WACO
DOWNTOWN

REDEVELOPMENT PROJECT

S
T e e

Tl e o o
I
3 Lob T TP pp——

~frfm et

WACO DOWNTOWN

-URM-BASED CODE

Consolidated Draft - January 2026






Table of Contents [ NGB
Executive Summary

Background PUTDOSE. st 67
Form-Based Code Overview 8.2 ADDHCADITIEY .o 67
How to Use this Form-Based Code...........vvwvrvsvsrvinnirsnn 2 4.3 Street TYPeS MaD oo 68
Purpose of the Form-Based Code ..............oovcciiiivverrsccciiiiiieens 4 B8 SHTEEE TYPES ..o 70
DOWNEOWN DISTHCES oo 4 4.5  Access and CONNECHVILY. ... 78
Design in Waco 5. Building Standards
Why Regulate DESIGNT ......coccccceeiicicvvvsveeeesessesseesesesisssssnens 6
- , 5.1 PUMOSE....oovvvoooieivvesssssisisssessssssssssssssssssssssssssnnn 85

What Were the Building Blocks of Wacao's Downtown?............ 7
o , 5.2 AppliCability ..o 85

Historic Architectural StYIES .........coccceiiiivvvecssiiiiivrressssciiiisnns 8
, 5.3 BUIldING TYPES.....oovvvvvvreerereeseesessccccsicccc s, 85

Downtown Architectural INVENTOrY ... 10
, , 5.4 Building Frontage TYpeS......cccccceeiiiiiiiiiccvvvermeensssssssesisins 93

New Development: A Continuum of Architectural Styles.......... 12 - .

Beyond the Code 5.5 Building DESIGN ...ovvvveveeeceeccccccciccccccceveeeeeeeseessseesnn 96
BEYONT thE COUE 1o 14 5.6 Allowed Encroachments ... 103
1. General Provisions 6. Uses Allowed

1oL PUTDOSE .o 16 6.1 PUIDOSE...cccoovimirncscsssssssssssssssssnn 105

1.2 APPHCADIIY oo 16 6.2 ApPlCADIITY oo 105

1.3 Downtown Strategic Roadmap ... 16 6.3 USE TaDIE oo 107
2. Downtown Dlstrlcts 6.4 Use DEfiNitioNS....ccooorevecoiioeeeeeeeccceceeeeeees e 109

2.1 Barron's Branch District (DT-BB) .........ovvveeeerccccccccciiiinnn 17 1. Administration

2.2 Waco Square District (DT-WS)...veerscsn 23 7.1 APPICADITIEY oo 113

2.3 Mary Ave District (DT-MA) oo 31 7.2 Downtown-Specific Review Procedures ... 13

2.4 Sports & Entertainment District (DT-SE) ..o 37 7.3 Review and Decision-Making Bodies.................ve 119
3. Site Development Standards 8. Definitions and Rules of Interpretation

3L PUMOSE oo 43 8.1 Rules of INtErpretation ... 120

3.2 ADPHCABIIY o 43 8.2 Rules of Measurement........c.cccccvvevveeeessescccesieiicccicien 120

3.3 Landscaping, Buffering, and FENCES.......ou.evrmere 44 8.3 Other Terms Defined.......c..wvmmsmisni 123

3.4 (ff-Street Parking and Loading...........c.ccccveeeiiiiivvvriresns 53

3.5  Exterior Lighting ..., 59

36 SIONS e 59

N WACO, TEXAS | DOWNTOWN FORM-BASED CODE ’






Executive Summary NN

The Waco Downtown Form-Based Code establishes a place-based regulatory framework for development and
reinvestment within Downtown Waco. It implements adopted City policy by focusing on building form, street character,
and the relationship between private development and the public realm, rather than relying solely on conventional use
and dimensional controls.

APPLICABILITY

The Downtown Form-Based Code applies only within the designated Downtown FBC boundary and works in conjunction
with the City of Waco Zoning Code. Except where expressly modified, supplemented, or replaced by the standards of this
Form-Based Code, all applicable provisions of the City’s zoning, subdivision, building, and other development regulations
shall continue to apply within the Downtown Form-Based Code area.

MARY AVE
DISTRICT

(DT-MA)

HOW THIS DOCUMENT IS ORGANIZED

This Form-Based Code is organized into the following major components:

1: Introduction and Policy Context
Explains the purpose of the Code, its relationship to adopted City policy, and how to use the document.

2: Downtown Districts
Establishes districts with distinct roles, character, and development expectations.

3: Street Types

Defines street types that guide building orientation, frontage design, access, and streetscape character.

4: Development Standards
Sets standards for site layout, parking, landscaping, signage, access, and connectivity.

5: Building Design Standards

Regulates building form, massing, facade design, and materials to reinforce downtown character.

6: Uses
Identifies permitted, conditional, and prohibited uses within each district.

7: Administration and Procedures
Describes review processes, flexibility provisions, and decision-making responsibilities.
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I Backoround
HOW TO USE THIS FORM-BASED CODE

BACKGROUND: FORM-BASED CODE OVERVIEW - P. 4

1. Confirm that the property is located within the Form-Based Code Boundary.
Refer to the Downtown Districts Map to confirm that the property falls within the Form-Based Code boundary.

BACKGROUND: FORM-BASED CODE OVERVIEW - P. 4

2. Find which subdistrict the property is located within.

Find which subdistrict applies on the Downtown Districts
Map and in § 2, Downtown Districts. Each subdistrict has unique development standards, permitted uses, and
design considerations with which applications must comply.

|
\

§ 7.2 DOWNTOWN-SPECIFIC REVIEW PROCEDURES - P. 111

3. Review requirements for preapplication meetings and FBC Submittals.
Preapplication Meetings, § 7.2.1

Depending upon the scope of the project, a preapplication meeting may be required.

Site Development Plan FBC Submittals, § 7.2.3

Site Development Plan FBC Submittals are required for all development applications within the Form-Based
Code boundary.

|
\

§ 3 SITE DEVELOPMENT STANDARDS - P. 43

4. Review and comply with Development Standards. § 4 STREETS, ACCESS, AND CONNECTIVITY - P. 67
The Form-Based .Code includes a variety of standard§ to § 5 BUILDING STANDARDS - P. 85
ensure high-quality development. These are located in
sections 3 (Site Development), 4 (Streets and Connectivity),
and 5(Building Standards). Review these sections to ensure that the project complies with all applicable
standards. Some of these are listed below; consult §§ 3 - 5 for full details.

Landscaping, Buffering, Fences, and Streetscape, § 3.3
Site Development Plan FBC Submittals should demonstrate compliance with applicable landscaping, buffering,

fencing and streetscape requirements. A separate landscape plan (in accordance with § 3.3.2.D) is required to
be submitted along with a Site Development Plan prior to permitting.

CONSOLIDATED DRAFT - 01272026 D




Form-Based Code Overview [ G0N

Review and comply with Development Standards. (cont.)
Off-Street Parking Required / Other, § 6.3

This section enumerates off-street parking and loading requirements, bicycle parking and relief
procedures as alternative to complying with these provisions.

Streets, Access, and Connectivity, § 4

All development applications are required to submit a Circulation Plan (§ 4.4.1) as part of the Site
Development Plan FBC Submittals. When new streets are proposed, additional standards for cross-
section design (§ 4.3) and connectivity (§ 4.4.2) apply.

Building Standards, § 5

Depending on the type of building for the project, there are different building design standards related to
appropriate uses, form, and frontage.
Signs, § 3.6

The Form-Based Code applies additional standards to certain sign types, in addition to the general sign
standards in the Waco Zoning Code.

]
§ 6.3 USE TABLE - P. 105

9. Reconfirm that the proposed use is allowed in the respective subdistrict.

Uses Allowed, § 6
Review § 6.3, Use Table to ensure that the project is allowed in the applicable subdistrict.

’

§ 7.2 DOWNTOWN-SPECIFIC REVIEW PROCEDURES - P. 111

6. Determine if flexibility or relief is available, if applicable.
Minor Modifications, § 7.2.4

If a project requires small reduction to certain requirements, this section outlines the eligible provisions
and the process for approval.

Variance, § 7.2.5

Certain provisions of this Code may be eligible for a variance, pursuant to the procedures and criteria in
this section.

Appeal of Administrative Decisions, § 7.2.6

A decision made by the City pursuant to this Code may be appealed using the procedure described in
this section.
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I Backoround

PURPOSE OF THE FORM-BASED CODE

The Waco Downtown Form-Based Code establishes a
clear, place-based framework to guide development,
reinvestment, and design within Downtown Waco.

It translates the City’s adopted policy direction into
enforceable standards that shape building form,
street character, and the relationship between private
development and the public realm.

This Form-Based Code applies only within the Downtown
FBC boundary. Except where expressly modified,
supplemented, or replaced by the standards of this Form-
Based Code, all applicable provisions of the City’s zoning,
subdivision, building, and other development regulations
shall continue to apply within the Downtown Form-Based
Code area.

DOWNTOWN DISTRICTS

This map identifies the geographic boundary of the
Downtown Form-Based Code and delineates the four
Downtown districts. Each district reflects a distinct role,
development pattern, and character within the downtown
environment and serves as the primary organizing
structure for applicable standards throughout this
document.

BARRON'S BRANCH DISTRICT (DT-BB) - §2.1 (P-23)

WACO SQUARE DISTRICT (DT-WS) - §2.2 (P.29)

MARY AVE DISTRICT (DT-MA) - §2.3 (P.39)

SPORTS & ENTERTAINMENT DISTRICT (DT-SE) -
§2.4 (P.45)

SPORTS &
ENTERTAINMENT
DISTRICT
(DT-SE)

BARF
BRANCH
(DT
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BB)

WACO SQUARE
DISTRICT

(DT-WS)
MARY AVE

DISTRICT
(DT-MA)

7
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I Background

Protecting & Revealing Waco’s Unique Culture
and Architecture

Downtown Waco carries layered architectural stories—
mercantile and making, unique commercial character, and
civic identity.

« Design regulation ensures these layers are preserved,
revealed, and woven into future design, rather than
diminished through standardized and short term
approaches to development - resulting in anonymity.

« By guiding materials, massing, character, and historical
references, we protect the city’s distinctive narrative
and catalyze the next generation of development and
design that make Waco Waco - that we can see, feel
and experience everyday.

Caption

A Strategic Resource for Public & Private i o
Development L | e

Thoughtful design standards are not barriers-they

are catalysts for alignment, engagement from the
development community, and attraction of private capital
to support public vision and initiatives.

« Clear, narrative-driven guidelines give developers
and designers a shared framework that streamlines
decision-making, elevates design outcomes, and
attracts partners who value creativity and long-term
placemaking.

« Well-crafted regulation becomes a strategic tool that
aligns vision, encourages innovation, and reduces
friction across the development process.

Caption

Creating Enduring Economic & Human Value

People gravitate to places with authenticity, character,
and visible history.

« Cities with thoughtful design coherence and a strong
sense of place consistently outperform in land value,
tenancy, tourism, tax base growth, and community
pride.

« By cultivating a downtown environment rich in story
and design intention, Waco invests in generational
value—social, cultural, and economic—benefiting
residents, businesses, and visitors alike.

Caption
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Design In Waco N

WHAT WERE THE BUILDING BLOCKS OF WACO'S DOWNTOWN?

Primary Existing/Historic Materials

Waco’s historic buildings share a consistent palette of primary materials that helps define the character of the district.
Texas limestone and several tones of brick appear across civic, commercial, and institutional buildings, creating a visual
continuity that links structures from different eras into a coherent whole.

I
!
f
J

Texas Limestone Red Brick Peach Brick

it T
‘,‘. nt! BRI g
N' ﬂ“ att on EEEE e
a1t Ry

McLennan County Courthouse Water Works Building Historic Suspension Bridge Alico Building

Alternative Primary Materials/Secondary Materials

Secondary materials provide opportunities for contemporary expression while remaining compatible with Waco’s historic
fabric. Materials such as concrete, stucco, metal panels, and wood siding may be used where they are integrated with the
district’s primary masonry palette and detailed to reinforce building scale, rhythm, and durability rather than compete
with historic character.

Concrete Stucco Metal Panel Wood Siding
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I Background
HISTORIC ARCHITECTURAL STYLES

Historic Square

While much of the original context of Waco's Historic Square has been lost,
Historic Waco Square represents the historic civic and commercial heart of
Downtown Waco. The area is characterized by a concentration of early-20th-
century masonry buildings, traditional storefronts, vertically proportioned
facades, and consistent streetwall patterns. Architectural styles in this area
tend toward traditional expressions, with strong emphasis on durable
materials, articulated facades, and clear relationships between buildings and
the public realm. Upper-story windows, recessed entries, and finely scaled
details contribute to a cohesive and walkable environment.

New development in Historic Square is expected to respect this established
character by reinforcing traditional building forms and patterns, while
allowing thoughtful reinvestment that supports continued use, adaptation,
and long-term vitality.

S rEmps — o 1

R i IS Austin Avenue

Austin Avenue functions as one of Downtown Waco’s primary commercial
corridors and gateways, reflecting a broader range of architectural styles and
development eras. The corridor includes historic storefront buildings, mid-
century commercial structures, and more recent infill, resulting in a varied
but recognizable urban character. Buildings along Austin Avenue typically
maintain strong street presence, with active ground floors and prominent
signage contributing to corridor identity.

Where the Austin Avenue Corridor extends into the Downtown Redevelopment
Area, it is well suited to reinforcing the traditional expressions of the Historic
Square, while reinforcing pedestrian orientation and visual continuity.

New development should build on the avenue’s role as an active, evolving
commercial street that connects districts and supports reinvestment.

Romanesque & Spanish Colonial Revival

Romanesque and Spanish Colonial Revival architecture contributes some of
Downtown Waco’s most distinctive historic character. These styles are defined
by expressive massing, durable masonry construction, and richly detailed
facades that emphasize permanence, craftsmanship, and civic presence.

Key Features Examples

Turrets Hotel 1928

Rounded arches Dr. Pepper Museum
Fortress-like masonry Hippodrome Theater
Corbelling

Symmetrical compositions
Hotel 1928 (1928)
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Design In Waco N

Art Deco

Art Deco architecture reflects a period of optimism, innovation, and modernity
in Downtown Waco. Characterized by strong vertical emphasis, geometric
ornamentation, and stylized materials, these buildings express civic pride and
commercial confidence contributing a bold, recognizable layer to Downtown.

Key Features Examples
Angular geometry City Hall
Slender lines Grand Lodge
Decorative metalwork Waco Hall

Terracotta & stone

] Vertical expressions
Waco City Hall (1930)

Agrarian

Agrarian architecture reflects Downtown Waco’s roots as a regional
agricultural and industrial center. These buildings emphasize straightforward
forms, functional construction, and durable materials, often with a distinct
lack of ornamentation.

Key Features

Gable, saltbox, & lean-to roof forms
Corrugated & standing seam metal
Wood & metal cladding

Slender wood or steel structural framing

Shade canopies

Industrial

Industrial architecture reflects Downtown Waco’s legacy of manufacturing,
warehousing, and transportation. These buildings are characterized by simple
massing, large openings, exposed structural elements, and durable materials.

Key Features Examples

Large steel windows The Phoenix Building
Minimal or lack of ornamentation McLendon Hardware Co.
Exposed structural elements Holiday Hammond Lofts
Brick & metal

) Open, flexible interior spaces
Holiday Hammond Lofts (1913)

N WACO, TEXAS | DOWNTOWN FORM-BASED CODE



I Background

DOWNTOWN ARCHITECTURAL INVENTORY
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Design In Waco N

This map records existing key built environment
references for the downtown area with recognition of
some historic or otherwise significant elements including
monuments, infrastructure, and architecture. This map

is not an exhaustive or official record of structures, but
rather a resource to aid in the acknowledgement and
documentation of the existing downtown environment.

For information about the Downtown Waco National
Register Historic District, including a listing of designated
historic properties, visit the websites of the Waco Historic
Landmark Preservation Commission and/or the Texas

Historical Commission.

Key

1 Riverside Water
Treatment Plant

2 East Terrace Museum

Water Works Building

St. Francis on the
Brazos

H W

La Pila Fountain
Historic Waco High
Grand Lodge of Texas

0 N o u»n

St. Paul's Episcopal
Church

9 McCulloch House

10 Karem Shrine Temple
(Hotel 1928)

11 McLennan County
Courthouse

12 Vietnam Veterans
Memorial

13 Washington Ave. Bridge
14 Doris Miller Memorial
15 Stratton Buliding

16 Hippodrome Theater
17 Kress Building

18 Liberty Building

19 Strand Theater

20 Alico Building

21 Roosevelt Building
22 Heritage Square

23 Waco City Hall

24 Freedom Fountain

25 Indian Spring Park

26 Historic Suspension
Bridge

27 Martin Luther King Jr.
Park

28 Historic Bridge Street

29 Kestner's Department
Store

30 Waco Tribune
Building (Magnolia
Headquarters)

31 U.S. District Court
32 Union Hall Eatery
33 Praetorian Building
34 Dr. Pepper Museum

35 Behren's Drug Co.
Building

36 McLendon Hardware
Building

37 Cotton Belt Brazos
River Railroad Bridge

38 MKT Brazos River
Railroad Bridge

39 Brazos Valley Cotton
Oil Mill (Magnolia
Bakery)

40 First Baptist Church
41 Fort House
42 Phoenix Building

43 Earle-Napier-Kinnard
House

44 Baylor Foster Pavilion



I Background

NEW DEVELOPMENT: A CONTINUUM OF ARCHITECTURAL STYLES

Downtown Waco is envisioned as a place where architectural expression reflects both its history and its future. New
development is expected to span a continuum from traditional to contemporary, with transitional approaches bridging
the two. The City seeks a diverse yet cohesive architectural fabric, prioritizing traditional and transitional designs that
draw from and reinforce Downtown’s historic character. Contemporary architecture may also play an important role
where it is thoughtfully conceived and meaningfully contributes to the surrounding urban context.

Traditional

Inspired by existing turn-of-the-
century architecture, traditional
style features punched windows with
divided lites, decorated openings,
ornate header and cornice details,
symmetrical compositions, and brick
or stone materials.

R | )Y
|}
. =

Traditional Transitional
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Design In Waco N

Transitional

Transitional style captures thoughtful
modern interventions to traditional
architectural compositions, but

with less ornamentation, simplified
fenestration, and contemporary
material applications.

EENgm W 1
EF "Ht

|

utilizes a blend of modern and
historic inspiration, featuring
restraint, refinement, focus on
functionality, and larger, simplified
compositions.

- = ) R e TR
F— Y ‘r‘ \M | T - Contemporary
e il i‘ ‘1 | ) Abstracting elements of traditional
(' | 1 =" architecture, contemporary style

Contemporary

The four Downtown districts engage this architectural continuum in different ways. Waco Square places the greatest
emphasis on traditional architectural expression, reflecting its historic role and setting. Barron’s Branch and Mary
Avenue provide strong opportunities for transitional design approaches. Contemporary architecture may be appropriate
in all districts where it strengthens district identity and advances the overall vision for Downtown Waco , and may be
particularly appropriate for the Sports & Entertainment district.
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I Background

Successful downtowns depend on more than regulation alone. Public investment, streetscape design, placemaking,
wayfinding, public art, programming, and maintenance all play essential roles in shaping Downtown Waco’s identity and
experience. This Form-Based Code is intended to work alongside these complementary efforts, not replace them. Some
of the most important of these efforts for Waco are discussed below.

Wayfinding & Signage
Guiding People Through Downtown

Downtown Waco’s architectural palette—Romanesque
& Spanish Colonial Revival, Art Deco, Agrarian, and
Industrial—offers a rich vocabulary for wayfinding
elements that feel authentic to place.

« District-based cues: Use subtle shifts in materials,
color palettes, and textures that echo the districts’
architectural styles (Traditional, Transitional,
Contemporary overlays ) to signal transitions and
orientation.

« Human-scale markers: Incorporate pedestrian-
level cues—paving patterns, distinctive light fixtures,
shade structures—that complement the surrounding
architectural style (e.g., brick patterns referencing
Waco Square’s historic storefronts).

« Architectural “breadcrumbs”: Integrate motifs
pulled from historic buildings—arched forms, turrets,
metalwork lines, brick rhythms—to help visitors
intuitively navigate the city while reinforcing identity.

Caption

WAGO

Caption
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Dispersed Narrative
Inviting the Community Into Waco'’s Story

Beyond plaques and markers, the next evolution of
downtown storytelling is a woven, multi-sensory narrative
that permeates the public realm.

+ Historic ephemera embedded in design: Incorporate
old maps, brick stamps, industrial labels, agricultural
patterns, or newspaper clippings into pavement inlays,
seating, shade structures, or interpretive art pieces.

- Digital storytelling moments: QR-triggered AR history
tours, digital totems at key nodes, or coordinated
projections onto landmark facades

« Murals and public art: Support expressions tied to
district character—agrarian, industrial heritage, Deco-
inspired abstract works in civic corridors; riverfront
storytelling linked to Indigenous and early-settlement
histories.

Placemaking
Enhancing the Street-Level Experience

Using the district-based overlays and typologies

as a guide, placemaking should be intentionally
tailored community character zones and human-scale
experiences.

« Character-driven streetscape: Align lighting,
furnishings, paving, and planting design with the
surrounding architectural style—e.g., Art Deco-inspired
metalwork around civic anchors; industrial steel
detailing near warehouse districts; warm brick textures
in historic square areas.

. Comfort & climate adaptation: Provide shade
canopies, arcades, vegetated trellises, and cooling
installations—drawing from Waco’s agrarian and
industrial shade structures.

« Interactive experiences: Install tactile, playful, or
kinetic features that engage children and adults—water
features, sound sculptures, seating that references
local materials.

« Programming-ready spaces: Design plazas, widened
sidewalks, riverfront landings, and alleyways that can
host seasonal markets, performances, pop-ups, and
informal gatherings—supporting both civic life and
economic vitality.

N WACO, TEXAS | DOWNTOWN FORM-BASED CODE

Beyond The Code N

Caption



I B General Provisions

11 PURPOSE

1.1.1 The Waco Downtown Form-Based Code establishes a clear, place-based regulatory framework for guiding
development, redevelopment, and public investment within Downtown Waco. The Code is intended to support
a walkable, mixed-use downtown environment; reinforce the character of streets and districts; and align private
development with the City’s long-term vision for Downtown.

1.1.2 This Form-Based Code emphasizes the relationship between buildings, streets, and public spaces, and is designed
to provide predictable standards while allowing flexibility in architectural expression and site design.

1.2 APPLICABILITY

1.2.1 The Waco Downtown Form-Based Code applies to all properties located within the Downtown Form-Based Code
boundary, as shown on the official Downtown Form-Based Code Regulating Plan.

