat submittal, review and approval process shall proceed in accordance with 

existing Unified Development Code, Chapter 84, Article IX, Section 410. 

 

SECTION 3 

Administration and Implementation 
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G)  Site Plan 

Site Plan submittal review and approval process shall proceed in accordance with UDC, Article 

VIII except that it shall include single family attached lots.  However, the City Manager or 

designee may grant modifications requested by the applicant to the requirement of street width, 

visibility, fire access or landscape requirements provided the modifications are deemed to be 

minor, are consistent with standards of health and safety, and are consistent with the goals of 

increasing the value of the overall development. 

H) Use of Alternative Materials 

Commercial and mixed use development shall be constructed in accordance with the material 

standards in Section 10 of this Ordinance unless modification is approved by the City Council. In 

order to obtain a modification to the required building materials, the applicant shall provide color 

elevations describing the materials on the structure, and the percentage of each material on the 

building. The use of alternate materials, shall be a discretionary decision of the City Council 

following a recommendation from the Planning and Zoning Commission. In granting a 

modification to the required building materials, the City Council shall first determine that the 

alternative materials are consistent with the goals of this Ordinance and provide the same degree 

of durability, safety, and aesthetic appeal as the required materials in Section 10. Such and 

exception may be considered concurrent with the site plan. 
   
I)  Building Plans 

Building Plans submittal, review and approval process shall proceed in accordance with UDC, 

Section 84-21. 

J)  Special Development Plans 

Special Development Plans allow the applicant the flexibility to address specific market 

opportunities and/or changes.  It allows the applicant to propose changes to this zoning 

Ordinance, without affecting other portions of the zoning or the project. An application for a 

Special Development Plan shall be submitted to the Planning Department and reviewed by the 

City Manager prior to the submittal to City Council. The City Council shall have the option but 

not the obligation to approve the Special Development Plan. Evaluation of the plans shall be 

based upon the following conditions: 

1. Whether the original goals and intent of this Ordinance are followed 

2. The impact on adjoining properties including economic and aesthetic impact. 

3. The public benefits accruing such as usable civic and open spaces, structured and shared parking, and 

beneficial land uses providing desirable goods and services 

4. The impact on future opportunities for development 

5. The ability of the development to sustain itself into the future 
 

K)  Variances 

Any required variances shall be submitted and processed in accordance with the applicable 

Ordinances. The City Manager shall recommend whether a proposed modification to the 

approved standards in this Ordinance shall be processed as a Variance or a Special Development 

Plan. In the event that the Applicant disagrees with the City Managerôs opinion, a public hearing 

shall be held before City Council to determine the appropriate process. A variance shall proceed 

in accordance with Section 84-27 of the UDC. 
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Administration and Implementation 

L)  Specific Use Permit 

Applications for Specific Use Permits shall proceed in accordance with Section 84, Article IV, 

Division 5 of the UDC. 

M)  Continuous Tabulation 

Each Final Plat submittal shall be accompanied by a table that tabulates the number of dwelling 

units and open space for each final plat in the form shown in Tables 3-2 and 3-3 below: 

N)  Private Deed Restrictions 

Concurrent with the Site Plan Application, or earlier, the Applicant will submit to the City 

Planning Department a copy of proposed Deed Restrictions. Deed Restrictions shall conform to 

the standards established in this Ordinance and where a conflict exists between the Deed 

Restrictions and this Ordinance, then  this Ordinance shall govern. The Deed Restrictions will, at 

a minimum, address the following issues: 
 

1. Establish design guidelines for residential and commercial buildings. 

2. Establish design guidelines for landscaping and open space 

3. Establish a review and approval process for planned improvements  

4. Establish, in conjunction with the City, an appropriately constituted body empowered to facilitate the 

mercantile and social activity within the public rights-of-way. 

5. Establish an association of Property Owners to maintain all common assets and property within the 

Riverwalk! District. 

6. Establish that the property ownerôs association or homeownerôs association are not allowed to divest 

responsibilities of any plat recorded requirement without the consent of the City Council.  
 

The Cityôs review of the Deed Restrictions is limited to assurance that they conform to the 

performance standards specifically established herein, not to impose new design requirements. 
 

O)  Chinese Garden 

In the event that the project known as ñThe Chinese Gardensò requests property and a suitable 

agreement is reached with the landowners, then the land will be identified in a mutually beneficial 

location south of Midway and east of Bear Creek. An amendment to the Regulating Plan will be 

submitted to the City, and shall be reviewed as a Special Development Plan by the City Council. 