1.2.2 The Downtown Form-Based Code is adopted as part of the City of Waco Zoning Code and shall be applied in
conjunction with the Waco Code of Ordinances. Except where expressly modified, supplemented, or replaced by
the standards of this Form-Based Code, all applicable provisions of the City’s zoning, subdivision, building, and
other development regulations shall continue to apply within the Downtown Form-Based Code area.

1.2.3 Where the standards of the Downtown Form-Based Code differ from or conflict with the provisions of the
underlying zoning code or other applicable regulations, the standards of the Downtown Form-Based Code shall
control.

1.3 DOWNTOWN STRATEGIC ROADMAP

1.3.1 The Waco Downtown Strategic Roadmap shall serve as the primary source of policy guidance for the
implementation and interpretation of the Downtown Form-Based Code. In the event of a conflict, the standards
and provisions of this Form-Based Code shall control.

Waco Downtown Strategic Roadmap
Policy Foundation for the Form-Based Code

The Waco Downtown Strategic Roadmap, adopted in 2024, is the City’s primary
policy framework for guiding growth, investment, and placemaking in Downtown
Waco. Developed through an extensive public process, the Roadmap establishes
a shared vision for a compact, walkable, mixed-use downtown that values
high-quality design, historic preservation, and coordinated public and private
investment.

The Downtown Form-Based Code implements the Strategic Roadmap by
translating this vision into clear, predictable standards focused on building form,

=
street character, and the public realm. Together, the Roadmap and the Form- DOUNTONIN WACO MASTER DEVELOPHENT
Based Code provide a consistent foundation for decision-making and long-term STRATEGIC ROADMAP
downtown revitalization. s ey ® HUNT
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Barron’s Branch P
21 BARRON'S BRANCH DISTRICT (DT-BB)

The regulations establish a walkable, mixed-use neighborhood organized around a restored creek and a central
pedestrian corridor, honoring the site’s cultural and ecological history.

« Barron’s Branch: A resurfaced creek which anchors a linear park, linking the district to the Brazos River.

« Calle Dos: Former Second Street, re-established as a pedestrian-only corridor supporting public life and local identity,
featuring an iconic suspension bridge crossing Barron's Branch Creek.

« Public spaces: Plazas and paseos connecting a network of cultural and ecological landmarks, such as La Pila Plaza
linking St. Francis Church to La Pila fountain and the Brazos River.

 Height transitions: Taller buildings define the downtown edge along Fourth Street; lower scales frame the creek as it
meets the Brazos River.

« Architectural character: Emphasis on transitional architecture that blends historic agrarian and traditional styles
with some contemporary qualities, prioritizing deep shade and vernacular material applications.

« Human scale: Regulations promote active public frontages and a small-scale urban layout in order to prioritize the
pedestrian experience, encouraging comfortable and engaging walkability.

N WACO, TEXAS | DOWNTOWN FORM-BASED CODE 0



WA Downtown Districts

21.2. District Map

N UNIVERSITY PARKS
Historic
LaPila City Hall
m Fountain Park
Barron’s NeNDeT
Branch Creek Calle Dos
Calle Dos l
| |
| |
| Gity Hall
| |
[ |
LN 3RDST
| |
St. Francis 1
Church 1 l
2 =N
2 Al =
3 = =
: 2 © s
N EEE AR N 4TH ST
2.1.3. Applicable Transect Zones
Zone 1 Zone 3
Supports the district’s highest density and tallest Preserves and enhances the district’s cultural
buildings, with the southern blocks reinforcing and ecological character through low- to mid-rise
urban intensity and transition from Downtown. development that frames key public spaces along
Barron’s Branch Creek, Calle Dos, and the Brazos
River, emphasizing walkability, heritage, and
human-scaled design.
Zone 2 Zone 4 (Public Spaces)
Provides a moderate scale of development at the Central civic focal points within the district, where
core of the district, mediating between the more public space, cultural expression, and flexible
intimate, creek-adjacent blocks to the north and programming converge to support year-round
the larger-scale development to the south. community gathering and celebration.
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21.4. Applicable Street & Open Space Types

Street Type B -
Arterial / Gateway

Fourth Street and Washington Avenue are relatively
higher-traffic edges; buildings turn inward, and screening
or buffers are emphasized.

See Street Type Bin § 4.

Street Type D -
Local / Entertainment

University Parks Drive in this district transitions down
from a Green Boulevard to a local street and is more
pedestrian-friendly, functioning as an access/festival
street and engaging the river. Third Street is a vibrant,
walkable corridor with shops and community activity.

See Street Type D in § 4.

2.1.5. Permitted Building Types

High-Rise Building

eZone: 1

*Role: A mixed-use or single-use structure
with eight or more stories

Mid-Rise Building

eZone: 1

«Role: A mixed-use or single-use structure
with four to eight stories

Liner Building
eZones: 1,2

*Role: A narrow structure designed to
mask the edge of a parking garage, or
podium structure with active uses

N WACO, TEXAS | DOWNTOWN FORM-BASED CODE

Barron’s Branch VN

Street TypeE -
Access

Alleys and minor internal lanes support service, loading,
and emergency access without interrupting active
frontages.

See Street Type E in § 4.

Shared Festival Street /
Creek

Barron’s Branch creek and Calle Dos corridors function as
linear public spaces for walking, gathering, and cultural
events.

See Open Space Type in § 4.

Shopfront Building

eZones: 2,3

«Role: Defines Calle Dos and activates
mixed-use frontages

Live-Work Building

N N4 W7 | .Zones: 2,3
q“'@ +Role: Supports incremental
development and residential-
commercial hybrids
Civic Building

eZone: 2,3

*Role: Anchors key landmarks like St.
Francis Church and community plazas




A Downtown Districts

Building Placement Access & Parking

Building Placement Pedestrian and Vehicular Access

Lots o Service and parking access should avoid Calle Dos
and the creek entirely. Prioritize alley and mid-
Lot Width (min) None® (A) block access.
Lot Coverage (max) Zones 1/2: 85% @ Structured parking should be wrapped with active
uses on all sides facing public spaces, including
Zone 3: 90% the creek.

Building Front Side Side Rear
Setbacks (ft) o 6 o) PES Screening and Service Areas
Q Screening treatments should respond to the more

Minimum 0 0 0 0 intimate scale of Barron’s Branch, especially near

. residential zones and the creek corridor.
Maximum 5 5@ 5 5
o Mechanical equipment on roofs or near plazas
should be screened using masonry or metal

elements that complement building architecture.

«  Screening should be set back from the facade as
much as possible to further prevent visibility from
the ground-level pedestrian experience.

Notes

WNo minimum lot width required so long as the building type is
allowed on the lot, and the building meets all applicable frontage
requirements, including entry placement, transparency, and
streetwall buildout.

210 feet maximum for attached; 5 feet maximum for detached
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Building Form Building Components

2.1.7. Building Envelope

Building Form Building Components

i Street Type
Height (ft) G Allowed yp
Zone 1 (max) 160’ FrontageTypes™ A B C D E  Creek/ y
Zone 2 (max) 90’ Arcade e o - o - B
Zone 3 (max) 60’ Gallery e o - o - ®
Accessory Building (min) - Porch . o e 0 © Y
Upper-Story Stepbacks! (M) Stoop . o @ - o .
Facades with creek / Above 65 feet: 10 ft min Storefront e 6 6 o - o
greenway frontage from front facade
Terrace /Forecourt @ - - - - o
Building Entrances m
Distance Between Entries (max)
Street Type A 50’
Street Type B 40’
Street Types C&D 25’
Notes Creek / Greenway 30'
W Stepbacks are measured from the front plane of the building at Notes
the ground story and must apply to at least 75% of the width of the
building. [WSee § Frontage Types for Allowed Encroachments
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Roofline and Upper-Story Design

Buildings along Calle Dos (Second Street) and Lighting along the creek and plazas should

near La Pila and St. Francis Church should employ prioritize warm, pedestrian-scale fixtures that

generous expressions of shade, employing enhance the cultural ambiance.

expressive and/or fur!ctional rooflines, overhangs, . Avoid high-intensity lighting that would disrupt

and other formal devices. the nighttime atmosphere of historic elements like
+  Emphasis should be placed on material craft and La Pila.

application, with special attention to upper stories
fronting public spaces, including the creek.

Adaptability and Reuse

«  Reuse of any remaining historic structures
or foundations near the church or original
neighborhood blocks is encouraged.

«  New buildings should be adaptable to small
business uses (e.g., live/work or studio/shopfront
formats).
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2.2 WACO SQUARE DISTRICT (DT-WS)
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2.21. Intent / Char

The regulations define a civic-centered urban district organized around a new public green and framed by active,
walkable frontages that support both public life and everyday use.

« Civicidentity: The central green will serve as a formal civic space and symbolic downtown anchor, reconnecting the
square to the historic suspension bridge the Brazos River.

Historic character: Vertically scaled masonry buildings, formal facades, and traditional architectural expressions
convey permanence and civic importance.

Architectural precedent: Predominant styles include Romanesque, Classical Revival, and early twentieth-century
commercial architecture, which inform new development.

« Framing buildings: Surrounding blocks feature strong streetwalls, clearly defined entries, and active ground floors
supporting flexible mixed-use programs.

+ Event street: A shared festival street accommodates markets, o \"\.\.
celebrations, and civic gatherings. o A
id WAGO SQUARE &
 Pedestrian focus: Detailed ground floors, transparent - ISTRICT /

. (0T-WS)

frontages, and balanced proportions reinforce a walkable
public realm.

« Connectivity: A fine-grained street network links the Square
to adjacent districts and key downtown corridors.

« Compatible reinvestment: New development reinforces
the Square’s formal historic character while accommodating

. .o . yi N
contemporary uses and ongoing downtown activity. <€ \ r
Traditional Transitional Contemporary
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Urhan Pattern

Left, below: Since the city's establishment, the square
o has been a center of life for government and commerce.
e : o Referencing this map from 1873, the original City Hall,
o v “ around 20 years old at the time, sat at the heart of
the square, connected to both Austin Avenue and the
suspension bridge and lined on all sides with local
industry and civic activity.
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Commerce at the Square

Below: This image from 1910 shows the richness of
commercial activity at the square, which included drug
stores, saloons, restaurants, hardware stores, furniture
stores, banks, and a farmer's market.
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Character of the Built Environment

Above: This photo, taken during a winter freeze of 1899,
captures the streetwall character, richness, and diversity
of the built environment within the square from storefront
styles and densities, architectural ornamentation and
scale, building materiality, fenestration varieties, painted
signage and murals, shade canopies, and more. Each of
these layers contributed to the square's vibrant ecosystem
as the core urban district within the city.

Changes to the Square

Left: The original City Hall was demolished in favor of

a more modern, art-deco City Hall building, which was
completed in 1930 and remains the heart of Waco's
government today. At the same time, cars began to
dominate the square, with street parking lining the
perimeter of every building, deteriorating the pedstrian-
centric ecosystem.

Damage & Demolition

Through many complex social, cultural, and economic
changes, the square experienced a mid-century decline.
Furthermore, a tornado destroyed many structures in the
square in 1953, pictured on the left. Interest and/or ability
to redevelop was not forthcoming. In 1969, all buildings
and neighborhoods around the square were demolished.

In the time since, the square has predominately
featured surface parking, and connectivity to the historic
suspension bridge has been lost.
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2.2.4. Applicable Transect Zones

Zone 1 Zone 3
Zone 1 offers greater density to help frame the Zone 3 supports a walkable, diverse mix of uses
central green and gateway from Austin Avenue and building types, defines the larger context
into the Square, providing public institutions with of Waco Square, and strengthens the district’s
the opportunity for signature architecture and connections to adjacent neighborhoods and
spaces for public gathering and life. corridors.

. Zone 2 Zone 4 (Public Spaces)
Zone 2 supports the civic core with flexible Zone 4 includes central civic focal points
mixed-use development that activates the edges within the district, where public space, cultural
of the square, accommodates offices, housing, expression, and flexible programming converge
and public-facing uses, and reinforces visual and to support year-round community gathering and
pedestrian connections to the central green. celebration at City Hall Park.
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2.2.5. Applicable Street & Open Space Types

Street Type B - G

Arterial / Gateway

Franklin and Washington avenues and Fourth St. define
the eastern and western boundaries and are auto-
focused with limited active building frontage.

See Street Type Bin § 4.

Street Type D -
Local / Entertainment

Austin Avenue south of City Hall Park is a narrow,
pedestrian-only or shared corridor designed for
gathering and events, framed by transparent, active
frontages and high public-realm quality.

See Street Type D in § 4.

2.2.6. Permitted Building Types

High-Rise

eZones: 1,2

*Role: A mixed-use structure that typically
exceeds [eight] stories and serves as a

visual and functional landmark

Mid-Rise Building
eZones: 1,2
*Role: Frames the civic green with formal,

multi-use building types

Shopfront Building
eZones: 2,3

Role: Activates streets and ground-level
frontages around the square

N WACO, TEXAS | DOWNTOWN FORM-BASED CODE
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Street TypeE -
Access
Internal alleys and service routes, support shared parking

and loading within larger block structures.
See Street Type Ein § 4.

Street Type F -
Shared Festival Street -
City Hall Park

The streets framing City Hall Park double as an event
space for gatherings and cultural programming.

See Street Type Fin § 4.

Live-Work Building

eZones: 2,3

*Role: Supports a range of uses behind
the civic square with adaptable form

Townhouse

eZone: 3 (only along Washington Ave)

«Role: Adds walkable residential scale

along district edges

Civic Building
m +Zone: 1
£ W *Role: Defines the square and serves as
the district’s civic identity core
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Building Placement Access & Parking

Building Placement Pedestrian and Vehicular Access

Lots o Structured parking should be shared and

) ) integrated within larger building blocks,
Lot Width (min) None® (A) particularly near the Franklin Avenue corridor.
Lot Coverage (max) Zones1l: 85% @ Alley access or internal driveways preferred over

direct curb cuts on Austin or Third Street.
Zones 2/3: 100%

Building dmeoaek o Hel R Screening and Service Areas

Street
Setbacks (ft) G e 0 G m Screening for utilities and trash areas should be

especially discreet around City Hall Park.

Minimum 0 0 0 0’ . .
«  Mechanical equipment on roofs or near plazas

Maximum 10’ 5 10’ 10’ should be screened using masonry or metal
elements that complement building architecture.

@ sidewalks here are wider and should not be
interrupted by poorly placed service infrastructure.

Notes

WNo minimum lot width required so long as the building type is
allowed on the lot, and the building meets all applicable frontage
requirements, including entry placement, transparency, and
streetwall buildout.
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Building Form Building Components

Building Form Building Components

i Street Type
Height (ft) G Allowed yp '
Zone 1 (max) 160’ Frontage Types’ A B C D E :::L':
Zone 2 (max) 200’ Arcade e 6 - o - o
Zone 3 (max) 90’ Gallery ® - - - - o
Accessory Building (min) - Porch . @ - - - o
Upper-Story Stepbacks!!! (M) Stoop . @ - - e _
Facades with City Hall Park ~ Above 45 feet: 10 ft min Storefront ® 6 ¢ ¢ ©° o
frontage (Zone 3) from front facade
Terrace /Forecourt @ - - - - o
Building Entrances 0
Distance Between Entries (max)
Street Type A 50’
Street Type B 40’
Street Types C&D 25’
Notes City Hall Park 30'
WStepbacks are measured from the front plane of the building at Notes
the ground story and must apply to at least 75% of the width of the
building. [WSee § Frontage Types for Allowed Encroachments
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2.2.9. Building Design & Site Enhancements

*_Event Decks

Roofline and Upper-Story Design Lighting and Safety

Civic frontages near City Hall Park should use «  Fixtures around City Hall Park should balance
articulated parapets and cornice conditions safety and civic presence, using heritage or

to create visual prominence and reinforce architecturally themed poles.

contemporary references to the historic Waco 9 Pedestrian-only streets and festival areas should

Square architectural character. use string lighting, bollard lights, or embedded

+  Adjacent structures should be massed to create pavers to enhance nighttime ambiance.
a "frame" for landmark buildings (e.g., stepped
upper stories).

Adaptabhility and Reuse

+  Consider adaptive reuse of existing civic buildings
and facades near active streetscapes.

«  New mixed-use structures should allow conversion
between retail, workspace, and residential units
over time.
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2.31. Intent / Character

The regulations support a walkable commercial and cultural corridor anchored by Mary Avenue and activated by
paseos, plazas, and adaptive reuse of existing buildings.

« Mary Avenue: functions as a festival street and terminates at Festival Plaza.
« Public spaces: Plazas, alleys, and paseos connect blocks and support informal gathering.

- Festival Plaza: Public gathering space at the foot of the Cotton Belt Brazos River Bridge and termination of Mary
Avenue festival street, and linking two cultural anchors, the Culture, Arts, and Performance Center (CAP) and the
Convention Center

« History: Encourages the continued retention and reinvention of existing warehouse-scale buildings.
« Frontage variety: Supports shopfronts, live/work, and cultural venues.
» Access: Alley access or mid-block entries encouraged to reduce curb cuts on Mary Avenue.

« Human scale: Emphasizes frequent entries, minimal setbacks, and active edges to promote walkability within and
beyond the district, linking the cultural components of the district to broader Downtown.

« Flexible use: Zoning allows for a mix of restaurants, hotels, housing, and creative enterprise.

« Cotton Belt Brazos River Bridge: A former railroad crossing to be converted to a pedestrian bridge linking Mary Ave
District to East Waco
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2.3.3. Applicable Transect Zones

Zone 1 Zone 3
Zone accommodates larger-format or more Zone 3 supports an active, pedestrian-oriented
intensive mixed-use development that anchors corridor, reinforcing major edges along Franklin
the eastern edge of Mary Avenue and supports Ave. and University Parks Dr. with active
connections to adjacent districts, including shopfronts, commercial activity, and cultural
the University Parks Drive and Jackson Avenue anchors.
corridors.

. Zone 2 Zone 4 (Public Spaces)
Zone 2 accommodates major cultural anchors Zone 4 includes central civic focal points where
within the district with frontage along the river, public space, cultural expression, and flexible
including supporting commercial and hospitality programming converge to support year-round
uses. community gathering and celebration at Festival

Plaza.
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2.3.4. Applicable Street & Open Space Types

Street Type A -
Green Boulevard

University Parks Drive frames the district’s northern
section with multimodal access and a visual connection
to the river and Festival Plaza.

See Street Type Ain § 4.

Street TypeE -
Access
Short alleys and mid-block connections provide access to

parking and service areas.
See Street Type E in § 4.

Street Type B -
Arterial / Gateway

Street Type F -

D :
Shared Festival Street -

Franklin and Jackson avenues form the boundaries;
buildings typically do not face these edges.
See Street Type B in § 4.

Festival Plaza

Segments of Mary Avenue may be temporarily closed for
events, extending the public realm into the street.

See Street Type Fin § 4.

Street Type D -
Local / Entertainment

Second and Mary avenues are smaller-scale, pedestrian-
only or limited access corridors in this district, lined with
shopfronts or eateries, ideal for small-scale retail and
social activity.

See Street Type D in § 4.

2.3.5. Permitted Building Types

Mid-Rise Building

eZone: 3

Townhouse

eZone: 2

*Role: Anchors the eastern edge and
connects to University Parks Boulevard
and Jackson Avenue

*Role: Frames quieter streets and block
interiors with housing variety

Shopfront Building i Civic Building
Eﬁgﬁh eZones: 1,2 W eZones: 1,2
4 < | ﬁi

*Role: Defines the Mary Avenue retail
corridor and paseo network

*Role: Anchors public life along key
streets and open spaces; accommodates
cultural, institutional, or community-
serving uses with distinctive design

Live-Work Building

eZones: 2,3

*Role: Supports creative enterprise and
transitions to residential edges
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Building Placement Access & Parking

Building Placement Pedestrian and Vehicular Access

Lots No large standalone garages should be permitted.
) ) All structured parking should be wrapped or

Lot Width (min) None® (A) internalized, especially along Mary Avenue.

Lot Coverage (max) Zones 1/3: 100% @ Entries should be discreetly placed on short access

lanes or alleys.
Zone 2: 85%

Building g del o dhe L Screening and Service Areas

Street
Setbacks (ft) e G 0 G m Mary Avenue’s tight block structure and mid-block
service access requires that utilities be screened
Minimum 0’ 0’ 0’ 5 with minimal impact on pedestrian alleys and
. paseos.
Maximum 10’ 5@ 10’ 15’

o Rooftop screening should accommodate
mechanical needs without interrupting roof deck
uses or public views.

Notes

WNo minimum lot width required so long as the building type is
allowed on the lot, and the building meets all applicable frontage
requirements, including entry placement, transparency, and
streetwall buildout.

1210 feet maximum for attached; 5 feet maximum for detached
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Building Form Building Components

Building Form Building Components

Height (ft) G Allowed Street Type
Zone 1 (max) 90’ Frontage Types®y A B C D E F:i:iz":'
Zone 2 (max) 60’ Arcade e o - - - o
Zone 3 (max) 80’ Gallery Y Y
Accessory Building (min) - Porch e 6 - o o o
Upper-Story Stepbacks'™ (M) Stoop . . e e e .
Facades with Festival Plaza  Above 45 feet: 10 ft min Storefront e 6 6 o - o
frontage from front facade
Terrace /Forecourt @® - @ - - o
Building Entrances m

Distance Between Entries (max)

Street Type A 50’
Street Type B 40’
Street Types C&D 25’
Notes Festival Plaza 30"
W Stepbacks are measured from the front plane of the building at Notes
the ground story and must apply to at least 75% of the width of the
building. [WSee § Frontage Types for Allowed Encroachments
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2.3.8. Building Design & Site Enhancements

o

Along Mary Avenue and Second Street, rooflines
should accommodate patio or balcony overhangs,
contributing to the pedestrian scale.

Architectural expression should include vertical
and horizontal articulation with varied massing for
smaller tenants.

Adaptability and Reuse

Buildings should be designed with flexible
storefront bays that can transition between retail,
dining, or maker spaces.

Encourage reuse or reinterpretation of existing
warehouse or low-scale structures, especially in
Zone 2.

Roofline and Upper-Story Design Lighting and Safety

Lighting should reinforce the commercial and
festival identity of Mary Avenue, especially after
dark. Use storefront-integrated lighting and public
realm fixtures.

Focus on human-scale lighting along building
bases and storefronts.
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2.4 SPORTS & ENTERTAINMENT DISTRICT (DT-SE)
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The regulations establish a high-energy entertainment and residential district anchored by a major recreational
facility, with a mix of large-scale venues, housing, and river-oriented public spaces.

« Stadium anchor: Development frames the ballpark and supports game-day activity.

« Mixed-use intensity: Encourages residential, retail, and entertainment in a dense urban form.
« La Pila Plaza frontage: Buildings face a linear greenway with active edges and public access.
« Event streets: Shared streets and plazas accommodate festivals and flexible programming.

« Transitions: Taller buildings near the stadium step down to river-facing blocks.