TABLE  3-2 

Continuous Area 

Tabulation 

ACRES DWELL

ING 

UNITS 

OPEN 

SPACE 
(ACRES) 

OPEN 

SPACE 

(%)  

T5c 

ACRES 

T5b 

ACRES 

T5a 

ACRES 

T4b 

ACRES 

T4a 

ACRES 

FINAL PLAT 1           

FINAL PLAT 2           

FINAL PLAT #           

TOTALS           

TABLE  3-3 

Average Lot  Size Tabulation 

NET ACRES OF SIN-

GLE FAMILY LOTS  

# OF SINGLE   

FAMILY LOTS  

AVERAGE LOT SIZE  

FINAL PLAT 1     

FINAL PLAT 2     

FINAL PLAT #     

TOTALS  SUB-TOTAL SUB-TOTAL OVERALL AVERAGE 
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Transect Sub-Zones 

 

TRANSECT SUB-ZONES 

SECTION 4 
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SECTION 4 

Transect Sub-Zones 

TRANSECT SUB-ZONES 
 

A) The Transect Sub-Zones included in this Ordinance represent an expansion and specification 

of the Transect Zones from the more general and universal SmartCode. Portions of the subject 

site are intended to be used as suburban residential neighborhoods, and portions are intended to 

incorporate a more urban form. The SmartCode Transects Zone 4 and Zone 5 describe a range 

of development appropriate to the site. This Ordinance creates additional Sub-Zones within 

those zones and ascribes specific characteristics to the Sub-Zones. 
 

B)  The pattern of streets and blocks is not required to conform to a grid pattern, however the 

pattern should facilitate access by both vehicle and pedestrian through the development. This 

means that a ñUò shaped driving motion should not be required for ingress or egress to any 

location within the development. Cul-de-sacs are discouraged unless they are temporary 

pending the continuation of a street in the future. Walking routes should generally conform to 

the sidewalks adjacent to the streets, and also should provide direct routing to any point within 

the development, that is ñbacktrackingò should not be required. Hiking and biking trails may be 

separate from the streetscape and follow different routes.  
 

C)  Sub-Zone T5c  (Commercial Zoning) 

This Sub-Zone is strictly commercial, no residential occupancy of any kind being permitted. 

Generally, the buildings either front the state highway frontage road, or are visible from it, or 

front on the road leading into the site from the frontage roads. Commercial buildings may 

include multi-story office complexes or single story, large-format retail venues, as well as 

traditional in-line shop fronts facing the sidewalk. Commercial development within 150 feet of 

the riverwalk amenity is conditional on the development of the riverwalk amenity. See Section 

13 Riverwalk Standards for more detailed requirements.  Parking lots visible from the roadway 

are permitted in this Sub-Zone. The minimum Public Open Space is 5% of the gross area of the 

Sub-Zone. A minimum 15ô landscape buffer is required along state highway frontage. 
 

D)  Sub-Zone T5b  (Mixed-use Zoning.) 

This Sub-Zone permits residential and commercial uses but without any single family uses 

permitted. Also, the ground floor of all buildings shall be built to commercial standards and 

shall only be used for retail, commercial or office uses. That is, the streetscape is a downtown 

streetscape, with shop windows, sidewalks and street trees. On-street parking shall allow 

convenient access to each store. Above the ground floor, upper floors may contain multi-family, 

commercial or office uses. This Sub-Zone is conditional on the development of a riverwalk 

amenity. See Section 13 Riverwalk Standards for more detailed requirements.  The minimum 

Public Open Space is 5% of the gross area of this Sub-Zone. 
 

E)  Sub-Zone T5a (Residential and Commercial Zoning) 

The uses permitted in Sub-Zone T4b are also permitted in Sub-Zone T5a. In addition, higher 

density residential uses, single family uses and commercial uses are permitted. This is the most 

open Sub-Zone, but it is also the smallest in acreage. Construction of a vertical mixed use 

product similar in nature to the allowed development within T5b Sub-Zone is conditional on the 

development of a riverwalk amenity. The character of the neighborhood may include some 

retail or service uses at the street level and may include multi-family lofts or offices in the upper 
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SECTION 4 

Transect Sub-Zones 

 

levels. All buildings regardless of their occupancy, will be sited to address the street and 

designed to enhance the streetscape. Again, the streets are lined with trees along 

sidewalks on both sides of the street. The minimum Public Open Space is 5% of the 

gross area of this Sub-Zone. 

 

F)  Sub-Zone T4b (Single Family Attached and Detached) 

This Sub-Zone is similar to Sub-Zone T4a, but is more diverse in terms of housing 

options and more intimate in terms of the scale of the streetscape. This Sub-Zone 

includes townhomes and courtyard bungalows, as well as all the  housing choices 

permitted in Sub-Zone T4a. The smaller lots require vehicular access from the rear 

leaving the front of the homes to enhance the streetscape. The minimum Public Open 

Space is 8% of the gross area of this Sub-Zone. 

 

G) Sub-ZoneT4a (Single Family Detached) 

This Sub-Zone consists of residential 

neighborhoods that include various types 

of single family detached housing 

options. This includes traditional 

neighborhood development with front 

porches and alley access to rear garages, 

as well as more conventional 

subdivisions with street access to the 

garage and larger, unobstructed back 

yards. It also includes patio homes for the 

families who no longer need a home with 

the larger yard. But all of the 

neighborhoods, regardless of the housing 

option, will have tree-lined streets with 

sidewalks. Cul-de-sacs are discouraged. 

Every home shall be not more than 800 

feet from a public open space.  Proximity 

to a trail only does not satisfy this 

requirement. The minimum Public Open 

space shall be 10% of the gross area of 

this Sub-Zone.  

 

Changes to the permitted uses, or to the 

building form, or lot standards, if 

required, may be accomplished through 

Special Development Plans. 

TABLE 4-1 
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Regulating Plan 

 

REGULATING PLAN  

SECTION 5 
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SECTION 5 

Regulating Plan 

REGULATING PLAN 

 

A)  The attached Regulating Plan is intended to provide predictablility to the City, 

guidance for the developers of the property, and to assist the City staff in reviewing the 

long term development of the Riverwalk! Development District. Although streets that 

are indicated separating the property into blocks may move or be deleted, the grid 

pattern in the higher density and mixed-use portions of the development should be 

maintained unless there is reason to deviate from a gridded street pattern. Lower density 

residential portions of the site may deviate from a grid pattern.  

 

B)  The following Table shows the site with the minimum and maximum acreage for 

each of the five Sub-Zones, as well as the maximum allowable Dwelling Units within 

each Sub-Zone. Open space may be included in the Sub-Zones or may fall outside of the 

Sub-Zones, such as the floodway. Open Space is cumulative within each Sub-Zone, so 

that excesses in one phase may be applied to shortage of minimum requirements in 

subsequent phases. 
 

TABLE 5-1 

*Note: Acreage and unit numbers are regulatory. Density calculations and percentage of areas are 

informational and are not regulatory. 

**This is the maximum Open Space that is required by the percentages indicated in Section 4 of this 

Ordinance, not the maximum that can be developed. 

REGULATING TRANSECT AREA AND DWELLING UNIT COUNT  

  T5c T5b T5a T4b T4a Open Space 

Numbers are in acres 

 

 

     

Min. Area 40 
No 

min 

No 

min 
18 70 

12 in addition to 

Floodway 

Max. Area 
No 

max 
N/A 20 25 80 

15 in addition to 

Floodway** 

Max. DUôs with surface park-

ing 
0 N/A 500 250 480 0 

Max DUôs with structured 

Parking 
0 N/A 650 N/A N/A  
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TABLE 5-2 

 
*Note: Acreage and unit numbers are regulatory. Density calculations and percentages of areas are 

informational and are not regulatory. Percentages are approximate. 

**This is the maximum Open Space that is required by the percentages indicated in Section 4 of this code, 

not the maximum that can be developed. 

 

Each of the sub-zones may be reconfigured within the framework of this Ordinance if the 

boundary changes occur in accordance with the sub-zone specifications, below. 

C)  Sub-Zone Rules 

1. Sub-Zone T5a may not be located north of Midway Rd nor west of Bear Creek 

Parkway. 

2. Sub-Zone T5a shall be set back a minimum of 750 feet from the SH 183 / SH 360 

frontages.  

3. For each linear foot of the riverwalk amenity that is dedicated and constructed, a 

maximum of 750 square feet of Sub-Zone T5b shall be entitled within the 

Riverwalk! Development District at the election of the Landowner. 

4. The alignment of the riverwalk amenity shall be established by the Landowner and 

may occur anywhere within the Riverwalk! Development District east of Bear 

Creek Parkway.  

5. All the boundary lines of Sub-Zone T5b must be located within 750 feet of the 

centerline of the riverwalk, 

6. Sub-Zone T5b may abut any other Sub-Zone. 

. 

ESTIMATED MAXIMUM & MINIMUM GROSS AREA PERCENTAGE BY TRANSECT  

  T5c T5b T5a T4b T4a Open Space 

Numbers are the 

percentages of entire 

site. 