« Public life: Emphasis on walkability, transparency, and street-level activation.
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2.4.3. Applicable Transect Zones

Zone 1 Zone 3

High-intensity, mixed-use development that Residential or live/work development in a

frames the stadium, activates event streets, and lower-scale format that emphasizes walkability,

anchors the district with entertainment uses. creek access, and strong connections to the trail
network.

Zone 2 Zone 4 (Public Spaces)
A flexible mixed-use transition area, supporting
mid-rise housing, retail, and walkable connections
between the stadium and surrounding blocks.

Central civic focal points within the district, where
public space, cultural expression, and flexible
programming converge to support year-round
community gathering and celebration at La Pila
Plaza.
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2.4.4. Permitted Building Types

Street Type B -
Arterial / Gateway
Waco Drive and Fourth Street edge the district are auto-

focused with limited active building frontage.
See Street Type Bin § 4.

Street Type C -
Circulation Street

Third Street organizes movement across the district
and moves traffic between the stadium and nearby
development.

See Street Type Cin § 4.

Street Type D -
Local / Entertainment

Streets directly adjacent to the stadium are lined with
retail, food and beverage, and entertainment uses.
See Street Type D in § 4.

2.4.5. Applicable Street & Open Space Types

Mid-Rise Building
eZones: 1,2

*Role: Defines stadium edges and anchors
key corners

Liner Building

eZones: 1,2

*Role: A narrow structure designed to
mask the edge of a parking garage, or
podium structure with active uses

Shopfront Building
eZones: 1,2

*Role: Activates streets near stadium and
festival areas
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Street TypeE -
Access

Rear drives and alleys manage service, trash, and loading
to support high-traffic days.
See Street Type Ein § 4.

Street Type F -
Shared Festival Street -
La Pila Plaza

Streets near the stadium plaza accommodate pre- and
post-game activities, tailgates, and civic events.

See Street Type F in § 4.

Live-Work Building

eZones: 2,3

*Role: Supports creative uses and district
transitions

Townhouse

eZone: 3

*Role: Frames quieter edges and the
creek corridor

Stadium
eZone: 1

*Role: Serves as the district’s anchor
and primary destination; defines

public space, supports major events,
and shapes surrounding development

patterns
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Building Placement ACCESS & PARKING

Building Placement Pedestrian and Vehicular Access

Lots G Structured parking is encouraged, but must be

) ) fully wrapped on public-facing sides. Visual impact
Lot Width (min) None® (A) should be minimized with screening, murals, or
Lot Coverage (max) Zones 1/2: 100% green walls.

G Entries to garages should be coordinated with

Zone 3: 85% stadium traffic flow and managed during events.

Buildin g Front Side Side Rear
Street . .
Setbacks (ft) 0o 'c) g e} Screening and Service Areas

«  Given the event-focused character, screening of

Minimum 0 0 0 5 service areas must be rigorous—prefer retractable,
. , o , , @ high-capacity gates and architecturally matched
Maximum 10 5 10 15 enclosures.
«  No loading or utility functions should face festival
streets or the stadium plaza.
Notes

WNo minimum lot width required so long as the building type is
allowed on the lot, and the building meets all applicable frontage
requirements, including entry placement, transparency, and
streetwall buildout.

210 feet maximum for attached; 5 feet maximum for detached
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2.4.7. Building Envelope

Building Form

Building Form

Height (ft) (L)
Zone 1 (max) 160’
Zone 2 (max) 90’
Zone 3 (max) 60’

Accessory Building (min) -
Upper-Story Stepbacks!!

Facades with La Pila Plaza Above 65 feet: 10 ft min
frontage from front facade

Notes
W Stepbacks are measured from the front plane of the building at

the ground story and must apply to at least 75% of the width of the
building.
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Building Components

Allowed Street Type
Frontage Types® A B C D
Arcade e ¢ 0 ©°
Gallery e o - o
Porch e 6 0 ©°
Stoop e & - -
Storefront ® 6 0 ©°
Terrace /Forecourt @ - - -
Building Entrances
Distance Between Entries (max)
Street Type A 50’
Street Type B 40’
Street Types C&D 25’
La Pila Plaza 30'
Notes

[WSee § Frontage Types for Allowed Encroachments

Building Components
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2.4.8. Building Design & Site Enhancements

Roofline and Upper-Story Design Lighting and Safety

«  Buildings adjacent to the stadium should use «  Lighting should reflect the entertainment venue
dynamic rooflines and iconic forms to enhance the character—color-tunable, programmable, or
entertainment atmosphere. integrated LED systems are appropriate.

«  Setback upper stories may be used to emphasize 9 Pedestrian paths must be safely lit even during
lower-story activation on game days. high-traffic nighttime events.

Adaptability and Reuse

o Buildings should be designed for seasonal
use flexibility, including storefronts that can
shift between event-day vending and regular
commercial activity.

+  Encourage adaptable upper-story uses—
hospitality, coworking, or micro-residential units.
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Site Development Standards <

COMMENTARY:

This article contains standards that requlate and promote quality of site development, such as landscaping,
screening, and parking. The current Waco City Code contains elements of many of these standards in various
locations in the zoning regulations and elsewhere. Some standards are tailored to certain zoning districts. The
primary goal of this article is to consolidate these different elements for the Downtown, eliminate overlapping or
irrelevant requirements, and strengthen the existing standards.

31 PURPOSE

This article includes standards that regulate the physical layout and design of development within the Waco Downtown
Form-based Code Area to ensure the protection of the health, welfare, safety, and quality of life and to implement the
Downtown Waco Master Development Strategic Roadmap. These standards address the physical relationship between
development and adjacent properties, public streets, neighborhoods, and the natural environment, in order to create
and maintain an attractive, efficient, and livable community.

3.2 APPLICABILITY

3.2.1. New Development
The requirements of this article apply to all new development and land uses established after the effective date of
this Code, unless otherwise exempted by §---.

3.2.2. Substantial Renovation
A. Substantial Renovation Thresholds
The requirements of this article apply to any substantial renovation to a structure existing as of the effective
date of this Code, to the maximum extent practicable. For purposes of this section, “substantial renovation”
shallinclude any project that exceeds the cost of renovation shown in the following table, based on the
appraised value of the building at the time of project application:

Tahle 3.2-A: Substantial Renovation Thresholds

Appraised Value of Building Cost of Renovation
Greater than $200,000 30%
$100,000 to $200,000 40%

Less than $100,000 50%

B. Maintenance
Maintenance items such as roof repair or replacement, HVAC repair and replacement, electrical and plumbing
repair, foundation stabilization, masonry repair, replacement of rotten wood, and repair of existing windows
and doors that do not significantly change the architectural character of a building shall not, in and of
themselves, be considered substantial renovation.

C. Compliance with Other Standards
Redevelopment activity that does not meet the applicable threshold of “substantial renovation” shall comply
with all other applicable standards of this Code outside this article, as well as any applicable federal, state, or
local regulations.

D. Change of Use
A change of use with associated renovation costs that do not meet the thresholds in this section shall not be
considered a substantial renovation.
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] Site Development Standards
3.3 LANDSCAPING, BUFFERING, AND FENCES

COMMENTARY:

Current landscaping requirements are scattered in various locations of the Waco requlations. Most are in Article lll,
Site Development Plans. There is no overall purpose statement or context for what the requirements are trying to
achieve, but rather a focus on Site Development Plan compliance. In some instances, requirements vary by zoning
district. As a result, there is uneven application of best practices, which are location-dependent. The following new
section is intended to set a consistent standard throughout the entire FBC area.

3.3.1. Purpose
This section is intended to support the preservation, protection, maintenance, and planting of trees and other
plant materials in order to:

A. Provide visual buffering and enhance the visual appeal of the city;

B. Realize the environmental benefits of landscaping such as storm water retention; recharging groundwater;
retaining soil moisture; preventing erosion; providing bird and wildlife habitat; and mitigating air quality,
water pollution, dust, noise, heat, and glare;

C. Conserve water resources by using sustainable design and maintenance techniques and native and/or adapted
plant species that are low water-use and regionally appropriate;

D. Provide screening to minimize the visual impacts of some types of facilities, structures, and equipment;
E. Establish an attractive streetscape that contributes to the character and appearance of the city; and

F. Improve the appearance of development to protect and enhance public and private investments and property
values.

3.3.2. Landscape Plans
A. Submittal
Landscape plans shall only be submitted along with the Site Development Plan, which will be submitted along
with either a Site Grading Permit or a Building Permit, or with a Zoning Application (Variance or Special Use
Permit).

B. Certificate of Occupancy
No occupancy permit shall be issued prior to the approval and complete installation of a landscape plan that
meets the requirements of this section.

C. Evaluation of Landscape Plans
The Director shall review each landscape plan to determine whether it complies with this Code. In addition to
meeting the requirements of the Administrative Manual, the Director or designee shall evaluate whether the
proposed landscape plan contains the following design features:

1. Proportion, balance, unity, variety of species, and a variety of color throughout the seasons;

2. Defined spaces, including entrance areas, pedestrian paths, vehicular avenues, parking areas, and sitting
areas;

3. Landscape materials as recommended by the Texas A&M Agrilife Extension Service; and

4. Landscaping that reduces the reliance on irrigation, thus conserving the public water supply; and reduces
the reliance on inorganic fertilizer and pesticides, thus reducing the amounts carried by runoff to lakes and
streams.

D. Landscape Plan Requirements
Alandscape plan shall be drawn to scale and shall include the following information necessary to illustrate
compliance with the regulations of the section:
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1. Project Description

a.
b.

Project name, address, and designer’s contact information.

Statement of acknowledgment for site maintenance.

2. Site Elements

a.

S@ ™0 a0 T

Property lines;

Setback lines;

Building, driveway, sidewalk, and parking locations;
Public utility easements locations;

Overhead power lines;

Existing tree locations;

Proposed plant material and tree locations;

Type and placement of irrigation systems.

3. Landscape Legend

a.
b.

Plant material names, symbols, sizes and quantities.

Tree names, symbols, caliper of ornamental and shade trees, height of evergreen trees, and quantities.

4. Landscape Ordinance Compliance Schedule

Landscaping Requirements
i. Total lot area;

ii. Total building footprint;
iii. Totallandscape area;

iv. Total landscape area percentage

. Street Tree Requirements

i. Total length of public rights-of-way (excluding alleys);

ii. Total number of trees required,

iii. Total number of trees or alternative landscaping provided.
Streetscape Requirements

i. Total amount of landscape area;

ii. Total amount of shrubs required;

iii. Total amount of shrubs provided.

. Interior Parking Lot Requirements

i. Total number of off-street parking spaces provided,

ii. Total square footage of impervious parking areas;

iii. Total number of trees required in parking area;

iv. Total number of trees provided in parking area;

v. Total amount of landscaping in the interior parking area required;

vi. Total amount of landscaping in the interior parking area provided.

5. Irrigation Systems
Irrigation systems shall comply with § 6-33 Landscape Irrigation of the Waco City Code and Chapter 344 of
the Texas Administrative Code.
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3.3.3. Minimum Landscape Requirements
Any part of a site not used for buildings, parking, driveways, walkways, utilities, or approved storage areas shall be
retained in a natural state, reclaimed to its natural state, or landscaped pursuant to the standards in this section.

A. Streetscape Landscaping
Boundary areas abutting public rights-of-way (except an alley), otherwise known as “streetscapes,” shall be
landscaped pursuant to the following requirements:

1. Minimum Streetscape Depth
a. Streetscape landscaping meeting the standards of § 3.3.4 General Landscape Standards and
Specifications, and with a minimum depth of eight feet on Green Boulevards, and five feet along other
street types, shall be provided between the building and the street, as illustrated in the respective street
cross-sections shown in & 4 of this Code.

b. All required screening, parking perimeter, parkway, and interior parking landscaping that falls within the
minimum depth distances shall count toward this minimum streetscape landscaped area requirement.

2. Shrubs
A minimum of 25 percent of the streetscape landscaped area shall consist of shrubs. The shrubs shall meet
the following requirements:

a. Shrub shall be defined as a woody ornamental plant with several permanent stems instead of a single
trunk.

b. The minimum shrub size shall be five gallon as defined by the American Nursery Association.

3. Street Trees
a. When Required

Street trees are required in all districts and along all street types except access streets.
b. Minimum Standards

i. Each street tree shall have a minimum caliper of four inches. Alternatively, two trees of 1.5-inch
caliper or one multi-trunk tree, no trunk of which shall be less than 1.5 inch in caliper, may be
counted as one street tree.

ii. The minimum branching height for all shade trees is five feet.
iii. The minimum size for newly planted shade trees is four inches in diameter, 14 to 16 feet in height.
¢. Location

i. Each street tree shall be planted at uniform spacing of 30 feet on center, commencing 20 feet from
the face of curb of intersecting streets. Street trees may be clustered or strategically spaced if
needed to provide adequate room for underground utility lines or to ensure proper view corridors
for commercial tenants as long as the minimum required number of trees is provided.

ii. Street trees shall be planted two and one-half feet from back of curb, unless an alternative location
is approved as part the landscape plan.

iii. Street trees shall be located and placed in a manner that does not block pedestrian lighting, sight
distances or vehicular or pedestrian circulation.

d. Alternatives

i. Aproportionate increase in the required 25 percent shrub coverage may be substituted for a
decrease in the number of required street trees.

ii. The Director may allow the substitution of street trees to other vegetation where space is limited by
utilities, existing structures, or other built features abutting the landscape buffer strip.
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4. Street Furniture and Lighting
All new development [and substantial renovations] shall provide street furniture and ornamental lighting
along the streetscape(s) within the development. Street furnishing design shall be consistent with the
Downtown Implementation Plan as updated by the Strategic Roadmap, as applicable.

B. Parking Area Landscaping
1. Screening from Adjacent Streets
a. Surface parking generally is discouraged within the Form-Based Code Area. However, in limited areas
where surface parking is provided, such parking shall be screened from all adjacent streets. The
screening shall extend along the entire street frontage of the surface parking lot, exclusive of driveways
and access ways at points of ingress and egress to and from the site, and vision triangles.

b. The surface parking lot screening shall be at least three and one-half feet higher than the finished
elevation of the adjacent parking lot. The screening may be provided by using one of the following,
unless the Director approves an alternative screening plan capable of providing a solid appearance:

i.  Shrubs planted three feet on center in a single row in a bed at least 42 inches wide;

At least 3'
in height

Slope no greater
than 4:1

iii. Afence orwall at least three and one-half feet high. One-third of any fence or wall must be screened
with plant material.

At least 3.5'

X X Screened with
in height

plant material
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2. Interior Parking Lot Landscaping
a. Forany off-street parking lot(s) containing more than 25 spaces, the following landscaping shall be
required:

i. Tensquare feet of landscaped area for every 400 square feet of area occupied by such parking
facilities.

ii. Onetreeisrequired for every 25 spaces and be located within the parking area.
b. Trees shall meet the following criteria:

i. Treesshall be a minimum of five feet in height and three inches per caliper as measured six inches
from the base.

ii. Two trees of a 4 inch caliper or one multi-trunk tree, no trunk which shall be less than 1.5-inch
caliper, may be substituted.

iii. Trees may be grouped provided such grouping achieves the objective of softening the overall
appearance of the parking lot.

3.3.4. General Landscape Standards and Specifications
A. General Standards
1. Existing landscaping may be used to satisfy the landscaping requirements of this section.

2. The best professional practices of the American Society of Landscape Architects, the International Society
of Arboriculture, the American Nursery and Landscape Association and Texas Nursery and Landscape
Association regarding planting installation, trimming, pruning, and fertilization shall apply to the landscape
standards and specifications included in this section.

3. Nursery standards shall be based on the American Standard for Nursery Stock, ANSI Z60.1-2004.

4. Pruning standards shall be based on the International Society of Arboriculture Pruning Guidelines, ANSI A300
- Pruning Guidelines.

5. Aminimum of three inches of shredded hardwood mulch shall be added in a non-turf area to the soil
surface after planting. Non-porous material, such as sheet plastic, shall not be placed under the mulch.
A minimum of four inches of permeable soil, native or imported, shall be required for all turf areas. A
minimum of six inches of permeable soil mixed with two inches of compost material shall be required for
all shrub and groundcover areas. Site drainage shall be taken into consideration when planting.

6. Where fractional number results, the number of trees, shrubs, or perennials shall be rounded to the next
highest whole number.

B. Location of Required Landscaping
All landscaping required by this section shall comply with the following:

1. Required trees, shrubs, and perennials shall be planted in required setbacks, parking areas, and along
building foundations.

2. When planted in required setback areas or along building foundations, trees may be either uniformly
spaced or placed in irregular groupings.

3. Trees shall be planted at least four feet away from overhanging vehicles.

C. Tree and Plant Material Specifications
1. Preferred Tree Species and Plant List
The City maintains a suggested list of trees and plants for replacements and that are suitable for new
plantings. Other species may be acceptable for new plantings; however, their suitability for the proposed
planting area shall be approved by the Director.

2. Minimum Tree Size Standards
a. Caliper measurements shall be taken six inches above grade for trees under five inches in caliper and 12
inches above grade for trees four inches in caliper and larger.
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b. Tree heights shall be measured from the tops of root balls to the nominal tops of plants.
c. Tree spread refers to nominal outer width of the tree, not to the outer leaf tips.

Minimum Shrub Size Standards

a. The minimum size for shrub containers shall be five gallons. Substitution of three-gallon material
meeting the height requirement of five-gallon shrubs is acceptable. Shrubs shall be full bodied, well-
shaped and symmetrical.

b. All shrub beds shall be edged using steel, concrete, masonry, or pre-cast concrete edging and all plant
materials mulched with a two-inch layer of shredded hardwood mulch. Plastic edging shall not be
acceptable.

. Minimum Ground Cover Standards

Ground cover spacing shall be eight inches on center maximum for four-inch pots and 16 inches on center
maximum for one-gallon containers.

. Minimum Tree Species Mix

To ensure biodiversity and protect against tree disease, if 10 or more trees are planted, no one species of
tree may exceed 60 percent of the total new trees on the site.

D. Irrigation System Design and Standards
All landscaping shall have an operable irrigation system prior to receiving a Certificate of Occupancy, subject
to the following:

1.

o » kw N

7.

Irrigation systems shall be designed and installed per applicable state law and § 6-33 of the Waco City Code.
Irrigation plans shall be included in the landscape plan and be design by a licensed irrigator.

a. To ensure long-term viability, required landscape areas shall be irrigated by one or a combination of the
following methods:

i.  Anautomatic or manual underground irrigation system (conventional spray, bubbler, drip, emitters,
drip tubing, porous pipe and the like) with the turf zones separated from planting zones drip
irrigation system;

ii. Ahose attachment within 100 feet of all required landscape areas and plant materials where there
is no road or parking pavement between the hose attachment and landscape area and the Site
Development Plan area is no larger than a half acre; or

iii. Landscape areas planted with native grasses and wildflowers may use a temporary and
aboveground irrigation system. The system shall be required to be in place for two growing seasons.

Drip systems are required in confined spaces of four feet or less between hardscape surfaces.

No irrigation is required for undisturbed natural areas or undisturbed existing trees or shrubs.

Areas containing grass pavers shall be irrigated.

The source of irrigation water, whether potable or reclaimed, shall be indicated on the landscape plan.

Sprinkler head spacing shall be designed in such a manner for head-to-head coverage while minimizing
water runoff and to eliminate overspray into adjacent non-irrigated areas, rights-of-way, driveways, and
parking areas.

Automatic irrigation systems shall be equipped with a dual or multiple programming option.

E. Sight Distance Triangle
All landscaping, street trees and streetscape improvements shall meet the sight obstruction requirements of
the City of Waco Traffic Code.

F. Alternative Landscaping

1.

Alternatives Authorized
Areduction in the count, configuration, or location of required landscaping materials may be allowed when

N WACO, TEXAS | DOWNTOWN FORM-BASED CODE @


https://library.municode.com/tx/waco/codes/code_of_ordinances?nodeId=PTIICOOR_CH6BUBURE_ARTIIMIBUSTCOAD_S6-33LAIR

] Site Development Standards

alternatives are justified by site or development conditions. The applicant shall provide justification for
the use of alternatives and shall demonstrate how compliance with the standard(s) from which a deviation
is sought will be achieved to the maximum extent practicable. Conditions that may justify approval of an
alternative landscape plan include:

a. Natural conditions, such as watercourses, natural rock formations, or topography;

b. The likelihood that required landscaping material would not achieve the intent of the ordinance at
maturity due to topography, placement, or other existing site conditions;

Unique lot size or configuration;

Infill development or redevelopment on small lots;
The presence of existing utility or other easements;
The potential for interference with public safety;

Preservation of natural vegetation; or

Sm = oo

Other situations where strict adherence to the buffer or landscaping standards in this LDC are
determined impractical by the Director.

2. Alternative Landscape Plan Approval Criteria
The Director may approve alternative landscape plans that do not meet the specific requirements stated in
this section when the applicant demonstrates and the Director determines that the alternatives meet all of
the following criteria:

a. Are consistent with the purposes of this section;

b. Do notinclude invasive vegetation included in an adopted city, county, or state list of prohibited or
invasive species;

c. Provide equal or superior buffering of adjacent properties from anticipated impacts of the proposed
development; and

d. Provide equal or superior visual appearance of the property when viewed from a public right of way.

3.3.5. Tree Preservation
A. Purpose
These regulations are intended to promote the preservation and expansion of tree canopy, facilitate site
design and construction that contributes to the long-term viability of existing trees, and to establish a process
to manage the removal of tree canopy. Within Downtown Waco, these regulations are further intended to
reinforce and to ensure that the areas abutting the Brazos River are a center for quality recreation, convention,
tourism, housing and office facilities.

B. Credit for Tree Preservation
In order to encourage the preservation of significant trees and continued growth of smaller trees, the following
credit toward the total landscape area and minimum caliper inches per acre required is possible.

1. Each square foot of landscape area which is permeable and within the area encompassed by one and a half
times the drip line of a surveyed tree at least two inches in caliper (measured six inches above the base of
the tree) shall count as one and one-quarter square feet of landscaped area. Overlapping drip line areas
will not be counted twice and no credit will be given if half of the drip line area is impervious. No credit will
be given where damaging grading has occurred within one and a half times the drip line of the tree.

2. Each one caliperinch of a preserved significant tree shall count as 1.5 caliper inches of required tree
planting.

C. Significant Trees
Significant tree shall mean a tree that has a caliper of six inches or more, measured four and one-half feet
above natural grade, and is one of the following species:
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Ash, Texas
Cypress, Bald
Elm, American
Elm, Cedar
Madrone
Maple, Bigtooth
All Oaks

Pecan

0 P N R Wb

Walnut, Arizona
10. Walnut, Easter Black

D. Legacy Trees
[reserved]

COMMENTARY:

This would be a new category of tree protection, proposed by staff. A “legacy tree” would be a tree over a certain
caliper that can still quality for tree credits, but that are required to be kept. This should target large trees such as
those at University Parks and Jefferson. Further discussion needed to determine if this should be a defined tree type
recognized in the FBC.

3.3.6. Buffering
A. Where Required
To mitigate the impacts of significant differences in property use, size, or scale, landscaped buffers shall be
provided along rear and side lot lines where a multifamily, mixed-use, or any nonresidential land use abuts:

1. The R-E, R-1, R-2, or R-3 zoning districts;
2. Any property containing a single-family detached or duplex residential dwelling; or

B. Exemptions
1. Rear and side lot buffers are not required between properties that are separated by a street.

2. Areas with sidewalks, walkways, multi-use paths, vehicle access, or other improvements allowing access
from one property to another are exempt from buffering requirements.

3. Rearand side lot buffers are not required along any portion of the lot line covered by an access easement
(e.g., vehicular connections, pedestrian walkways, etc.). In these cases, an equivalent amount of
landscaping shall be installed on remaining portions of the side or rear lot lines, as applicable.
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C. Buffer Options
Required side and rear buffers shall conform to one or a combination of the following options:

1. Alandscape buffer with a minimum width of eight feet planted at a minimum rate of two evergreen trees
and three shrubs per 250 square feet with spacing designed to minimize sound, light, and noise impacts on
adjacent properties; or

2. Berms that are at least three feet in height with a slope no greater than four to one; or

Slope no greater

At least 6'

4. The Director may approve alternative screening methods if the intent of this section is met.

3.3.7. Screening and Fencing
Screening and fencing shall be provided meeting the standards of § 28-929 of the Code.
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COMMENTARY:

This section removes the off-street parking ratio requirements and moves them into the subdistrict summary table
and introduces language for a fee-in-lieu of off-street parking and design requirements for parking structures.
Additionally, greater administrative authority is given for administrative parking reductions, bicycle parking and
parking maximumes are introduced, and parking lot design standards are enhanced to provide greater clarity for
staff and applicants.

Further discussion is necessary regarding how to reconcile areas of overlap with the general off-street parking
standards in the zoning code.

In conjunction with the proposed text amendments related to this section, WGI will be doing a supplementary
analysis related to proposed structured parking in the downtown. The proposed requirements of this section may
be further refined based on their ongoing analysis.

3.4 OFF-STREET PARKING AND LOADING

3.4.1. Purpose
To alleviate or prevent congestion of the public streets and to promote the health, safety and welfare of the
public, minimum standards for the off-street parking and loading of motor vehicles are hereby established in
accordance with the use of property as permitted in the individual districts.

3.4.2. Minimum 0ff-Street Vehicle Parking Requirements
A. Purpose
Each development or land use subject to this section pursuant to § 3.2 Applicability, shall provide at least
the minimum number of off-street vehicle parking spaces required below, unless otherwise provided in this
section.

B. Unlisted Uses
For uses not listed in § 6.3 Use Table, the Director is authorized to:

1. Apply the minimum off-street parking space requirement specified in Table 6.3 - Off-Street Parking Required
Other, for the listed use that is deemed most similar to the proposed use; or

2. Establish the minimum off-street parking space requirement by reference to standards in parking resources
published by the National Parking Association, American Planning Association, Institute of Traffic Engineers
(ITE), or other acceptable sources of parking data; or

3. Establish the minimum off-street parking space requirement based on local or national best practices; or

4, Establish the minimum off-street parking space requirement based on a demand study prepared by the
applicant.

C. Accessible Parking
All areas of newly designed or newly constructed buildings and facilities required to be accessible under
federal and state law shall comply with the standards set forth in the Texas Accessibility Standards of the
Architectural Barriers Act, Tex. Rev. Civ. Stat. Art. Ann. §9102 (Vernon Supp 2000.), the International Building Code
(IBC) as adopted in the Code of Ordinances, and the American with Disabilities Act (ADA), as amended.

D. Parking as an Accessory Use
Parking is allowed as an accessory use except that parking lots as a principal use shall only be allowed with
approval of a special use permit and limited to districts pursuant to § 6.3 Use Table.

E. Fractions
When the computation of off-street parking requirements results in a fractional space required, any fraction
less than one-half may be disregarded while a fraction of one-half or greater shall be counted as one space.
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3.4.3. Maximum 0ff-Street Vehicle Parking Allowed
A. Purpose
The purpose of maximum parking standards is to reduce stormwater runoff and minimize negative impacts
associated with large expanses of impervious surfaces located in parking areas.

B. Nonresidential Uses
In no case shall any nonresidential use provide more than 125 percent of the minimum number of off-street
parking spaces required by Table 6.3 - Off-Street Parking Required / Other, unless otherwise provided in this
code.

C. Change of Use
Any development that exceeds the maximum parking requirements because of a change in use shall not add
additional spaces but is not required to remove previously constructed parking spaces.

3.4.4. Parking Alternatives
The Director may approve parking alternatives that result in a cumulative adjustment not to exceed 40 percent of
the minimum or maximum vehicle parking spaces required by Table 6.3 - Off-Street Parking Required / Other, in
accordance with the following standards.

A. Feein Lieu of Off-Street Parking
1. Prior to the issuance of the building permit or a change in use of the property, the developer of a property
may submit an application to the Director for payment of fee in lieu of off-street parking requirements.

2. Thefeein lieu shall be established by resolution of the City Council in an amount that is calculated to
approximate the cost of obtaining, developing, and maintaining a public parking space.

3. Allfeesin lieu paid pursuant to this subsection shall be deposited in a separate fund maintained by the
Parking Authority, which fund may be used to undertake future projects to accommodate parking demand.
These fees may not be used for the general expenses of the City.

B. On-Street Parking
Any on-street vehicle parking may be counted toward the minimum number of required vehicle parking spaces
on a one-to-one basis, subject to the following:

1. On-street parking may not be used to meet the minimum vehicle parking requirements for single-family
detached and duplex dwellings;

2. On-street parking along an arterial street as classified in the Master Thoroughfare Plan shall not be used to
meet any minimum vehicle parking requirements for any use;

3. Only those street parking spaces abutting any lot line of the subject property, and with over one-half the
length of a parking space located between the imaginary extension of the side property lines into the street
right-of-way, may be counted;

4. Each on-street parking space may only be counted once toward the parking requirements of the abutting
lot, regardless of the number of individual buildings or tenants on the lot;

5. On-street parking spaces shall be available for general public use at all times. No signage or actions limiting
general public use of on-street spaces shall be permitted; and

6. No development or use approved with an on-street parking credit shall be considered nonconforming if the
on-street parking is later removed by City action and the remaining off-street vehicle parking does not meet
the minimum vehicle parking requirements of this section.

C. Proximity to Transit
[reserved]
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COMMENTARY:

This draft proposes installation of EV spaces as an incentive to earn a parking reduction to overall on-site parking
requirements. Mandatory requirements would be an alternative approach. Three types of spaces are described
below, using current terminology for EV spaces. This terminology is evolving, as is the minimum number of spaces
required or encouraged.

Most communities that are setting standards in this area require some percentage of just the first two types of EV
infrastructure installation, but we also propose a reduction for when EV spaces are installed.

D. Electric Vehicle (EV) Charging Stations
1. EVInfrastructure
There are three types of EV spaces.

a. An EV-capable space requires just the infrastructure (conduit, breaker space, junction box, etc.) for
the future installation of an EV charging station. These types of spaces do not require any charging
equipment to be installed at the time of permit.

b. An EV-ready space requires both the infrastructure and a wired outlet. While the charging unit is still
absent, an EV-ready stall allows for the electric car driver to simply plug-in their portable charger into
the outlet.

¢. An EV-installed space requires all infrastructure plus the actual charging station itself.

2. Installation Incentives
a. Eachinstalled EV-capable space shall count as two of the spaces required by Table 6.3 - Off-Street
Parking Required / Other.

b. Each installed EV-ready space shall count as two of the spaces required by Table 6.3 - Off-Street Parking
Required / Other.
c. Eachinstalled EV-installed space shall count as four of the spaces required Table 6.3 - Off-Street Parking

Required / Other.

d. The maximum cumulative reduction allowed is 25 percent of the minimum spaces for the use, as
required Table 6.3 - Off-Street Parking Required / Other.

3.4.5. Vehicle Parking Layout and Design
A. Layout and Design
Layout and design of vehicle parking areas shall comply with the standards in the City of Waco Code of
Ordinances.

B. Parking Structures
The visual impacts of a parking structure shall be minimized through compliance with the following standards:

1. Vehiclesin a parking structure shall be screened to minimize visibility from the street.

2. Parking structures shall be located in the rear of lots when feasible, reserving the street frontage for
commercial uses.

3. Parking structures shall blend in with the architectural characteristics of buildings in the surrounding area.

4. The facade of the structure shall be brick, stone, or other masonry material compatible with adjacent
structures.

5. Unless screened by liner buildings with active frontages, the facade of the parking garage shall be designed
to match the height of existing structures.

a. Horizontal and vertical elements shall be aligned with those of adjacent buildings.

6. Parking structures shall provide adequate space for active uses at the sidewalk. This shall be accomplished
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by either locating parking below grade, with commercial space above, or by lining the face of the garage
with a row of commercial uses.

7. Vehicular entrances shall be located to minimize vehicle/pedestrian conflicts.

a. Automobile entrances shall be located on secondary streets or alleys, to the maximum extent feasible.

b. Pedestrian entrances shall be designed to be welcoming and easily identifiable.

8. Parking structures shall be designed to utilize topography.
a. On narrow sites, structures shall consider using a lower deck with no internal ramp to avoid cut and fill.
b. Parking structures shall be terraced into hillsides to minimize site disturbance.

9. Parking structures shall be designed so that quick access exists and clear, separated pedestrian routes are
provided to the outside. Signage shall be provided that clearly identifies pedestrian routes both inside and
outside the parking structure.

10. Where visible from a public right of way, structured parking shall be screened or wrapped on upper floors
with architectural details and materials to screen vehicles. Screening methods may include but are not
limited to:

a. Architectural screens or panels;
b. Landscape plantings;

c. Artwall surfaces;

d. Articulation; or

e. Textured glass.

3.4.6. Bicycle Parking

A. Purpose
Bicycle parking is required to encourage the use of bicycles by providing safe and convenient places to park

bicycles.

B. Applicability
The following standards shall apply to all principal uses except for single-family attached, single-family
detached, duplex, and triplexes.
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C. Location of Bicycle Parking
Bicycle parking shall be located within 100 feet of the main entrance of each principal building on site and
shall not be located farther than the closest motor vehicle parking space, excluding accessible vehicle parking
spaces. For multifamily development, bicycle parking shall be located indoors.

D. Minimum Number of Bicycle Parking Spaces
Development subject to this section shall provide a minimum of six bicycle parking spaces or the number of
bicycle parking spaces required in the table below, whichever is more.

Table 3.4-A: Minimum Bicycle Parking Requirements

Land Use Required Share of Bicycle Parking®
Residential 20%
Public, Institutional, and Civic Uses 15%
Office, hotel/motel 10%
Commercial/Mixed Uses 10%

1 Percentages are based on the total number of vehicle parking spaces required on-site or in a permitted off-
site location to serve the principal use(s).

E. Bicycle Parking Layout and Design
Bicycle parking spaces shall not be located fully or partially within a public right-of-way without prior approval

of the City.
1. Required bicycle parking spaces shall be designed to allow bicycles to be secured with a lock to a fixed
object and shall comply with the rack types and standards established in the Administrative Manual.

2. Bicycle parking spaces must be at least six feet long, two feet wide, and provide a minimum of seven feet of
overhead clearance.

3. Afive-foot aisle for bicycle maneuvering shall be maintained beside or between each row of bicycle
parking.

4. Areas designated for bicycle parking shall be clearly marked and reserved for bicycle parking only.
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3.4.7. Loading
A. Loading Berths Required
Off-street loading berths shall be required for the following land uses, based on the total gross floor area of the

structure:
Table 3.4-B: Required Off-Street Loading
Land Use Gross Floor Area of Structure? Number of Off-Street Loading
Spaces Required?
Retail, commercial
< 40,000 0
40,000 - 100,000 1
>100,000 1 for each additional 100,000 GFA
Warehousing, manufacturing
and industrial
< 10,000 0
10,000 - 24,999 1
25,000 - 39,999 2
40,000 - 100,000 3
>100,000 1 for each additional 100,000 GFA
Office, hotel/motel
<50,000 0
50,000 - 100,000 1
>100,000 1 for each additional 100,000 GFA

1 Where more than one structure is located on a lot, the loading space requirement shall be calculated for each structure separately.
2 Where a use is not required to have a loading space, provisions shall be made for deliveries and refuse pickup shall not interfere with
on-site or off-site traffic movements.

B. Location of Loading Areas
1. Accessory off-street loading spaces, when required by the provisions of § 28-1024 of the City of Waco Code
of Ordinances, shall be located on the same lot as the principal use served.

2. No off-street loading space shall be located within 50 feet of a residence.

3. No off-street loading space shall be located within 40 feet of the closest point of intersection of two or more
public rights-of-way.

4. No loading space shall be located in a required front or side yard, and any loading space located in a
required rear yard shall be open to the sky. Access lanes to enclosed loading docks within the building are
permitted in all yards except the required front yard.

5. 4. Loading areas shall be screened from view from the public right-of-way in accordance with § 3.3.6
Buffering.

C. Loading Area Design
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1. Arequired off-street loading space shall be at least 12 feet in width and at least 45 feet in length exclusive
of access drives, aisles, ramps, maneuvering space, columns, and work areas, and shall have a vertical
clearance of not less than 15 feet. Where a use is not required to have a loading space, provisions shall be
made for incidental deliveries and refuse pickup which shall not interfere with on-site or off-site traffic
movements.

2. Each required off-street loading space shall be designed with appropriate means of vehicular access to a
street or drive in a manner which will least interfere with traffic movements, and no area allocated to any
off-street loading spaces shall be used to satisfy the space requirements for any off-street parking facilities.

3.5 EXTERIOR LIGHTING

A. Intent
Lighting should support safety, visibility, and nighttime use of public spaces while avoiding excessive glare or
spillover onto adjacent properties.

B. Standards
1. Pedestrian Lighting
Pedestrian-scale lighting shall be provided along streets, walkways, plazas, and other public spaces to
ensure adequate visibility and safety.

2. Shielding
All exterior lighting fixtures shall be fully shielded and directed downward to minimize glare and light
spillover.

3. Architectural Lighting
Lighting used to accent building features shall be subtle and shall not cause glare visible from the sidewalk
or adjacent units.

4, Lighting Levels
Lighting levels shall be consistent with IESNA standards for the applicable context and shall not exceed
what is necessary for safety and visibility.

3.6.1. Purpose
The purpose of this section is to regulate signage in a manner that supports a pedestrian-oriented downtown,
reinforces the character of Downtown Waco, and ensures that signs are integrated with building form and
streetscape design. These standards are intended to allow greater flexibility for building-attached signage in the
downtown area while limiting sign types that are incompatible with a walkable, urban environment.

3.6.2. Applicability
A. The standards of this & 3.6 apply to all properties located within the Downtown Form-Based Code boundary.

B. These standards supplement the general sign regulations of Chapter 28, Article VIII (Signs) of the Waco Code
of Ordinances. Where the provisions of this § 3.6 differ from or conflict with the general sign regulations, the
provisions of the Downtown Form-Based Code shall control.

C. Allsign types, permitting requirements, and standards not specifically modified or supplemented by this § 3.6
shall continue to be governed by Chapter 28, Article VIII (Signs).

3.6.3. Allowed Sign Types

Within the Downtown Form-Based Code area, signage shall be limited to sign types that support a pedestrian-
oriented environment and are integrated with building facades or site design.

A. All permitted sign types shall comply with the general sign regulations of Chapter 28, Article VIII, except as
specifically modified or supplemented by this & 3.6.

B. The following sign types, as defined and regulated in Chapter 28, Article VIII (Signs), are permitted within the
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Downtown Form-Based Code area, subject to the additional standards of this § 3.6:
. Wall signs
. Projecting (blade) signs
. Awning and canopy signs

1

2

3

4. Window signs

5. Monument-style freestanding signs, where expressly permitted by this Code

6. Temporary signs, in accordance with Chapter 28, Article VIIl and any applicable downtown-specific
standards

3.6.4. Prohibited Sign Types
In addition to any prohibitions contained in Chapter 28, Article VIII, the following sign types are prohibited within
the Downtown Form-Based Code area:

A. Billboards and other off-premises advertising signs; and
B. Detached pole signs.

3.6.5. General Downtown Sign Standards
All signs within the Downtown Form-Based Code area shall comply with the following general standards, in
addition to the requirements of Chapter 28, Article VIII (Signs), unless otherwise modified by this § 3.6.

A. Integration with Building Form
Signs shall be located and designed as an integral part of the building facade or site design. Signs shall not
obscure architectural features, windows, doors, cornices, or other character-defining elements of a building.

B. Preference for Building-Attached Signs
Building-attached signs, including wall signs, projecting signs, awning signs, and window signs, are
encouraged within the Downtown Form-Based Code area. These sign types may be permitted with greater
flexibility in size, number, or placement than allowed elsewhere in the city, provided they are scaled to the
building frontage and consistent with pedestrian-oriented design.

C. Relationship to Pedestrian Areas
Signs shall be oriented toward public streets, sidewalks, and pedestrian circulation areas. Signs intended
primarily for visibility from vehicles at high speeds are discouraged within the Downtown Form-Based Code
area.

D. Illumination
Illuminated signs shall be designed to minimize glare and light spill onto adjacent properties and public rights-
of-way. lllumination shall be compatible with the pedestrian character of downtown streets and shall not
detract from upper-story uses or nearby residential areas.

E. Electronic Signs
Electronic signs may be permitted within the Downtown Form-Based Code area only where authorized by
Chapter 28, Article VIl and subject to any required special permit or approval. Additional downtown-specific
standards for electronic signs may apply pursuant to § 3.6.5.

F. Stadium and Major Venue Signs
Signs associated with stadiums or major event venues may be permitted at a larger scale than typical
downtown signage, subject to the standards of this § 3.6 and any additional requirements applicable to such
facilities. Stadium and venue signs shall be designed to relate to the overall building mass and surrounding
streetscape and shall not function as general off-premises advertising.

3.6.6. Sign-Type-Specific Standards
A. Projecting (Blade) Signs
Projecting signs are intended to provide clear, pedestrian-oriented business identification and to reinforce
downtown storefront activity. These signs are designed to be read at walking speeds and to complement
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building facades and street frontages.

1. Permitted Location
Projecting signs shall be mounted perpendicular to the building facade and attached directly to the
building.

2. Placement
Projecting signs shall be located on the ground-floor facade and shall be associated with the primary
entrance or storefront to which they relate.

3. Clearance
The lowest portion of a projecting sign shall maintain a minimum vertical clearance of eight feet above the
adjacent sidewalk or pedestrian way.

4. Projection
Projecting signs shall not extend more than four feet from the face of the building, nor encroach into
the public right-of-way beyond what is otherwise permitted by the City. Projecting signs that encroach
into the public right-of-way shall comply with § 28-1047 and any applicable encroachment agreement
requirements.

5. Scale and Proportion
Projecting signs shall be scaled to the width of the building frontage and shall not visually dominate the
facade or obscure architectural features.

6. lllumination
Projecting signs may be externally illuminated or internally illuminated, provided illumination is steady,
shielded, and compatible with the pedestrian character of the street. Flashing, animated, or intermittently
changing illumination is prohibited.

7. Relationship to Other Signs
Where multiple projecting signs are located on the same block face, signs shall be spaced and sized to
avoid visual clutter and maintain a consistent pedestrian rhythm.

B. Wall Signs
Wall signs are intended to provide primary business identification while reinforcing the rhythm and character
of downtown building fagcades. In the downtown context, wall signs are expected to be integrated with
architecture and scaled to pedestrian experience rather than vehicle speed.

1. Permitted Location
Wall signs shall be mounted flat against and parallel to the building facade and shall be located on the
ground-floor frontage associated with the primary entrance or tenant space.

2. Facade Integration
Wall signs shall be placed within established fagcade elements, such as sign bands, friezes, spandrel areas,
or other architecturally appropriate locations. Signs shall not obscure windows, doors, or character-
defining architectural features.

3. Scale and Flexibility
Wall signs may be permitted with greater flexibility in size and placement than allowed elsewhere in the
city, provided the sign is proportionate to the width of the building frontage and does not visually dominate
the facade.

4. Multiple-Tenant Buildings
In buildings with multiple ground-floor tenants, wall signs shall be designed and located to maintain a
coordinated appearance along the building frontage. Individual tenant signs shall be clearly associated
with their respective entrances or storefront bays.

5. lllumination
Wall signs may be externally illuminated or internally illuminated, provided illumination is steady, shielded,
and compatible with the pedestrian-oriented character of downtown streets. Internally illuminated
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cabinet-style signs are discouraged unless specifically designed to complement the building facade.

6. Upper-Story Signs
Wall signs located above the ground floor may be permitted only where expressly allowed by Chapter
28, Article VIII Signs of the City of Waco Code of Ordinances, and where such signs are integrated with the
overall building design and do not detract from street-level activity.

C. Awning and Canopy Signs
Awning and canopy signs are intended to provide pedestrian-scale business identification while contributing
to shade, weather protection, and visual interest along downtown sidewalks.

1. Permitted Location
Awning and canopy signs shall be limited to awnings or canopies that are permanently attached to a
building and associated with a ground-floor tenant space.

2. Placement of Sign Copy
Sign copy shall be limited to the vertical valance or skirt portion of the awning or canopy. Sign copy shall
not be placed on the sloped or curved upper surface.

3. Clearance
Awnings and canopies with signage shall maintain a minimum vertical clearance of 8 feet above the
adjacent sidewalk or pedestrian way.

4. Design and Materials
Awnings and canopies shall be constructed of durable materials and designed as an integral component of
the building facade. Internally illuminated awnings and canopies are prohibited.

5. Illumination
Awning and canopy signs may be externally illuminated, provided illumination is steady, shielded, and
directed toward the sign surface. Flashing, animated, or intermittently changing illumination is prohibited.

6. Relationship to Other Signs
Awning and canopy signs shall be counted toward any maximum number of signs permitted for a tenant
space under Chapter 28, Article VIII Signs of the City of Waco Code of Ordinances, unless otherwise specified
by this Code.

D. Window Signs
Window signs are intended to provide supplemental business identification and information while maintaining
transparent, active storefronts that contribute to pedestrian interest along downtown streets.

1. Permitted Location
Window signs shall be located on the interior or exterior surface of ground-floor windows associated with
an active ground-floor use.

2. Transparency Requirement
Window signs shall not obscure more than 40 percent of the total ground-floor window area of any
individual tenant space, measured per facade.

3. Relationship to Active Frontages
Window signs shall be designed and placed to preserve visibility into the interior of the building and
maintain visual connection between indoor activity and the public sidewalk.