 

Density is calculated 

as Dwelling Units 

per acre. (the maxi-

mum units permitted 

divided by the maxi-

mum land area) 

      

Min. Area 
20% 

No min No min 9% 35% 7% in addition to  

Floodway 

Max. Area No 

max 

N/A 10% 13% 40% 8% in addition to  

Floodway** 

Max. Density with 

surface parking* 

0 25 /AC 25 / AC 10 / AC  6 /AC 0 

Max Density with 

structured Parking* 

0 32 / 

AC 

32 /AC N/A 
N/A 
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Regulating Plan 

T5c: Commercial Only 

T5a: SFD + SFA + MF + Commercial 

T5b: (Not shown) Mixed-Use: MF + 

Commercial Required. 

Riverwalk amenity is required to create 

this Sub-zone. See Section 13 

 

Riverwalk alignment shown is an exam-

ple of a possible alignment. The actual 

alignment will be shown on the Concept 

Plan submittal. RIVERWALK AMENITY  

Green/Open Space 

 

 

T5c: Commercial only 

 

T5b: Mixed-use, The riverwalk 

amenity is required to create 

this Sub-Zone.  

 

T5a: SFD + SFA + MF com-

mercial permitted 

 

 

T4b: SFD + SFA 

 

 

T4a: SFD only 

 

Greenway: 50ô wide minimum 

 

 

Riverwalk: See Section 13 

 

Hike & Bike Trail, 8ô wide min 

 

Property outside of Riverwalk! 

Development District 

RIVERWALK! AT EULESS 

REGULATING PLAN 
FIGURE 5-1 
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SECTION 5 

Regulating Plan 

D)  Regulating Plan Rules 

1. Collector streets shown may be moved or deleted. 

2. Local streets are not shown and will be shown on Preliminary Plat. 

3. Orientation of the street grid may be rotated to improve environmental, politi-

cal, or economic results. 

4. Open Space may be relocated but the minimum area must comply with the 

open space requirements of each transect Sub-Zone pursuant to Section 4 and 

the open space design standards pursuant to Section 11. 

5. All dedicated Public Parks must be connected by a trail system. 

6. The specific location, connection and design of the Riverwalk amenity are not 

tied to the Regulating Plan Map but will be updated through the Concept Plan 

process to the specifications described within Section 13 of this Ordinance. 

 

These rules may be amended or expanded by the approval of a Special Develop-

ment Plan. 
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Table of Permitted Uses 

 

TABLE OF PERMITTED USES  

SECTION 6 
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Table of Permitted Uses 

CLASSIFICATION OF NEW/UNLISTED USES: 

Those uses set forth in the Table of Permitted Uses in this Section shall be authorized in 

the various Sub-Zones established for this site. It is recognized that new types of land use 

will arise in the future, and forms of land use not presently anticipated may seek to locate 

within the development. In order to provide for such changes and contingencies, a deter-

mination as to the appropriate classification of any new or unlisted form of land use in the 

Permitted Use Table shall be made as follows: 

A) An applicant, City Department, the Planning and Zoning Commission, or the City 

Council may propose zoning amendments to regulate new and previously unlisted 

uses. 

B) An Applicant requesting the addition of a new or unlisted use shall submit to the City 

Manager all information necessary for the classification of the use, including but not 

limited to: 

 

1. The nature of the use and whether the use involves dwelling activity, sales, ser-

vices or processing; 

2. The type of product sold or produced under the use; 

3. Whether the use has enclosed or open storage and the amount and nature of the 

storage; 

4. Anticipated employment typically anticipated with the use; 

5. Transportation requirements; 

6. The nature and time of occupancy and operation of the premises; 

7. The off-street parking and loading requirements; 

8. The amount of noise, odor, fumes, dust, toxic materials and vibration likely to be 

generated; 

9. The requirements for public utilities such as sanitary sewer and water and any spe-

cial public services that may be required; and 

10. Impervious surface coverage. 

 

C) The City Manager may authorize such new or unlisted uses in a particular Sub-Zone 

based on standards applicable to those of a similar use. When a determination of the 

appropriate transect Sub-Zone cannot be readily ascertained in the Table of Permitted 

Uses, the City Manager may refer the determination to the City Council as a Special 

Development Plan to be approved in accordance with Section 3, paragraph J of this 

Ordinance. 

 

C) In the attached Permitted Use Table, P = Permitted, S = Special Use Permit Required, 

Blank = Prohibited. 
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Table of Permitted Uses 

P = Permitted     
S = Special Use 
Blank = Prohibited 

Must conform to Chapter 40 Gas Drilling  
and Production Euless Code of Ordinances 
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Table of Permitted Uses 
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And alcohol sales under 75% 

And alcohol sales under 75% 
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