4. Illumination
Window signs may be non-illuminated or externally illuminated. Internally illuminated window signs,
including LED or neon signs, may be permitted only where allowed by Chapter 28, Article VIII Signs of
the City of Waco Code of Ordinances and subject to any applicable downtown-specific limitations on
brightness and glare.

5. Temporary Window Graphics
Temporary window graphics related to promotions, events, or seasonal displays may be permitted in
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accordance with Chapter 28, Article VIlI Signs of the City of Waco Code of Ordinances, provided they do not
create a continuous opaque appearance along the storefront.

6. Upper-Story Windows
Window signs located above the ground floor shall be permitted only where expressly allowed by Chapter
28, Article VIII Signs of the City of Waco Code of Ordinances.

E. Freestanding Signs
Freestanding signs are generally incompatible with the pedestrian-oriented character of Downtown Waco and
are intended to be limited to specific contexts where building-mounted signage is not feasible.

1. General Limitation
Areas regulated by this Downtown Form-Based Code are discouraged from using freestanding signs, and
shall be permitted only where expressly allowed by this Code.

2. Prohibited Types
Detached pole signs are prohibited within areas regulated by this Downtown Form-Based Code.

3. Permitted Form
Where freestanding signs are permitted, they shall be monument-style signs integrated with site design and
landscaping. Freestanding signs shall not be visually dominant relative to the building or streetscape.

4. Location
Freestanding signs shall be located outside of required pedestrian clear zones and shall not obstruct
sidewalks, building entrances, or visibility at intersections.

5. Scale
Freestanding signs shall be limited in height and area and shall be proportionate to the size and frontage
of the associated development. Large-format freestanding signs intended primarily for off-site visibility are
prohibited.

6. Relationship to Other Signs
Freestanding signs shall be used only where building-mounted signage cannot reasonably serve the
intended function and shall not substitute for required building-attached signs.

F. Murals
Murals are intended to contribute to downtown character, cultural expression, and visual interest. When
murals include commercial messaging or function as signage, additional standards are necessary to ensure
compatibility with the Form-Based Code and the pedestrian-oriented environment.

1. General Allowance
Murals are permitted within the Downtown Form-Based Code area, subject to the standards of this § 3.6
and any applicable provisions of Chapter 28, Article VIII Signs of the City of Waco Code of Ordinances.

2. Non-Commercial Murals
Murals that do not include commercial messaging, logos, or product references and are not intended
to function as signage shall not be regulated as signs, provided they do not include text or imagery that
identifies or advertises an on-site or off-site business, product, or service. Murals that are regulated as signs
under Chapter 28, Zoning shall comply with all applicable sign permitting and maintenance requirements.

3. Commercial and Sign-Like Murals
Murals that include commercial messaging, brand names, logos, slogans, or other elements that function
as business identification or advertising shall be regulated as wall signs and shall comply with the
applicable standards of § 3.6.6.B, Wall Signs and Chapter 28, Article VIII Signs of the City of Waco Code of
Ordinances.

4. Maximum Size:
Murals shall not exceed 50 percent of the total area of the wall plane on which they are located. For walls
facing a public street, plaza, or pedestrian way, murals shall be limited to a maximum of 1,200 square feet,
whichever is less.
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5. Location and Scale
Murals shall be located on blank or secondary building facades where practicable and shall not obscure
windows, doors, or significant architectural features. Murals shall be scaled to the wall plane on which they
are located and shall not visually dominate the surrounding streetscape.

6. Illumination
Murals shall be non-illuminated. Lighting directed at murals may be permitted where it is externally
mounted, shielded, and compatible with the surrounding pedestrian environment.

7. Maintenance
Murals shall be maintained in good condition. Faded, peeling, or damaged murals shall be repaired,
restored, or removed.

G. Electronic Signs
Electronic signs may provide flexible communication for certain downtown uses when carefully located and
controlled. Due to their potential visual impact, electronic signs are intended to be limited in number and
subject to additional review within the Downtown Form-Based Code area.

1. General Limitation
Electronic signs are not permitted within the Downtown Form-Based Code area unless expressly authorized
through a special permit or approval process established in Chapter 28, Article VIl Signs of the City of Waco
Code of Ordinances.

2. Applicability of Citywide Standards
Where electronic signs are permitted, they shall comply with all applicable requirements of Chapter
28, Article VIII Signs of the City of Waco Code of Ordinances, including standards related to brightness,
animation, message change intervals, and hours of operation.

3. Downtown Context
Electronic signs shall be designed and located to minimize visual impacts on adjacent sidewalks, upper-
story uses, and nearby residential areas. Signs intended primarily for high-speed vehicular visibility are
prohibited.

4. Prohibited Characteristics
Electronic signs within the Downtown Form-Based Code area shall not include flashing, scrolling,
animated, moving, or intermittently changing imagery, except where specifically allowed by the terms of
the special permit.

5. Relationship to Other Signs
Electronic signs shall be counted toward any maximum number of signs permitted for a site or tenant space
and shall not substitute for required building-mounted signage unless expressly approved.

H. Stadium and Major Venue Signs
Signs associated with stadiums and major event venues are intended to support wayfinding, event
identification, and public information while remaining compatible with the surrounding downtown streets and
neighborhoods.

1. Applicability
This subsection applies to stadiums, arenas, ballparks, and other major event venues within the Downtown
Form-Based Code area.

2. Scale and Integration
Stadium and venue signs may be permitted at a larger scale than typical downtown signage, provided
such signs are integrated into the architecture of the venue and relate to the overall building mass and site
design.

3. Orientation
Stadium and venue signs shall be oriented toward primary public entrances, plazas, and streets serving the
venue. Signs shall not be oriented primarily toward surrounding neighborhoods or function as general off-
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premises advertising.

4. Relationship to Downtown Streets
Along public streets, stadium and venue signs shall be designed to maintain a pedestrian-oriented scale at
the ground floor, even where larger-format signs are incorporated elsewhere on the structure.

5. Electronic Components
Electronic sign components associated with stadiums and major venues shall comply with § 3.6.6.G,
Electronic Signs and any applicable special permit requirements. Large-format display boards shall be
limited to locations internal to the venue site or oriented toward interior plazas where practicable.

6. Future Refinement
These standards are intended to establish baseline expectations for stadium and major venue signage.
Additional or more detailed standards may be adopted in the future as specific projects are proposed and
reviewed.
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COMMENTARY:

This Article introduces generally all new material to ensure multimodal connectivity within the Downtown. There
are some scattered references to some of this material in the current Waco code, but most material is new for the
City’s consideration. These standards are intended to work alongside the site development and building design
standards to implement the Downtown Waco Master Development Strategic Roadmap vision.

Additional discussion is necessary on material that duplicates some, but not all, of other parts of the Waco code.

1 PURPOSE

The purpose of this Section is to support the creation of a highly connected transportation system within Downtown
Waco in order to:

A.
B.

mo N

@ m

Promote multimodal travel by providing options for automobiles, transit, bicycles, and pedestrians;
Connect neighborhoods and local destinations such as employment, schools, parks, and shopping centers;

Reduce vehicle miles of travel and travel times;

. Mitigate the traffic impacts of new development;

Reduce stormwater runoff, reduce heat island effect from large expanses of pavement, improve water quality, and
minimize dust pollution;

Improve air quality; and

. Reduce emergency response times and increase effectiveness of local service delivery.

4.2 APPLICABILITY

Except as otherwise provided in this § 4:, the standards in this section shall apply to all development and land uses
established after the effective date of this Code.
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4.3 STREET TYPES MAP

This map establishes the street type network for
Downtown Waco. Street types define how buildings
relate to streets, how access and circulation function,
and how the public realm is designed and experienced.
Together with the district framework, street types ensure
coordinated outcomes across individual sites and blocks.

Street Types
Legend

LaPila @V
Fountain

Street Type A -
Green Boulevard (p.73)

Street Type B -
Arterial / Gateway (p.74)

Street Type C -
Circulation (p.75)

Street TypeD -
Local / Entertainment (p.76)

Street Type E -
Access (p.77)

Special Streets &
Signature Frontages (p.78)
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COMMENTARY:

This section aims to integrate land use with street design to support the goals of the Downtown Waco Master
Development Strategic Roadmap. Well-designed streets reinforce surrounding land use patterns—for example,
slower streets with wide sidewalks enhance pedestrian activity and shopping areas, while wider streets with
multiple lanes serve as major thoroughfares for high traffic volumes.

Street types were developed to reflect the range of rights-of-way identified in the Downtown Waco Master
Development Strategic Roadmap and the Downtown Implementation Plan. A parcel-by-parcel analysis followed,
considering both proposed building uses and orientation, particularly the location of entrances. Where applicable,
mixed-use buildings with first-floor commercial uses were identified and prioritized to support pedestrian activity.

Following this, the following street designations were determined with the following methodology and goals:
«  Street Type A - Green Boulevard

«  Street Type B - Arterial/Gateway

«  Street Type C - Circulation

«  Street Type D - Local/Entertainment

«  Street Type E - Access

«  Street Type F - Shared Festival Street

Each of these street types is generally described on the following pages. Additional district-specific descriptions is
provided for each subarea in Part 2 of this form-based code.

Summary Table: Street Types by District

Street Type A Street Type B Street TypeC  Street TypeD  Street Type E Special

Green Blvd Arterial / Circulation St Local / Access Street /
Gateway Entertainment Frontage

DT-BB
(Barron’s Branch) : . . . . .
DT-WS
(Waco Square) . . - . . .
DT-MA
(Mary Avenue) . . - . ‘ .
DT-SE
(Sports & - . . . . .
Entertainment)
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Sidewalk Parking Lane Parking Lane Sidewalk

Planting
Strip

Drive Lanes Tree Drive Lanes

Street Type Characteristics

Green Boulevards are major corridors that establish a strong visual and ecological identity for the district while
supporting multimodal movement. These streets feature generous landscaping, street trees, wide sidewalks, and transit
elements. With lower design speeds and enhanced pedestrian safety features, they prioritize comfort and connectivity
along important green infrastructure like the Brazos River Corridor. Buildings along Green Boulevards frame the public
realm with minimal setbacks, creating a continuous urban edge, while entries and active uses reinforce walkability and
access to the corridor's amenities.

Street Type Dimensional Standards Landscaping
Right-of-Way Element Dimension Notes
Q Drive Lanes 11' (each) » See § 3.3 Landscape, Buffering, and Fences
0 Parking Lane 8'
@ rlanting Strip 8' Lighting
() sidewalk 8' min Notes
G Center Planting Strip 18' min » See Building Design & Site Enhancements in each § 2.

Downtown Districts chapter

« See § 3.3.3.A.4 Street Furniture and Lighting
« See § 3.5 Exterior Lighting
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Street Type B - Arterial/Gateway
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Planting Bike Parking Drive Lane Center Drive Lane Parking Bike Planting

Sidewalk  Strip  Lane Lane Turn Lane Lane Lane  Strip  Sidewalk
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Street Type Characteristics

Arterial and Gateway Streets are large-scale corridors that serve important vehicular and transit functions while

also marking major entrances into Downtown. These streets typically connect districts to regional routes and carry
higher traffic volumes, but within the downtown environment they are also expected to support active frontages, clear
pedestrian routes, and a strong sense of arrival. Buildings may front these streets where appropriate, with setbacks,
landscape elements, and frontage design used strategically to balance visibility, access, and comfort. Access points are
managed to reduce conflicts, while streetscape improvements, coordinated signage, and consistent building orientation
reinforce wayfinding and signal transitions into the downtown core.

Street Type Dimensional Standards Landscaping
Right-of-Way Element Dimension Notes
Q Center Turn Lane 11' + See § 3.3 Landscape, Buffering, and Fences
9 Drive Lanes 11' (each)
G Parking Lane 8' Lighting
() Bikelane 6' (each) Notes
G Planting Strip 5'min » See Building Design & Site Enhancements in each § 2.
G Sidewalk g min Downtown Districts chapter

« See § 3.3.3.A.4 Street Furniture and Lighting
« See § 3.5 Exterior Lighting
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Street Type Characteristics

Circulation Streets function similarly to collector roads, linking Local Streets to Arterial or Gateway corridors. These
streets serve as important movement paths within a subarea but are not intended as primary destinations. They
accommodate mixed vehicular and pedestrian use with sidewalks, crosswalks, and street trees, but the design emphasis
is on efficient circulation rather than social or retail activity. Building frontages may include residential or service-
oriented edges, often with setbacks or landscape transitions that mediate the street’s hybrid role.

Street Type Dimensional Standards Landscaping
Right-of-Way Element Dimension Notes
Q Drive Lanes 9' (each) » See § 3.3 Landscape, Buffering, and Fences
0 Parking Lane 8'
@ rlanting Strip 5' min Lighting
() sidewalk 8' min Notes

« See Building Design & Site Enhancements in each § 2.
Downtown Districts chapter

« See § 3.3.3.A.4 Street Furniture and Lighting
« See § 3.5 Exterior Lighting
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Street Type Characteristics

Local / Entertainment Streets are among the most pedestrian-focused in the network, supporting retail, dining, and
cultural destinations at the street level. These streets feature slower traffic speeds, curbside parking, wide sidewalks, and
a mix of street furnishings that enhance walkability. Buildings are oriented directly to the sidewalk with minimal setbacks,
creating active frontages with frequent doors and windows. Outdoor patios, event programming, and signage contribute
to a dynamic public realm. These streets often serve as the day-to-day commercial heart of each subarea.

Street Type Dimensional Standards Landscaping
Right-of-Way Element Dimension Notes
Q Drive Lanes 9' (each) » See § 3.3 Landscape, Buffering, and Fences
0 Parking Lane 8'
@ rlanting Strip 5' min Lighting
() sidewalk 8' min Notes

« See Building Design & Site Enhancements in each § 2.
Downtown Districts chapter

« See § 3.3.3.A.4 Street Furniture and Lighting
« See § 3.5 Exterior Lighting
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Street Type Characteristics

Access Streets serve two related but distinct roles within the Downtown Form-Based Code. Some function primarily as
service-oriented corridors, accommodating deliveries, utilities, emergency access, and parking entry, and are typically
located along the rear or side of buildings with minimal pedestrian infrastructure and no required planting strip. Others
function as small-scale, pedestrian-oriented streets that support short local trips, building access, and everyday foot
traffic at a more intimate scale. While both types share similar narrow travel-lane dimensions intended to reinforce low
speeds, pedestrian-oriented access streets include sidewalks, lighting, and streetscape elements appropriate to their
context, ensuring safe and functional connectivity without undermining the surrounding public realm.

Street Type Dimensional Standards Landscaping
Right-of-Way Element Dimension Notes
Q Drive Lanes 9' (each) » See § 3.3 Landscape, Buffering, and Fences
0 Planting Strip* 5'min
O sidewalk 6' min Lighting
1 Not required for service-oriented access street. Notes

« See Building Design & Site Enhancements in each § 2.
Downtown Districts chapter

« See § 3.3.3.A.4 Street Furniture and Lighting
« See § 3.5 Exterior Lighting

W WACO, TEXAS | DOWNTOWN FORM-BASED CODE °



I Streets, Access, and Connectivity

Street Type F - Shared Festival Street
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Street Type Characteristics

Shared Festival Streets are flexible public corridors designed to prioritize pedestrian use while accommodating
occasional vehicles for access or events. These streets often feature curbless paving, distinctive materials, and integrated
furnishings that allow seamless transformation between everyday and event use. Located near civic buildings, plazas,

or cultural anchors, they support frequent programming such as markets, performances, and festivals. Their design
reinforces community identity and helps activate the district’s public life year-round.

Street Type Dimensional Standards Landscaping
Right-of-Way Element Dimension Notes
Q Drive Lanes 11' (each) » See § 3.3 Landscape, Buffering, and Fences
0 Parking Lane 8' (each)
@ rlanting Strip 5' min Lighting
) sidewalk 10' min Notes

« See Building Design & Site Enhancements in each § 2.
Downtown Districts chapter

« See § 3.3.3.A.4 Street Furniture and Lighting
« See § 3.5 Exterior Lighting
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Open Space Type - Creek/Greenway Frontage
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Street Type Characteristics

This frontage type occurs along linear open space corridors such as Barron’s Branch Creek, a greenway, or similar public
pedestrian way. It emphasizes pedestrian orientation, transparency, and landscape integration, shaping how buildings
engage with adjacent natural or civic space. Frontages should include active uses, terraces, stoops, or entries that relate
directly to the green space. Streetscape elements may include trails, overlooks, or ecological features. General vehicular
traffic is prohibited, with only occasional service vehicle access allowed.

Street Type Dimensional Standards Landscaping
Right-of-Way Element Dimension Notes
Q Greenway varies + See § 3.3 Landscape, Buffering, and Fences
0 Sidewalk 8'min
Lighting
Notes

« See Building Design & Site Enhancements in each § 2.
Downtown Districts chapter

« See § 3.3.3.A.4 Street Furniture and Lighting
« See § 3.5 Exterior Lighting
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4.5.1 Circulation Plan Required
A. All development, except for single-family residential uses within previously platted subdivisions, shall prepare a
circulation plan. The circulation plan shall meet the requirements of the City of Waco Code of Ordinances, which at
minimum shall include:

1. Street connectivity;

Emergency and service vehicle access;
Parking movements;

Loading operations;

Turning radii;

o vk w N

Traffic calming measures where future “cut-through” traffic is likely; and
7. Other similar issues identified by the Director of Infrastructure Services.

B. The Director of Infrastructure Services may waive the requirement for a circulation plan on a case-by-case basis
in the event that a development is expected to have no impact upon circulation or proposes no change in existing
circulation patterns. This provision shall not be construed to exempt development that includes additional parking,
driveways, or substantial modifications to the existing pedestrian network.

C. Acirculation plan shall be submitted with the respective Site Development Plan, Urban Design Plan, or subdivision
application, as appropriate.

4.5.2 Street Connectivity
A. Purpose

Street and block patterns should include a clear hierarchy of well-connected streets that distribute traffic over
multiple streets and avoid traffic congestion on principal routes. Within each development, the access and
circulation system should accommodate the safe, accessible, efficient, and convenient movement of vehicles,
bicycles, and pedestrians through the development, and provide ample opportunities for linking adjacent
neighborhoods, properties, and land uses. Local neighborhood street systems are intended to provide
multiple direct connections to and between local destinations such as parks, schools, and shopping.

B. Standards
1. Continuation and Connection to Public Roadways
The vehicular access and circulation for a development shall incorporate the continuation and connection
of public street roadways and associated rights-of-way that have been extended or connected to the
boundary of the development site from existing or approved abutting developments.

2. Extension of Circulation System to Site Boundaries
The vehicular access and circulation for a development shall provide for the extension or connection
of proposed internal public street roadways and associated rights-of-way to those boundaries of the
development site whenever such extensions or connections are or may be necessary to ensure that the
development site or the abutting property will have:

a. At least two vehicular access points to and from an external through street system;
b. Convenient and efficient access by vehicles needed to provide police, fire, and emergency services; and
c. Convenient and efficient access by vehicles needed to provide other public services.

3. Connection to Bikeways and Sidewalks
An extension or connection of a public street roadway and right-of-way to an abutting property, street, or
right-of-way shall include the extension or connection of associated bikeways and sidewalks.

4. Temporary Turnaround
The Director of Infrastructure Services and/or the City Engineer may require a temporary turnaround at
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the end of a roadway extension if needed to facilitate traffic flow or to accommodate emergency vehicles
pending the roadway‘s connection to other roadways.

5. Waiver or Modification of Connection Requirements
The Director of Infrastructure Services and/or the City Engineer may waive or modify the requirements or
standards for extension or connection of a public roadway from or to an abutting property if such extension
is impractical or undesirable because it would:

a. Require crossing a significant physical barrier or environmentally sensitive area (e.g., watercourses,
floodplains, riparian areas, steep slopes; wildfire hazard areas);

b. Require the extension or connection of a proposed internal public street to an abutting property with
existing development whose design makes it unlikely that the street will ever be part of a network
of public streets (for example, the abutting existing development has no public streets, or there are
no “stubbed-out” street rights-of-way or open corridors between the proposed development site
and public streets in the abutting development to accommodate a current or future extension or
connection);

c. Require the extension or connection of a proposed internal public street to an abutting property owned
by a government or public utility to which vehicular access is restricted, or other property to which
vehicular access is restricted by easement or deed.

C. Cul-de-Sacs and Dead-End Streets
1. Where residential developments have cul-de-sacs or dead-end streets, such streets shall be connected to
the closest local or collector street or to cul-de-sacs in adjoining subdivisions via a sidewalk or multi-use
path, except where deemed impractical by the Director.

2. All stub streets and temporary dead-end streets greater than 150 feet in length shall terminate in a cul-de-
sac.

D. Gates and Restrictions on Access to Streets, Driveways, or Alleys
The standards of this subsection apply to all residential, commercial, and industrial development. They do not
apply to individual detached houses with gated private driveways. For the purpose of this provision and this
section, the term “gate” means any barrier or similar device that would allow access or passage to a certain
person, group of people, or type of traffic and not to the general public or to transient traffic.

1. Gating of Public Streets
Public streets, sidewalks, bicycle and pedestrian pathways, and public alleys may not be gated.

2. Approval Required
No other street, driveway, sidewalk, bicycle or pedestrian pathway, or alley may be gated and no vehicular
or pedestrian/bicycle (traffic) access may be otherwise restricted along any street without the City’s express
written approval, in accordance with the standards of this section.

3. New Streets and Alleys
Permission to restrict access from public streets to private streets or to gate or otherwise restrict access
to private streets, driveways, sidewalks, bicycle and pedestrian pathways, and alleys may be granted by
the City Engineer in conjunction with the Director of Infrastructure Services or Designee, provided that
the proposed design does not result in a restriction of access to any existing street, sidewalk, bicycle
or pedestrian pathway, or alley. Before approval of any restriction on access to a newly created street,
sidewalk, bicycle or pedestrian pathway, or alley, the City Engineer in conjunction with the Director of
Infrastructure Services shall forward the request to the Fire District and any other relevant agencies for
their review and comment.

E. Driveways and Access
1. General
a. Every lot shall have sufficient access providing reasonable means of ingress and egress for emergency
vehicles and for those needing access to the property for its intended use.
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b. All driveway entrances and other openings onto streets shall be constructed so that:
i. Vehicles may safely enter and exit the property;

ii. Interference with the free and convenient flow of traffic in abutting or surrounding streets is
minimized; and

iii. Shared driveways are provided to the maximum extent feasible to minimize the number of access
points to streets (except for driveways within residential subdivisions or along private residential
streets).

c. Unobstructed, direct, and convenient access for vehicles to and from a public street shall be provided
for all off-street parking spaces. Except for residential driveways, access from any parking area to a
public street shall be designed to allow vehicles to enter and exit in forward drive.

d. All private driveways shall be surfaced with materials that have textures and colors that would enhance
visual compatibility with native site surroundings. Such materials may include paving blocks or bricks,
exposed aggregate concrete and asphalt, but specifically does not include uncolored concrete.

e. All driveways from existing private or public roads that interfere with a natural or constructed drainage
course shall provide a drainage culvert that meets the Engineering Standards.

2. Driveways Fronting State Highways
Unless otherwise approved by the City Engineer, driveways providing ingress and/or egress from State
highways shall comply with the following:

a. Only one driveway access point per property shall be allowed.
b. Driveways along State highways shall not be located closer than 40 feet from another driveway.
c. Access approval from the Texas Department of Transportation shall be obtained.

3. Residential
In addition to the above general requirements, all residential development shall be subject to the
following:

a. There shall be no direct driveway access (ingress or egress) from any single-family residential lots to any
arterial street or highway unless no other legal access alternative is available.

b. Multi-family development sites shall include a minimum of two access points to the maximum extent
practicable. An exception may be made by the Fire Marshal where a site is landlocked by existing
development or other physical or legal constraints, or where existing natural features on the site require
the use of protective measures that would otherwise make a second access drive infeasible, or where
the small size of the site makes dual access unnecessary.

c. Driveways shall be no less than 20 feet in length from the face of a garage or other structure intended to
house vehicles to the near edge of the sidewalk or public right-of-way.

d. Within the front setback, each driveway at its widest point shall not be wider than 10 feet, measured at
right angles to the center line of the driveway, except as that distance may be increased by permissible
curb return radii.

e. Driveways providing access to single-family residential lots shall be located a minimum of 30 feet from
any road intersection.

4. Non-Residential
In addition to the above general requirements, all non-residential development shall be subject to the
following:

a. Vehicle Maneuvering
Vehicles shall not be allowed to back out or otherwise maneuver from a property into a city arterial or
roadway if, in the opinion of the City Engineer, a potential traffic safety concern is present.
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b. General Engineering Standards
All driveways providing access to a public right-of-way shall comply with the Waco Development Guide.

F. Visibility Triangles
1. Onalllots or parcels of land on which a front setback is required, no obstruction that will obscure the view
of motor vehicle drivers shall be placed within the triangular area formed by joining points measured 30
feet along the property line from the intersection of two streets, or by joining points measured 10 feet back
along a driveway and lot line from the point of intersection of the driveway and lot line. On a site-specific
basis; as an alternative, the City Engineer may apply AASHTO standards based on a site-specific evaluation
of intersection visibility.

2. Within the area of the triangle there shall be no sight-obscuring or partly obscuring wall, fence, sign, or
foliage that could grow higher than 36 inches above curb grade or, in the case of trees, foliage lower than
six feet.

3. Vertical measurement shall be made from the top of the curb on the street adjacent to the nearest street of
the triangle or, if no curb exists, from the edge of the nearest traveled way.

G. Cross-Access between Adjacent Uses
1. All non-residential development shall be designed to allow for cross-access to adjacent properties
to encourage shared parking and shared access points on public or private streets, even if no current
connection exists (in order to enable future connections). This may be established by one or more of the
following:

a. Connecting streets and drives;

b. Coordinating parking structure and parking lot entrances;

c. Common service/delivery areas;

d. Legally shared parking structures and parking lots;

e. Linkages between parking lots and parking structures; or

f. Providing shared driveways for two adjacent lots from public rights-of-way to minimize curb cuts.

2. When cross-access is deemed impractical by the Director and/or City Engineer based on topography,
the presence of natural features, or vehicular or pedestrian safety factors, this requirement may be
waived provided that appropriate bicycle and pedestrian connections are provided between adjacent
developments or land uses.

3. Cross-access and maintenance agreements associated with such interconnections shall be provided, if
necessary, with the associated subdivision or development application.

H. Pedestrian and Bicycle Circulation
1. Sidewalks
Sidewalks shall be installed on both sides of all arterials, collector streets, and local streets, including cul-
de-sacs, and within and along the frontage of all new development or redevelopment.

2. On-Site Pedestrian Walkways
All development shall provide an on-site system of pedestrian walkways that meets the following
standards:

a. Areas to Connect
On-site pedestrian walkways shall provide direct access and connections to and between:

i. The primary entrance or entrances to each building, including pad site buildings;

ii. Any sidewalks, walkways, or multi-use paths on adjacent properties that extend to the boundaries
shared with the development;

iii. Any parking areas intended to serve the development;
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iv. Any sidewalk system along the perimeter streets adjacent to the development;

v. Any public transit station areas, transit stops, park and ride facilities, or other transit facilities on-
site or along an adjacent street;

vi. Any adjacent residential neighborhoods (planned or existing); and

vii. Any adjacent or on-site public park, trail system, open space, greenway, or other public or civic use
or amenity.

Pedestrian Walkway 9
Building Entrance -

b. Walkway Design
Required on-site pedestrian walkways shall be a minimum width of five feet; however, the Director and/
or City Engineer may require a wider walkway based on site characteristics such as, but not limited to,
anticipated pedestrian volume, street classification, and zoning of adjacent properties. All required
walkways shall:

i. Bedistinguishable from areas used by vehicles using one or more of the following techniques:

a. Changing surfacing material, patterns, and/or paving color, but not including the painting of the
paving material;

b. Changing paving height;
c. Decorative bollards;
d. Raised median walkways with landscaped buffers;

ii. Bedesigned with similar and/or complementary details, colors, and finishes as other
interconnected walkways;

iii. Have adequate lighting for security and safety;

iv. Be conveniently and centrally located on the subject property;
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V. Meet Texas Accessibility Standards; and

vi. Notinclude barriers that limit pedestrian access between the subject property and adjacent
properties.

3. Pedestrian Access through Parking Areas
All parking lots that contain more than 50 parking spaces shall include pedestrian walkways through
the parking lot to the primary building entrance or a sidewalk providing access to the primary building
entrance. At a minimum, walkways shall be provided for every three driving aisles or at a distance of not
more than 150 foot intervals, whichever is less.

4. Pedestrian Access through Parking Garages
Pedestrian walkways shall be provided through parking garages from the parking area to the abutting
public right-of-way and sidewalk and/or to the primary entrance of the building served. Pedestrian
walkways shall not use vehicle entrance or exit driveways from the parking area to a public right-of-way.

5. Use and Maintenance of Sidewalks, Walkways, and Trails
a. Restrictions on Use
Sidewalks, walkways, and trails are intended to provide pedestrian and bicycle access. Vehicle parking,
garbage containers, merchandise storage or display, utility boxes and poles, signs, trees, and other
obstructions shall not encroach into the required minimum width of any required sidewalk, trail,
walkway, or other pedestrian way.

b. Maintenance
Sidewalks, trails, and walkways required by this title shall be maintained in usable condition throughout
the year.

c. Bicycle Circulation
Designated bicycle lanes are required in the design of all arterial and collector streets where low traffic
speeds and volumes allow bicyclists and motorists to share the road safely.
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COMMENTARY:
This article establishes a unified and enforceable framework for shaping the form, frontage, and architectural
quality of new development across Downtown Waco’s four subareas. It consists of three integrated components:
«  Building Types, which define allowable building forms and massing;
«  Building Frontage Standards, which govern the relationship between buildings and streets; and
«  Building Design Standards, which address architectural elements, materials, and spatial

composition.
These standards are derived from the Waco Downtown Master Development Strategic Roadmap (2023), the 2008
Downtown Design Guidelines, and best practices from peer form-based codes (including South Bend, IN), with
tailoring to Waco’s local context. The intent is to provide a clear, administrable, and context-sensitive set of rules
that raise the quality of development, support walkability and economic resilience, and reinforce the distinct
identity of each district. Collectively, these standards shift the focus of zoning toward form and public realm
outcomes, ensuring predictable results and supporting a vibrant, human-scaled downtown.

9.1 PURPOSE

The purpose of this Article is to guide the physical form, frontage conditions, and architectural quality of new
development across Downtown Waco in a manner that reinforces walkability, supports mixed-use activity, and expresses
the unique character of each district. These standards are designed to ensure that buildings contribute positively to the
public realm, respond to their context, and promote a cohesive, human-scaled urban environment. By focusing on form
and design rather than solely on use or density, this Article provides a predictable, transparent framework for developers,
designers, and the public. It advances the goals of the Waco Downtown Master Development Strategic Roadmap by
encouraging incremental, high-quality development and public-private alignment in shaping Downtown’s future.

5.2 APPLICABILITY

5.2.1 Generally
These standards apply to:

A. All new buildings within the Downtown Form-Based Code boundary;
B. Major renovations or additions exceeding 50% of the building’s assessed value; and
C. Changes to building facades visible from public streets or civic spaces.

5.2.2 Exceptions

Exceptions may be granted for:

A. Historic buildings or contributing structures listed on local, state, or national registers (subject to preservation
guidelines).

B. Structures designated as “high priority” in the local survey of historic properties.

C. Temporary structures or accessory buildings under 200 square feet.

9.3 BUILDING TYPES

The following pages set forth a set of seven Building Types for the Downtown Districts, describing typical characteristics
for each type, in addition to providing further guidance on use, form, and frontage.
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Building Type Characteristics

A high-rise tower is a vertical mixed-use or single-use
building, generally exceeding eight stories, that serves as a
visual landmark and accommodates higher-intensity uses
on limited, highly visible sites.

« Appropriate where exceptional design, careful
massing, and public visibility justify additional height.

« Contributes to the skyline and reinforces major
corridors, civic destinations, and district centers.

+ Frames streets and public spaces through podiums and
active ground-floor frontages, including shopfront or
civic uses.

« Requires upper-story stepbacks and human-scaled
detailing to ensure compatibility with surrounding
buildings.

+ Placement is strategic, supporting walkability,
orientation, and long-term economic development.

Building Type Standards

Building Dimensions Form
Ground-floor 15 ft (at Ensures active use at » 8+ stories typically; may go higher by zone
height (min) street-facing ground level while

+ Larger massing; requires articulation and upper-

frontages) allowing reside{n’lcial story stepbacks to minimize canyonization effect on
or commercia public spaces
above
Uses Frontage
+ Mixed-use, office, hotel, or multifamily residential + Active and transparent at ground level
« May include structured parking or civic/institutional + Multiple entrances and frontage breaks

Space o Build-to-line or shallow setback

lllustrative Examples
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Building Type Characteristics

A mid-rise tower is a mixed-use or single-use building
ranging from four to eight stories, designed to support
increased density while maintaining a strong relationship
to the street and public realm.

« Typically organized around a courtyard, liner building,
or structured parking core.

« Frames major streets and public spaces and reinforces
key district centers and corridors.

« Commonly paired with shopfront or civic ground-floor
uses to activate sidewalks and public spaces.

« Expresses a clear base, middle, and top, with durable
materials and high-quality architectural detailing.

+ Plays a central role in meeting downtown residential
and employment density goals.

Building Type Standards

Building Dimensions Form
Ground-floor 15 ft (at Ensures active use at « 4-8stories
height (min) street- ground level while

+ Larger massing; requires articulation and upper-

; facing a“°W”;f$ residential or story stepbacks, generally above the fourth story, to
rontages) office above minimize canyonization effect on public spaces
Uses Frontage

« Mixed-use, office, or multifamily residential + Active and transparent at ground level

+ May include structured parking or civic/institutional + Multiple entrances and frontage breaks

space o Build-to-line or shallow setback

lllustrative Examples
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Building Type Characteristics

Aliner building is a narrow building type designed to
conceal parking structures, service areas, or podiums
with active uses that maintain a continuous, pedestrian-
oriented street edge.

« Typically two to six stories in height and limited in
depth, extending horizontally along the street frontage.

« Accommodates active uses such as retail, office,
residential, or live/work spaces.

« Frames streets and public spaces by preventing blank
walls and reinforcing pedestrian interest.

+ Plays acritical role in preserving a continuous
streetwall in areas where structured parking is
necessary.

« Commonly paired with shopfront, office, or live/work
units at the ground floor.

Building Type Standards

Building Dimensions Form
Ground-floor 16 ft Ensures adequate « Shallow depth (often 30-40 feet)
height (min) depth and VISIl:.')IlIty . 2-6stories
when wrapping
parking or service « Attached or semi-attached
areas

Uses Frontage

« Commercial, residential, or live/work + Continuous, activated edge

+ Designed to screen structured parking or service + Shopfront, stoop, or porch entries depending on

areas context

« Zero to shallow setbacks

lllustrative Examples
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Building Type Characteristics

A shopfront building is a flexible mixed-use building type
characterized by ground-floor commercial or civic uses
with large storefront windows and direct sidewalk access,
supporting active street life and walkability.

« Typically two to four stories in height, with residential,
office, or hospitality uses located above the ground
floor.

« Aligns closely with the sidewalk to define a continuous
street edge and reinforce a pedestrian-oriented public
realm.

« Frames streets and public spaces and is commonly
paired with shopfront or civic ground-floor frontages
along active corridors.

+ Features high ground-floor transparency and a
frequent rhythm of entries suitable for retail, festival
streets, and civic frontages.

« Serves as a key building type along corridors such as
Mary Avenue, Calle Dos, and primary frontages in Waco
Square and the Sports and Entertainment District.

Building Type Standards

Building Dimensions Form
Ground-floor 16 ft Supports retail, dining, « 2-4stories
height (min) and tra‘nsparent « Aseries of bays with tall first-floor ceilings
facades with generous
proportions + Canstand alone orin arow
Uses Frontage
« Ground-floor retail, food, or publicly accessible + Transparent ground floor

SRl + Intuitive entries, recessed, flush, or otherwise

+ Upper story commercial, office or residential « Minimal or zero setback

lllustrative Examples
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Live-Work Building

Building Type Characteristics

Alive-work building combines residential space with
a ground-floor workspace or small commercial use,
allowing residents to live and work within the same
building while maintaining a strong relationship to the
street.

« Typically two to four stories in height, with work or
flexible commercial space located at the ground floor
and residential space above or behind.

+ Features direct, street-facing entries that support
frequent activation and pedestrian engagement.

« Frames streets and public spaces and is commonly
paired with shopfront-style or flexible ground-floor
frontages.

+ Designed to accommodate small businesses, studios,
or professional services without the intensity of full
retail.

« Well-suited for transitional areas, neighborhood-
serving corridors, and locations adjacent to residential

Building Type Standards blocks.
Building Dimensions Form
Ground-floor 12 ft Allows workspace, « 2-3stories
height (min) gallerles', or sma!l « Typically narrow and attached or semi-attached
commercial use with
residential flexibility  Adaptable floorplates; may include internal vertical
separation
Uses Frontage
« Ground floor: studio, office, retail, or maker space « Individual entries with stoops, porches, or recessed
« Upper/back: residential (must be occupied by doors
owner or tenant) + Moderate setbacks depending on street type

+ Ground-floor transparency encouraged if office or
commercial

lllustrative Examples
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Building Type Characteristics

Atownhouse is a narrow, multi-story residential building
arranged in attached or closely spaced rows, providing
walkable, fine-grained urban housing with individual
street-facing entries.

« Typically two to three stories in height and residential
in use.

+ Features individual entries defined by stoops, porches,
or small forecourts that create a clear transition
between public and private space.

+ Maintains an intimate building scale appropriate for
quieter residential streets and pedestrian-oriented
blocks.

+ Frames streets and public spaces while reinforcing a
residential character at the ground floor.

« Well-suited for transitional areas, residential edges
of civic spaces, and locations where lower-scale
development is appropriate.

« May be combined with other building types to create

Building Type Standards diverse but cohesive block patterns.
Building Dimensions Form
Ground-floor 10 ft Maintains livable « 2-3stories
height (min) re§|dent|alscale; IR « Narrow footprint on individual lots
include stoops or
porches « Typically attached in a row

Uses Frontage

« Primarily residential « Stoops or small porches

« Occasional live/work or home office « Direct sidewalk entries

« Moderate setbacks with privacy transitions

lllustrative Examples
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Building Type Characteristics

A civic building accommodates public institutions,
cultural venues, performance spaces, and other
community-serving uses, and is designed to serve as a
visible landmark and gathering place within Downtown.

« Includes facilities such as libraries, cultural and
performing arts venues, convention facilities, and
future public or community institutions.

« May vary widely in height and footprint depending on
program and site conditions.

+ Designed with a strong architectural presence that
reflects its public role and civic importance.

« Frames streets and public spaces and is commonly
paired with civic or active ground-floor frontages,
including transparent facades and prominent
entrances.

« Incorporates forecourts, plazas, festival streets, or
greenway connections to support public use and

activity.
o « Often anchors major open spaces and serves as a focal
Building Type Standards point within its block or district.
Building Dimensions Form
Ground-floor Varies Depends on + Varies widely by program
height (min) (recommgnded program, but + Often designed as a freestanding structure
16 ft min) typically generous
ceiling heights and - Emphasizes hierarchy, distinctive character, or other
public presence form of landmark status
Uses Frontage
+ Public orinstitutional functions (e.g. library, school, « Grand entry, plaza, or forecourt

museum, community hall) « Clear pedestrian access

+ Flexible setback depending on site and context

lllustrative Examples
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The following pages set forth a set of six Frontage Types for the Downtown Districts, describing typical characteristics and
standards for each type.

Frontage Type - Stoop

A small raised entry with steps or a landing, typically
used for residential units, providing a transition between
private interiors and the public sidewalk. =

Frontage Type Standards — ) T [

Dimensions

Width, clear 4'min -
Depth, clear 4'min 0

Stoop wall height, clear 4' max (B _
Standards (C) =

Stoops shall be at least 18” above the sidewalk and shall
directly connect to the sidewalk.

Stoops shall have a railing or wall, a covering, or be at
least 18” above the adjacent walkway or driveway.

Frontage Type - Porch

A covered, ground-level or raised outdoor space that
extends the front of a building, enhancing public realm
engagement with a semi-private buffer.

Frontage Type Standards

Dimensions

Width, clear 8' min

Depth, clear 6' min Q
Railing height, clear 4" max G
Standards G

Porches shall be at least 18” above the sidewalk and
shall directly connect to the sidewalk.

[ ’“ﬁ/'pji

)

Porches shall include a roof covering a minimum of 50
percent of the porch depth. —
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Frontage Type - Storefront

A commercial frontage with large storefront windows, | ‘
minimal setbacks, and direct access from the sidewalk, —
supporting active ground-floor uses. | = l

Frontage Type Standards ' ‘

Dimensions -
Depth of recessed entry 5' max

Sill height 3' max (A)

Standards e

Awnings or canopies may be provided for shade and
weather protection along storefronts.

Storefront design should maintain a strong visual
connection between interior spaces and the sidewalk
through windows and doors.

Residential grade windows are not permitted.

Frontage Type - Terrace or Forecourt

A terrace or forecourt frontage provides a modestly
elevated or recessed outdoor area at a building entry. S IS ‘ I
This frontage type is appropriate where outdoor seating, \‘ - (

gathering space, or a transition between public and VIS } [ —

private space is needed. Along pedestrian-oriented retail 1
streets, terraces and forecourts should be limited and 5SS
designed to maintain clear, direct access between the I T d
sidewalk and storefront entrances.

Frontage Type Standards

Dimensions

Depth of platform, clear 8' min

Finished height above sidewalk 4" max Q
Standards G

Low walls used as seating are encouraged.

Frequent steps up to the terrace are required to
maximize access and avoid blank walls along the
sidewalk.

CONSOLIDATED DRAFT - 01272026 D




Building Standards -3

Frontage Type - Arcade

An arcade is a covered pedestrian passage located at the _—
ground floor of a building, typically supported by columns _
or piers along the building frontage.
Frontage Type Standards

Dimensions ; —

Opening width, clear 8' min

Depth, clear 6' min Q

Ground floor height, clear  see Building Type

Standards

Arcades shall maintain a clear and continuous
pedestrian passage along the building frontage. Non-
permanent elements such as café seating, movable
furniture, or planters may be permitted, provided a
clear walking path is maintained.

Arcades are best suited to dining and active uses; where
retail uses are located within arcades, storefront design
should maintain visibility and direct connection to the
adjacent sidewalk.

Frontage Type - Gallery

Araised porch that provides additional living space for
upper floor uses, with access solely from the interior of a
building. A gallery may be roofed or uncovered and may
be projecting or be integral to the building.

Frontage Type Standards

Dimensions
Width, clear 8' min
Depth, clear 6' min e

Ground floor height, clear
Height
Standards

see Building Type

1 story max

(B)
(C)
(D)

Galleries shall be supported from below by a porch,
arcade, or other structure; or visually supported by
brackets, corbels, or beams along its full depth.
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COMMENTARY:

This section establishes building design standards that apply across all downtown subareas, focusing on ten

key topics essential to shaping high-quality, walkable urban form. These standards are adapted from multiple
sources, including the 2008 Waco Downtown Design Guidelines, best practices from cities like South Bend, and most
importantly, the Waco Downtown Master Development Strategic Roadmap (2023). While the Roadmap outlines a
wide range of design goals, this section distills and formalizes the highest-priority topics into enforceable standards
that are clear, actionable, and easy to administer. Each standard is organized by intent and framed using plain
language to support consistency across subareas, while still allowing flexibility for district-specific expression.
Together, these standards ensure that buildings actively contribute to the public realm and reinforce the distinctive
character of each neighborhood within Downtown Waco.

5.5.1 Building Orientation
A. Intent

Buildings should be oriented to promote walkability, reinforce public spaces, and create welcoming, human-
scaled frontages. The primary objective is to frame streets and civic spaces with active, engaging building
forms that contribute to a safe and attractive pedestrian environment.

B. Standards

1.

Primary Orientation
Buildings shall orient their main entrance and front facade toward the primary adjacent street or public
space.

. Corner Lots

Buildings on corner lots shall address both street frontages, either with two activated facades or a wrapped
corner design.

. Public Space Frontage

Buildings that face public open spaces, parks, or greenways shall treat those edges as primary frontages
in addition to other front facades and apply the same standards for activation and transparency as street
frontages.

. Service Location

Service areas, utilities, and blank walls shall be located away from primary frontages and screened from
public view.

. Setback Zone Use

Setback zones along frontages shall be treated as extensions of the public realm and may include
landscaping, outdoor seating, or patios, but shall not include parking.
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5.5.2 Frontage Composition
A. Intent

The composition of frontages should enhance the character of the street, encourage pedestrian activity, and
ensure a visually engaging public realm. Frontages should reflect the use and context of the building while
maintaining a consistent rhythm and quality of materials.

B. Standards

1. Defined Frontage Zone
The building facade shall occupy the majority of the required setback zone, with allowances for breaks as
defined in the district standards.

2. Transparency
Ground-floor street-facing facades shall include a minimum percentage of transparent glazing, as specified
in the transparency standards.

3. Entry Frequency
Primary building entrances shall be located at regular intervals to support pedestrian access and shall be
clearly visible from the street.

4, Articulation
Facades shall include architectural features such as windows, projections, material changes, or pilasters at
regular spacing to avoid long blank walls and establish visual rhythm.

5. Frontage Type Coordination
Each frontage shall correspond to one of the allowed frontage types in the district and comply with the
associated dimensional and design standards.

5.5.3 Facade Transparency
A. Intent

Transparent ground-floor facades support safety, comfort, and economic activity by creating visual
connections between interior spaces and the public realm. Windows and clear glazing encourage engagement
and allow buildings to contribute to a lively pedestrian environment.

B. Standards

1. Minimum Transparency
Ground-floor fagades facing a public street or public space shall provide a minimum of 50 percent clear
glazing between two and ten feet above sidewalk grade.

L O

N O I O O O e O
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2. Upper-Story Transparency
Upper-story facades facing a public street or open space shall provide a minimum of 25 percent window
coverage per floor.

3. Window Design
Windows shall be transparent and shall not be mirrored, heavily tinted, or obscured by interior shelving,
film, or display that limits visibility.

5.5.4 Ground-Floor Activation
A. Intent

Ground-floor design plays a central role in shaping the pedestrian experience. Active uses, frequent entries,
and engaging design help animate the street edge and encourage foot traffic, social interaction, and retail
vitality.

B. Standards
1. Permitted Active Uses

Ground-floor spaces facing public streets shall include active uses such as retail, food service, lobbies, civic
entries, live/work units, or residential entries.

2. Entry Frequency
Street-facing facades shall include a building entrance at least every 50 feet, unless otherwise specified by
the frontage type.

3. Floor Height
The ground floor of mixed-use or commercial buildings shall have a minimum floor-to-ceiling height of 16
feet to support flexibility of use. See also the minimum heights for building types specified in § 5.3.

AN IR

-~

50' Max
16'M ==
n 50' Max
-

4. Interior Visibility
The layout of ground-floor spaces shall ensure interior activity is visible from the street. Storage rooms,
mechanical equipment, or restrooms shall not be located directly behind primary storefront glazing.

5. Public-Private Interface
Transitions between sidewalk and ground-floor space may include recessed entries, awnings, outdoor
seating, or landscaped setback zones, as permitted by frontage type.
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5.5.5 Facade Articulation
A. Intent

Facade articulation adds interest, rhythm, and scale to building frontages, improving the pedestrian
experience and preventing large, monotonous surfaces. These design strategies help buildings relate more
effectively to both their urban context and human scale.

B. Standards

1. Facade Relief
Buildings shall incorporate facade depth and relief through features such as recessed or projected entries,
balconies, window reveals, awnings, or other architectural elements.

2. Vertical Articulation
Buildings shall include vertical divisions such as columns, pilasters, bays, or window groupings at intervals
of no more than 30 feet along any street-facing facade.

3. Horizontal Articulation
Buildings over two stories in height shall include horizontal expression lines (such as cornices, belt courses,
or changes in material) that visually differentiate the ground floor from upper stories.

4, Material Variation
Facades shall include a minimum of two visually distinct materials or finishes along each primary street
frontage.

Vertical Articulation

— Facade Relief

Horizontal Articulation

5. Blank Wall Prohibition
Street-facing facades shall not include any uninterrupted wall plane exceeding 20 feet in horizontal length
without a change in plane of at least 12 inches or a visually significant design element.

6. Corner Emphasis
Buildings located on corner lots shall include special architectural treatment at the corner, such as a
chamfered or curved corner, enhanced entry, additional height, or material emphasis.
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5.5.6 Materials and Detailing
A. Intent

The use of high-quality, durable, and well-composed materials reinforces the character of Downtown Waco
and ensures that buildings contribute positively to the public realm. Materials and detailing should support
a consistent, human-scale architectural language while allowing room for creativity and contemporary
expression.

B. Standards

1. Primary Materials
The primary materials for all facades visible from a public street or open space shall be limited to masonry
(brick, stone, or cast stone), fiber cement panel, architectural precast concrete, or stucco with a smooth or
lightly textured finish.

2. Prohibited Materials
The following materials shall not be used on any facade visible from a public street or public space: vinyl
siding, reflective glass, faux stone (e.g., EIFS with stone appearance), plywood panel systems, or corrugated
metal (except as limited accent material). Painted concrete block is prohibited unless integrally colored and
burnished.

3. Material Transitions
Transitions between different materials shall occur at logical break points in the building massing—such as
at an inside corner, structural column, or floor line—not at arbitrary vertical seams.

4. Durability at Base
The ground-floor facade up to a height of 36 inches shall be constructed of durable materials resistant to
damage and staining, such as stone, brick, or architectural concrete, or provide reasonable buffer by other
means, such as planter beds, signage, etc. that would prevent damage and staining..

5. Architectural Detailing
Buildings shall include visible detailing such as lintels, sills, cornices, belt courses, reveals, and similar
features to provide depth, shadow, and richness at the street level.

6. Color Palette
Color schemes shall be composed of complementary tones with no more than three primary facade colors
per building. Bright or fluorescent colors may only be used as limited accents.

7. Mechanical Screening
All mechanical equipment, vents, and utility connections visible from the public realm shall be screened
with materials compatible with the building facade and integrated into the overall composition.

5.5.7 Rooflines
A. Intent

Rooflines should contribute to a visually coherent streetscape, reinforce building form, and effectively conceal
mechanical equipment. Variation and detailing should support building articulation without introducing
unnecessary complexity.

B. Standards

1. Roof Form
Roofs shall be consistent with the building’s overall architectural character, with flat or shallow-pitched
roofs preferred for most commercial and mixed-use buildings.
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2. Screening of Equipment
Mechanical equipment located on rooftops shall be fully screened from view using parapets or
architecturally integrated enclosures.

3. Parapets and Coping
Parapets shall be used where needed to create a clean edge and conceal roof-mounted equipment; coping
details shall be used to provide a finished appearance.

4. Sloped Roofs
Where sloped roofs are used, they shall be designed with consistent pitch and materials; overhangs shall be
scaled appropriately to the building and contribute to shading where applicable.

5.5.8 Structured Parking Design
A. Intent

Parking structures should be designed as integral parts of the urban environment, minimizing negative visual
impacts and supporting pedestrian activity through proper ground-floor treatment.

B. Standards

1. Ground-Floor Activation
Parking structures shall include active uses or liner buildings along any frontage facing public streets,
pedestrian ways, or civic spaces. Where active uses or liner buildings are not feasible due to site constraints,
structured parking may be screened in lieu of a liner building, provided such screening is designed as an
architectural extension of the primary building and incorporates a combination of materials, openings, and
detailing that maintain pedestrian interest.

2. Entry Location
Vehicular entrances to structured parking shall be located on access streets where possible and shall not
dominate street frontages.

3. Lighting and Screening
Lighting within structured parking shall be screened or designed to avoid glare visible from the public
realm.

5.5.9 Screening and Service Areas
A. Intent

Service functions, utilities, and mechanical equipment shall be screened from view and located to minimize
their impact on the public realm and adjacent properties.
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B. Standards

1.

Location of Service Areas
Dumpsters, loading areas, and mechanical equipment shall be located to the side or rear of buildings and
not along primary frontages.

. Screening Design

Service and utility areas shall be screened using materials that match or are compatible with the primary
building.

. Overhead Doors and Bays

Loading bays or overhead service doors shall not face streets classified as Type A or Type D, unless fully
screened and integrated into the building design.

. Wall-Mounted Equipment

Wall-mounted HVAC or utility equipment shall be located away from primary frontages or pedestrian
corridors and screened by architectural elements or landscaping.

5.5.10 Building Additions and Adaptive Reuse
A. Intent

Additions and renovations should reinforce the positive characteristics of existing buildings while allowing for
contemporary interventions that enhance usability and functionality.

B. Standards

1.

Compatibility
Additions shall be compatible with the scale, proportions, and materials of the existing building, without
replicating historic elements in a false or stylistic manner.

. Setback Transitions

Where existing buildings do not meet current setback standards, additions shall attempt to bring the
building closer to compliance.

. Facade Retention

When feasible, existing primary facades shall be preserved or sensitively rehabilitated, particularly if
contributing to the district’s character.

Modern Interventions
Contemporary materials or detailing may be used in additions when clearly differentiated from the original
structure and designed to complement the overall form.
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9.6 ALLOWED ENCROACHMENTS

Encroachment Allowed distance outside sethack zone (ft) Notes
Stoop 6’ Must maintain 3 ft clear path to
sidewalk; must be uncovered or
open-sided
Porch 10 Must be open on at least 2 sides;

may be roofed; columns allowed

Awning/canopy 6’ Must be at least 8 ft above
sidewalk; may not interfere with
street trees/lights

Balcony (upper floor) 5 Must be at least 10 ft above grade;
may include decorative railings
Bay window/projection 5 Max width 8 ft per projection;
must be part of primary facade
articulation
Outdoor seating (shopfront) Into full setback and onto sidewalk (if Subject to [outdoor dining permit],
permitted) must maintain minimum clear path

per public works standards

Stairs/ramps (accessibility) As needed to meet Texas Accessibility May encroach into setback if no
Standards other feasible access route exists
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6.11 Purpose
The article identifies the land uses allowed in Waco’s zoning districts and establishes definitions and additional standards
that apply to certain uses with unique characteristics or impacts.

6.2 APPLICABILITY

6.21 Organization
§ 6.3: Use Table, lists uses allowed by zoning district and provides cross-references to applicable use-specific standards.

Explanation of Table Abbreviations

Uses Permitted By-Right

A@ in a cell indicates that the use is permitted by-right
in the respective zoning district. Permitted uses are
subject to all other applicable regulations of this code.

Uses Requiring a Special Use Permit
A . in a cell indicates that the use is only permitted in
the respective zoning district with approval of a Special

Use Permit pursuant to § 28-122, Criteria for Special

Permits.

Prohibited Uses
An “-” indicates that the use is prohibited in the
respective zoning district.

Accessory Uses

An “A” in a cell indicates that the use is only permitted in
the respective zoning district as an accessory use. If the
letter “A” is accompanied by the symbol @ in the same
cell, the use is only permitted in the respective zoning
district as an accessory use and requires approval of

a Special Use Permit pursuant to § 28-122, Criteria for

Special Permits.

Use-Specific Standards

A use permission that includes an “*” indicates that

a use specific standard applies to that land use in the
respective zoning district. Regardless of whether or not a
use is allowed by right or with approval of a Special Use
Permit, additional standards may be applicable to that
use. Use-specific standards are identified and cross-
referenced in the last column of the table.

Table Organization

In § 6.3: Use Table, land uses and activities are classified
into general use categories and specific use types based
on common functional, intensity, product, or physical
characteristics such as the type and amount of activity,
the type of customers or residents, how goods or services
are sold or delivered, and site conditions.

€k

The use categories (such as “Residential) are intended
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as an indexing tool and are not regulatory; however, the
use types and definitions (such as Dwelling, Duplex”

and “Assisted Living Facility”) within the category or
subcategory are regulatory. This classification provides a
basis for consistently assigning present and future land
uses into appropriate zoning districts. This classification
does not list every use or activity that may appropriately
exist within each use category. In those instances, § 6.2.1,
Classification of New and Unlisted Uses establishes the
process for use determination.

Use for Other Purposes Prohibited

Approval of a use listed in § 6.3: Use Table, and
compliance with the applicable use-specific standards
for that use authorizes that use only. Buildings and
structures shall not be erected, altered, or enlarged
except for the uses listed in § 6.3: Use Table.

Required Licenses, Permits, and Operation

Rules

« All uses required by any unit of local, state, or federal
government to have an approval, license, or permit to
operate are required to have that local, state, or federal
approval, license, or permit in effect at all times, and
failure to do so is a violation of this code.

« All uses subject to the operational standards of a
local, state, or federal government agency, including—
without limitation—the regulations contained in the
Code of Ordinances, shall operate in compliance with
those standards and regulations at all times, and
failure to do so is a violation of this code.

Classification of New and Unlisted Uses

The following procedure shall apply if an application is
submitted for a use type that is not specifically listed in

§ 6.3: Use Table. Submission and approval of such an
application shall be required prior to approval of any
permit or development approval associated with the use.

Director Interpretation of Appropriate Use Type
The Director shall determine the appropriate use type
for the proposed use pursuant to the procedures in &


https://library.municode.com/tx/waco/codes/code_of_ordinances?nodeId=PTIICOOR_CH28ZO_ARTIIAD_DIV6AMSUCHZOORSPPE_S28-122CRSPPE
https://library.municode.com/tx/waco/codes/code_of_ordinances?nodeId=PTIICOOR_CH28ZO_ARTIIAD_DIV6AMSUCHZOORSPPE_S28-122CRSPPE
https://library.municode.com/tx/waco/codes/code_of_ordinances?nodeId=PTIICOOR_CH28ZO_ARTIIAD_DIV6AMSUCHZOORSPPE_S28-122CRSPPE
https://library.municode.com/tx/waco/codes/code_of_ordinances?nodeId=PTIICOOR_CH28ZO_ARTIIAD_DIV6AMSUCHZOORSPPE_S28-122CRSPPE
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7.2.6.C, Appeal of Administrative Decision Procedure. In
making such determination, the Director shall consider
the potential impacts of the proposed use including
the nature of the use and whether it includes dwellings,
sales, processing, or storage; and typical operations,
employment characteristics, impact on adjacent
properties, intensity nuisances, parking demands,
requirements for public utilities, and transportation
requirements.

Uses and Use-Specific Standards Requiring a Code Text
Amendment

In making a determination on a new or unlisted use, the
Director may determine that such new or unlisted use
requires a text amendment of this code. The Director may
also determine that code text amendments for additional
use-specific standards are necessary to reduce potential
impacts to surrounding properties or the community.
Code text amendments shall follow the procedures

in Chapter 28, Division 6 Amendments, Supplements,
Changes of Zoning Ordinance; Special Permits.

Appeal of Director’s Determination

An appeal of the Director’s determination shall be made
pursuant to the proceduresin § 7.2.3.H, Appeal of an
Administrative Decision.
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Applicable Districts 0ff-Street Parking Required /

Residential Uses

Household living
Dwelling, live-work
Dwelling, multifamily

Dwelling, single-family (attached)

DT-BB DT-WS DT-MA DT-SE Other

1 space/unit

Public, Institutional, and Civic Uses

Adult and child care facilities

Day care center, adult or child

Community and cultural facilities

Clubs, lodges, fraternities and
sororities

Cultural facilities

Health, physical and cultural services
Parks, playgrounds, and open space
Public facilities

Religious institutions

Communication Facilities

1 space per4 persons maximum
occupancy per Building code

1 space/
500 sf of GFA
(not required for open space)

Wireless communication facilities

Wireless communication facilities,
building-mounted (stealth or non-
stealth)

Article 5
Division 6

Industrial Uses

Industrial services
Manufacturing, artisan
Utilities

Public utility, minor

Use Allowances: . Permitted
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1 space/
. . . . 500 sf of GFA
’ ’ ’ ’ n/a

. Special Permit

. Permitted subject
to Conditions

A Permitted as
Accessory Use


https://library.municode.com/tx/waco/codes/code_of_ordinances?nodeId=PTIICOOR_CH28ZO_ARTVSUDIRE_DIV6WICOSY
https://library.municode.com/tx/waco/codes/code_of_ordinances?nodeId=PTIICOOR_CH28ZO_ARTVSUDIRE_DIV6WICOSY

Y Uses Allowed

Applicable Districts 0ff-Street Parking Required /
Accessory Uses DT-BB DT-WS DT-MA DT-SE Other
Accessory uses
Parking facility, private A ‘ A ‘ A ‘ A ‘ n/a
Storage, enclosed facility A ‘ A ‘ A ‘ A ‘ n/a

Commercial Uses

Agricultural and animal-related

services
Agriculture, commercial () () () () n/a
Food and beverage establishments
Beer and wine sales, off-premise . .
consumption 1space /
Brewpub, distillery, or winery o o 350 sf of GFA
Restaurant [ ] [ ]
Lodging facilities

Hotel, full service

1 space per guestroom, plus 1 space
per 300 sq. ft. of conference, banquet,
or meeting space

Short term rental type |

Short term rental type Il

Office, business, and professional

services

Bank or financial institution () () () () 1L e
Personal services

Personal services, general ’ ’ ’ ’ 1 space /

Laundromat, self-service () [ ) [ ) () 400 sf of GFA
Retail Sales

Retail sales, less than 15,000 square 1space/

feet GFA . . . . 400 sf of GFA
Vehicles, Repair and Equipment

Parking facility . . . . n/a

Use Allowances: . Permitted A Permitted as . Permitted subject . Special Permit
Accessory Use to Conditions
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6.4 USE DEFINITIONS

Residential Uses

Household Living

Uses characterized by residential occupancy of a
dwelling unit by a “Family.” Common accessory uses
include accessory dwelling units, recreational activities,
raising of household pets, personal gardens, personal
storage buildings, hobbies, and resident parking. Specific
use types include:

Dwelling, Live-Work
A dwelling unit containing an integrated living and
working space in different areas of the unit.

Dwelling, Multifamily

One or more buildings or portion of buildings on a

single lot or tract that contains three or more individual
dwelling units, where each unit is occupied by one family
living independently of each other and maintaining
separate cooking facilities and where each unit has an
individual entrance to the outdoors or to a common
hallway. This definition includes condominium units as
defined by the Texas Property Code.

Dwelling, Single-Family (Attached)

Three or more single-family dwelling units that are
attached side by side under one roof that share a
common vertical side or rear wall reaching from the
building foundation to the roof structure, each of which
is occupied by one family on its own lot or tract. This
definition includes townhouses and “Zero-Lot-Line
Dwelling (Attached)”.

Public, Institutional, and Civic Uses
Adult and Child Care Facilities

Uses in this category include temporary care facilities
on a less than 24-hour basis for adults and children of
varying ages. Activities include supervision, education,
and recreation for care facility participants. Accessory
uses commonly include recreation, personal storage
buildings, and parking.

Day Care Center, Adult or Child

A facility, other than a “community home I or I1,”
“convalescent or rest homes,” or “licensed group homes,”
where children, elderly, and/or functionally impaired
adults receive care from a provider for a period of less
than 24 hours per day. The term “Day Care Center”
includes but is not limited to the following: nursery
schools, child care centers, kindergartens and play
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groups; but does not include kindergartens accredited
or recognized by the Texas State Board of Education

or that are supported in whole or in part by state tax
funds. A “Day Care Center” exempt from state licensing
requirements shall provide proof of exemption.

Community and Cultural Facilities

Uses including buildings, structures, or facilities to
provide a service to the public. Accessory uses may
include limited retail, concessions, parking, and
maintenance facilities. Specific use types include:

Clubs, Lodges, Fraternities and Sororities

A nonprofit membership organization that holds regular
meetings, whose members pay dues, which is organized
for a common interest, usually cultural, civic, religious,
or social, and that has formal written membership
requirements. A “club, lodge, fraternity and sorority”
may, subject to other regulations controlling such

uses, maintain dining facilities; engage in professional
entertainment for the enjoyment of members and their
guests; or store, sell, possess, or serve any alcoholic
beverage permitted by the law of the State of Texas and
the City.

Cultural Facilities

An establishment operated as a repository for a
collection of nature, scientific, religious, education,
literary curiosities, or objects of interest or works of
art, not including the regular sale or distribution of the
objects collected. A cultural facility may also include
meeting rooms, offices for museum personnel, retail
sales of goods that are related in topic with the primary
purpose of the museum, and similar support facilities.

Parks, Playgrounds, and Open Space

Land designated for parks, recreation, civic gathering, or
open-space purposes, regardless of whether it is publicly
or privately owned or open to the general public.

Public Facilities

Any noncommercial public building containing uses for
the purpose of promoting the general health, safety, and
welfare of the citizens of Waco. This definition includes,
but is not limited to fire stations, government offices,
libraries, police stations, and recreation centers.
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Public, Institutional, and Civic Uses (cont)

Religious Institutions

Structures and outdoor or indoor facilities used for public
worship and accessory educational, cultural, and social
activities. Accessory uses may include offices related

to the operation of the organization, meeting rooms,
columbariums, and similar support facilities.

Communication Facilities

Wireless Communication Facilities

A facility used to provide personal wireless services

as defined at 47 U.S.C. § 332(c)(7)(C); or wireless
information services provided to the public or to such
classes of users as to be effectively available directly

to the public via licensed or unlicensed frequencies;

or wireless utility monitoring and control services. A
wireless communications facility includes an antenna

or antennas, including without limitation, directional,
omni-directional and parabolic antennas, support
equipment and their permitted supporting structure,
but does not include the support structure to which

the wireless communications facility or its components
are attached if the use of such structure for the wireless
communications facility is not the primary use. The
term does not include commercial television, radio,
microwave towers, ham radio operations, or mobile
transmitting devices used by wireless service subscribers,
such as vehicle or handheld radios/telephones and their
associated transmitting antennas.

Wireless Communication Facilities, Building-Mounted
AWCF that is mounted on a building or on the roof a
building with a primary purpose to be a use other than as
an antenna support structure.

Wireless Communication Facilities, Stealth Building-
Mounted

A WCF that is mounted on a building or on the roof a
building with a primary purpose to be a use other than
as an antenna support structure that is incorporated into
the structure in such a way as to camouflage the antenna
and support structure.

Industrial Uses

Industrial Services

Uses in this category include the extraction of raw
materials, small-scale manufacturing activities, and
limited transportation activities. Contractors and similar
uses perform services off-site. Few customers come to
the site. Accessory activities may include sales, offices,
parking, and storage.

Manufacturing, Artisan

An establishment or business where an artist, artisan,
or craftsperson teaches, makes, or fabricates crafts

or products by hand or with minimal automation and
may include direct sales to consumers. This definition
includes but is not limited to small-scale fabrication,
manufacturing, and other small-scale, low-impact
industrial uses and processes such as welding and
sculpting.

Utilities

Uses including all lines, buildings, easements,
passageways, or structures used or intended to be used
by any public or private utility related to the provision,
distribution, collection, transmission, or disposal of
power, oil, gas, water, sanitary sewage, communication
signals, or other similar public services at a local level.
Specific use types include:

Public Utility, Minor

Includes activities and facilities necessary to support the
principal (major) utility facility including, but not limited
to, conduits, drains, hydrants, lines, meters, poles, pipes,
transformers, and transmission lines use to distribute
and transmit electrical power, gas, water, and other
public utilities.

Accessory Uses

Parking Facility, Private

Afacility incidental to a principal use that is below and/
or above grade, constructed and used for the parking of
motor vehicles.

Storage, Enclosed Facility
The incidental keeping of goods, materials, or equipment
in a location enclosed by walls and a roof.

Commercial Uses

Agricultural and Animal-Related Services

This category includes agricultural and farming activities,
including nurseries and facilities for processing and
selling agricultural products. Agricultural uses involve
farming, dairying, pasturage, apiculture, horticulture,
floriculture, viticulture, and animal husbandry. Animal-
related uses include the boarding and care of animals

on a commercial basis. Accessory uses may include
confinement facilities for animals, parking, and storage
areas.

Agriculture, Commercial
The land use of animal husbandry, farming, cultivation
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of crops, dairying, pasturage, floriculture, horticulture,
viticulture, aquaculture, hydroponics, together with
necessary accompanying accessory uses, buildings, or
structures for housing, packing, treating, or storing said
products. This definition includes associated dwellings
for those involved in agricultural uses.

Food and Beverage Establishments

Uses in this category include establishments that serve
prepared food or beverages for consumption on or off the
premises. Accessory uses may include food preparation
areas, offices, and parking.

Beer and Wine Sales, 0ff-Premise Consumption

A licensed retail sales establishment selling packaged
and sealed alcoholic beer and wine for consumption
off-site.

Brewpub, Distillery, or Winery

A small brewery, cidery, distillery, or winery serving beer,
wine, or other alcohol for consumption on-site or sale

of the same for consumption off-site, but is not sold to
other drinking establishments or restaurants. A limited
quantity, up to 25 percent of total annual production,
may be sold to wholesalers. Such uses may operate

in conjunction with a bar, lounge, or tavern and/or a
restaurant.

Restaurant

A commercial establishment where food and beverages
are prepared, served, and consumed primarily within the
principal building.

Lodging Facilities

Establishments that provide lodging services for a
defined period of time with incidental food, drink, and
other sales and services intended for the convenience
of guests. Accessory uses may include food preparation
areas, offices, and parking. Specific use types include:

Hotel, Full Service

A building or group of buildings providing transient
lodging accommodations to the general public for
compensation for periods of time not exceeding 30
consecutive days that includes ancillary facilities and
services such as restaurants, meeting rooms, personal
services, recreational facilities, daily housekeeping
service, and 24-hour front desk service. The term “Hotel,
Full Service” does not include “Bed and Breakfast,
Residence Hotel,” or “Short Term Rental.”

Short Term Rental Type |
An owner or a designated operator occupied residential
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property where short term lodging is provided to only
one group at a time per dwelling unit. Non-conforming
single family residential properties that contain more
than one dwelling unit shall rent to only one group at a
time. The owner or a designated operator must reside in
the primary structure on the property and be present at
the property for the duration of any short term rental.

Short Term Rental Type Il

Asingle family or duplex residential property where short
term lodging is provided to only one group at a time per
dwelling unit. Non-conforming single family residential
properties that contain more than one dwelling unit

shall rent to only one group at a time. The property is

not part of a multi-family residential use. The owner ora
designated operator does not reside on the property or is
not present at the property for the duration of any short
term rental.

Office, Business, and Professional Services
Uses in this category provide executive, management,
administrative, governmental, or professional services,
but do not sell merchandise except as incidental to a
permitted use or provide individual services related to
personal needs directly to customers at the site of the
business, or that receive goods from or return goods to
the customer, which have been treated or processed

at that location or another location. Typical uses
include real estate, insurance, property management,
investment, employment, travel, advertising, law,
architecture, design, engineering, accounting, call
centers, and similar offices. Accessory uses may include
cafeterias, health facilities, parking, or other amenities
primarily for the use of employees in the firm or building.
Specific use types include:

Bank or Financial Institution

Afederal- or state-regulated facility that provides
financial and banking services to individuals and
businesses. These services may include deposit banking
and closely related functions such as making loans,
investments, and fiduciary activities. Accessory uses may
include automatic teller machines and offices.

Office

A building where services are provided and/or business
is conducted including administrative, professional,
governmental, or clerical operations. Typical examples
include fire service, ambulance, judicial court or
government offices, post office, real estate, political and
philanthropic offices, television and radio broadcasting,
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Commercial Uses (cont)

call centers, insurance, property management,
investment, financial, employment, travel, advertising,
law, architecture, design, engineering, accounting, and
similar offices. This use includes accessory uses such
as restaurants, coffee shops, health facilities, limited
retail sales, or other amenities primarily for the use of
employees in the business or building.

Personal Services

Uses in this category provide individual services related
to personal needs directly to customers at the site of the
business, or that receive goods from or return goods to
the customer, which have been treated or processed at
that location or another location.

Personal Service, General

Establishments primarily engaged in providing services
involving the care of a person or of the care or repair

of his or her personal goods or apparel. Personal
services usually includes but is not limited to: laundry
(including cleaning and pressing service), beauty
shops, barbershops, shoe repair, personal copying/
shipping services, health spas, licensed massage
therapy, photographic studios, tailor/seamstress shop,
indoor equipment/party/event rental, tanning salon,
bicycle and sports equipment repair, small appliance
repair, and similar uses. This definition does not include
“Laundromat, Self-Service” or “Commercial Laundry
Facility.”

Laundromat, Self-Service

An establishment providing washing or drying on the
premises for rental use where the patron may personally
supervise the washing and handling of their laundry. This
definition includes automatic, self-service only, or hand
laundries.

Retail Sales

Establishments engaged in selling goods or merchandise
to the general public for personal or household
consumption and rendering services incidental to the
sale of such goods. This use does not include any form of
retail sales or other use listed separately in this section.

Retail Sales, Less than 15,000 Square Feet GFA
A retail sales establishment with up to 15,000 square feet
of gross floor area.

Vehicles, Repair and Equipment
Uses in this category include a broad range of uses for
the maintenance, repair, sale, or rental of motor vehicles

and related equipment. Accessory uses may include
incidental repair and storage and offices.

Equipment Sales or Rental

The sales and rental of supplies and equipment primarily
intended for homeowner use and minor residential
gardening and construction projects, but not including
car or truck rentals. All maintenance of equipment shall
be conducted within an enclosed building.

Parking Facility

The ownership, lease, operation, or management of a
commercial surface parking lot, above-ground structure,
or below-ground structure in which fees are charged.
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COMMENTARY:

This article includes targeted updates to the Waco development review procedures. The intent is not to replace the
current procedures but rather to make targeted updates to areas of the zoning process where additional tools are
necessary to implement the Strategic Roadmap. The major new tools introduced are a mandatory preapplication
meeting, a Site Development Plan FBC Submittals review process (to supplement the existing Site Development
Plan), and a new special adjustment body to hear variance requests downtown.

11 APPLICABILITY

This article describes the review and approval procedures for land use and development applications in accordance with
the Form-Based Code. Unless specifically enumerated in the sections below, all other administrative procedures in the
Waco Code of Ordinances, Chapter 28, Zoning, Article Il, Administration, shall apply.

72 DOWNTOWN-SPECIFIC REVIEW PROCEDURES
7.21 Preapplication Meetings

COMMENTARY:

While preapplication meetings occur sometimes now in Waco, they are voluntary. The FBC draft proposes to make
them mandatory for new development and projects that meet the definition of “substantial renovation” in the FBC.
Additional discussion is necessary regarding whether any smaller projects should be exempted.

A. Purpose
The preapplication conference is intended to provide an opportunity for the potential applicant to meet
with staff to review applicable submittal requirements and review procedures associated with the proposed
application request.

B. When Required
An applicant for development within the Downtown Form-Based Code area shall be required to attend a
preapplication conference prior to submitting an application. A preapplication conference is required for all
new development and for substantial renovations, as described in §3.2.2. Substantial Renovation. For all other
applications, a preapplication meeting is optional.

C. Procedure
1. The applicant shall make a request for a preapplication conference with the Development Services
Department. Staff shall schedule the preapplication conference and notify appropriate staff and the
potential applicant of the time and location of the meeting.

2. To maximize the benefit of this meeting, the potential applicant shall submit a concept sketch and narrative
description of their proposal with the preapplication conference request.

3. Atthe meeting, staff will assist the potential applicant to identify key issues and concerns regarding
the proposed development project so the potential applicant may address them as part of their formal
application submittal. At the conclusion of the preapplication conference, City staff will summarize key
outcomes from the meeting and will provide a projection of anticipated development review timelines
based on the information presented at the meeting.

D. Conference Determinations
City staff attending the preapplication conference shall identify concerns or factors the applicant should
consider related to the scope, features, and potential impacts of the project as they relate to this Code,
adopted building or engineering standards, or other policies or regulations enforced by the City and/or other
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public entities. City staff shall also indicate to the extent possible whether additional approval procedures are
required for the proposed project, such as a variance or minor modification.

E. Effect
Any information or discussions held at the preapplication conference shall not be binding on the City or the
applicant. Discussions of potential conditions to mitigate impacts do not reflect actions by the decision-
making body until and unless a decision-making body takes formal action to attach that condition to a
development approval.

7.2.2 Changes and Amendments to the Zoning Map

A. Process
In accordance with Texas Local Government Code §211, all changes and amendments to the zoning map for
areas regulated by the Form-Based Code shall be reviewed and approved by the Plan Commission and City
Council following the procedure set forth in Chapter 28, Division 6 Amendments, Supplements, Changes of
Zoning Ordinance; Special Permits.

B. Criteria for Extensions and Modification to the Form-Based Code Boundary
In determining a request for extending or modifying the boundary of the Form-Based Code, the reviewing
body shall consider:

1. 1. Ifthe request furthers the purpose and intent of the adopted Downtown Master Development Strategic
Roadmap; or

2. Whether the extension would be contiguous to the existing Form-Based Code boundary.

7.2.3 Site Development Plan FBC Submittals

COMMENTARY:

Currently the Waco development review process involves submission of a Site Development Plan for all projects

to the Building Department, which then refers the application to other departments as necessary. The current
process likely does not allow for a full evaluation of some of the new standards introduced in the Form-Based Code,
particularly the design-oriented requirements.

The intent of this section is to supplement the existing Site Development Plan with an additional list of submittals
required for projects in the Downtown for review specifically by Planning staff (or a third-party reviewer) to ensure
design requirements of the FBC are met. A code amendment will not be required to Article IlI, Division 3, as there
will be no overlapping requirements with Site Development Plans. FBC submittals will look at building design,
orientation, and site layout while the balance of the Site Development Plan will look at infrastructure, stormwater,
landscaping and other horizontal elements of the development project.

A. Purpose
The Site Development Plan FBC Submittals (“FBC Submittals”) are intended to ensure compliance with the
development and design standards of this Form-Based Code and to encourage quality development reflective
of the adopted goals and objectives of the adopted Downtown Master Development Strategic Roadmap as an
additional piece to Site Development Plan approval process. In addition to addressing the standards of the
Form-Based Code, the FBC Submittals also ensures that proposed development applications address and
mitigate potential adverse impacts prior to issuance of a building permit.

B. Applicability
FBC Submittals are required for:

1. New construction of:
a. Nonresidential buildings; or

b. Residential buildings or sites resulting in three or more additional dwelling units; or
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2. Any project or modification meeting the definition of §3.2.2. Substantial Renovation.

C. Content of FBC Submittals
FBC Submittals shall at minimum contain the following materials to assist in an evaluation of whether the
proposal meets the requirements of the Form-Based Code:

a. Proposed building type and when mixed-use, identify the use of the first floor;

b. Proposed frontage type with the following dimensions:

i.  Width;

ii. Depth;

iii. Ground floor height

A calculation of lot coverage;

. Front, side, side street, and rear setbacks;

The height of the ground floor and a calculation of the area of the first-floor facade that is transparent;
The height of the building;

. The dimension of the building stepback, when applicable;

S g ™o a0

. The locations of building entrances and measurements which calculate the distance between such
entries;

i. Proposed external building materials; and,
jo Locations and dimensions of any proposed encroachments into the right-of-way;

k. Locations of bicycle parking with a dimension measuring the distance from the bicycle parking area to
an entrance of the building;

D. Concurrent Review
1. Site Development Plan
FBC Submittals may only be submitted along with a Site Development Plan. The FBC Submittals will be
approved along with the Site Development Plan approval and they will be reviewed as one submittal and
one application. The FBC Submittals will not be approved after the Site Development Plan.

2. Construction Plans
a. FBC Submittals may be submitted and reviewed concurrently with an application for construction plan
review. In such a case, the Director shall not decide on the construction plan approval until after the FBC
Submittals decision is made by the appropriate approval body.

b. The choice to submit construction plans concurrently with associated FBC Submittals is at the
applicant‘s discretion, and the applicant shall be responsible for making any necessary changes to the
construction plans based on the Site Development Plan approval.

E. Approval of FBC Submittals
1. Process
FBC Submittals shall be submitted concurrently as an addition to the Site Development Plan to the
Director of Development Services for review. The review process shall be conducted administratively and
the Director shall have the authority to approve, approve with conditions, or deny all plans. If a plan is
not approved, the applicant may appeal the decision in accordance with §1.5.3 Appeal of Administrative
Decision.

2. Criteria for Approval
All applications shall be reviewed and approved provided they comply with all applicable provisions of the
Form-Based Code.

F. Third-Party Review
The Director may identify the need for expert review by a third party of the FBC Submittals. The Director
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shall require such technical review to be paid for by the applicant. The selection of the third-party expert
shall be at the City's discretion. Based on the results of the third-party review, the City may require changes
to the application that comply with the recommendations of the expert. The expert review of the technical
submission shall address the following:

1. The accuracy and completeness of submissions;

2. The applicability of analysis techniques and methodologies;
3. Thevalidity of conclusions reached; and

4. Any specific technical issues designated by the City.

G. Post-Decision Actions and Limitations
1. No Building Permit without Approval
No building permit shall be issued until the Site Development Plan, FBC Submittals, and associated
construction plans have been approved pursuant to this subsection.

2. Minor Changes Allowed
Development authorized by FBC Submittals may incorporate minor changes from the approved plan
without the need for a new application, provided that the Director determines that the proposed changes:

a. Could be approved under the allowable administrative adjustments pursuant to § 7.2.4, Minor
Modification, had they been requested with the original application;

b. Comply with the standards of this Form-Based Code;
c. Are necessary to meet conditions of approval; and/or

d. Would not significantly alter the function, form, intensity, character, demand on public facilities, or
impact on adjacent properties as approved with the Site Development Plan.

H. Appeals of Administrative Decisions
In the event an FBC Submittals are not approved by the Director, the applicant may appeal the decision in
accordance with §1.5.3 Appeal of Administrative Decision.

7.2.4 Minor Modification

A. Purpose
The Minor Modification procedure allows adjustments, modifications, or deviations from certain numerical
standards of this Form-Based Code. Minor Modifications are intended to provide greater flexibility without
requiring a formal zoning amendment. The Minor Modification procedure is not a waiver of standards, but
rather a procedure for modifying standards up to a specified amount when circumstances or site conditions
warrant such modification.
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B. Table of Allowable Minor Modifications
An application for a Minor Modification may request only the types of modifications shown below.

Table 7.2-A: Table of Allowable Minor Modifications

FBC Standard

Allowable Modification
(maximum percentage)

Building Placement

Lot width, minimum 15%
Lot coverage, maximum 15%
Front setback, maximum 15%
Side building setback, maximum 15%
Rear building setback, maximum 15%

Building Form

Building height, maximum 10%
Building Components

Distance between entries, maximum 15%
Minimum landscaped area 5%

C. Limitations on Minor Modifications
The Minor Modification procedure shall not be used to:

1. Modify standards outside of this Form-Based Code;
2. Modify the uses or activities allowed on the property;

3. Modify the standards that apply to a specific use or activity, including dimensional and numerical
standards; or

4. Modify a standard that is already modified through a modification, variance, or other adjustment
procedure.

D. Minor Modification Procedure
1. Application
a. An application for a Minor Modification may only be submitted and reviewed as part of a concurrent
application for a Site Development Plan. Standalone Minor Modification applications shall not be
considered.

b. Multiple requests for eligible modifications pursuant to Table 7.2-A: Table of Allowable Minor
Modifications may be considered under the same Minor Modification application.

2. Review and Decision
When the request for a Minor Modification is submitted concurrently with and associated with an
application that requires approval by the Director, the Director shall review and approve, approve with
conditions, or deny the modification in accordance with the criteria in §7.2.4.F Review Criteria below.

E. Review Criteria
1. Inreviewing a request for a Minor Modification, the decision maker shall consider whether the Minor
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Modification would result in development that complies with or exceeds the intent of the standard being
modified and the overall intent of this Form-Based Code, and the extent to which the requested Minor
Modification:

a. Istechnicalin nature;

b. Compensates for an unusual site condition or circumstance not shared by surrounding properties in
general;

c. Meets all other applicable building and safety codes;

d. Benefits the City by protecting community assets, features, and sensitive areas in alignment with the
Comprehensive Plan;

e. Avoids creating adverse impacts to surrounding areas; and
f. The application of the standard without the modification would adversely affect the public and/or site

2. An application shall be approved if the application supports the criteria listed above, and the applicant has
provided any additional data and references, if requested by the Director of Development Services.

7.2.5 Variance

7.2.6

A.

Purpose

The Variance procedure provides a mechanism to authorize deviations from the development standards of this
Form-Based Code when it is demonstrated that such a Variance will not be contrary to the public interest or
the spirit of this Form-Based Code, where, owing to special conditions, literal enforcement of this Form-Based
Code will result in practical difficulties or unnecessary hardship.

. Applicability

Any property owner seeking relief from the Form-Based Code may request a variance when the strict
application of this code meet the criteria contained in §28-94 Variances authorized.

. Variance Procedure

Applications for a variance shall be submitted, considered, and acted upon pursuant to all provisions required
for variances generally in the City of Waco Code of Ordinances, specifically Chapter 28, Division 5 Variances and
Nonconforming Uses or Structures.

. Review Criteria

In reviewing a variance application within the Downtown, the Board of Adjustment shall evaluate the request
in accordance with the criteria outlined in §28-94 Variances authorized.

Appeal of Administrative Decision

A.

Purpose

The Appeal of Administrative Decision procedure is intended to establish a remedy whereby persons claiming
to have been aggrieved by a decision of the Director of Development Services or other administrative official in
administering this Form-Based Code may appeal that decision.

. Applicability

Any person may appeal a decision of the Director or other officer made in the administration or enforcement
of this Form-Based Code. Appeals shall be made to the appropriate body as indicated in §7.3 Review and
Decision-Making Bodies.

. Appeal of Administrative Decision Procedure

The process for appealing an administrative decision or interpretation of the Form-Based Code shall be
initiated when the aggrieved party submits a request formally appealing the Director’s determination in
accordance with §28-68 Appeal Procedure.

. Procedure for Appeals within the Downtown

A decision made pursuant to this Form-Based Code may be appealed pursuant to the procedure set forthin §
7.2.6.C, Appeal of Administrative Decision Procedure, as amended by the following procedures specific to the
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Downtown:

1. Appeals to decisions made by the Director of Development Services shall first be heard and subject to
recommendation by the Downtown Architectural Control Committee.

2. The Board of Adjustment shall then hear and decide the appeal as set forth in §28-68 Appeal Procedure.

E. Review Criteria
In reviewing a proposed Appeal of Administrative Decision application, the appropriate appeal authority shall
consider the following:

b
c.
d

e.

The facts stated in the application, as presented by the appellant and/or the Director;

. The written and oral testimony of the public;

The testimony of the appellant;

. The requirements and intent of the applicable standards from this Form-Based Code compared to the

written decision that is being appealed; and

The testimony of the administrative official or body from which the appeal is taken.

13 REVIEW AND DECISION-MAKING BODIES

7.3.1 Director of Development Services

The Director of Development Services or designee shall review and decide upon development applications filed in
accordance with the provisions of the Form-Based Code.

The Director shall have full authority to make determinations as to the intent and applicability of the code
requirements and whether an application is in compliance with such standards.

7.3.2 Downtown Architectural Control Committee

The Downtown Architectural Control Committee, as established in §28-880.33. And 28-880.40 Architectural Control
Committee, shall review and provide recommendations to the Board of Adjustment for all appeals of the Form-
Based Code.

A. Architectural Control Committee
An architectural control committee, appointed by the City of Waco, shall be established for providing
recommendations to the Board of Adjustment for all appeals of properties located within the Form-Based
Code boundary. The committee shall consist of:

a. Oneresidential property owner;

b. One commercial property owner;

c. Two design professionals, including but not limited to: architects, engineers, and similar fields; and

d. One representative from the City of Waco.
7.3.3 Board of Adjustment

The Board of Adjustment shall make the final decision for all appeals of the Form-Based Code in accordance with
the procedure outline in §28-68 Appeal Procedure.
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8.1 RULES OF INTERPRETATION

8.11 Headings, lllustrations, and Text
In the event of a conflict or inconsistency between
the text of this form-based code and any heading,
caption, figure, illustration, table, or map, the text
shall control.

8.1.2 Lists and Examples
Unless otherwise specifically indicated, lists of
items or examples that use terms such as “for
example,” “including,” and “such as,” or similar
language are intended to provide examples and

are not exhaustive lists of all possibilities.

8.1.3 Computation of Time
The time in which an act is to be done shall be
computed by excluding the first day and including
the last day. If a deadline or required date of action
falls on a Saturday, Sunday, holiday observed by
the city, or any other day that city offices are not
open, the deadline or required date of action shall
be the next day that is not a Saturday, Sunday,
holiday observed by the city, or other day that
city offices are not open. References to days are
calendar days unless otherwise stated.

8.1.4 Delegation of Authority
Whenever a provision requires the head of a
department or another officer or employee of the
city to perform an act or duty, that provision shall
be construed as authorizing the department head
or officer to delegate that responsibility to others.

8.1.5 Technical and Non-Technical Terms
Words and phrases shall be construed according to
the common and approved usage of the language,
but technical words and phrases that may have
acquired a peculiar and appropriate meaning in
law shall be construed and understood according
to such meaning.

8.1.6 Mandatory and Discretionary Terms
The words “shall,” “must,” and “will” are
mandatory, establishing an obligation or duty to
comply with the particular provision. The words
"may" and "should" are discretionary.

8.1.7 Conjunctions
Unless the context clearly suggests the contrary,
conjunctions shall be interpreted as follows:

A. “And” indicates that all connected items or
provisions apply;

B. “Or” indicates that the connected items or

I -1 Definitions and Rules of Interpretation

provisions apply singly or in combination; and

C. “And/or” indicates that the connected words
or provisions may apply singularly or in any
combination.

8.1.8 Fractions
Except as otherwise noted, any fraction greater
than or equal to 0.5 will be rounded up to the
nearest whole number. Any fraction less than
0.5 will be rounded down to the nearest whole
number.

Tenses, Plurals, and Gender

Whenever appropriate in context, words used in
the present tense include the future tense. Words
used in the singular number also include the
plural. Words used in the plural number include
the singular, unless the context of the usage clearly
indicates otherwise. Words used in the masculine
gender include the feminine gender, and vice
versa.

8.1.10 Titles and Headings
All titles and headings of articles, sections, or
subsections of the form-based code are to be used
for convenience in arrangement only and shall not
be construed to alter the intended meaning.

8.1.11 Terms Not Defined
In the event there is a term used in this form-
based code that is not defined in this chapter,
the Director shall have the authority to provide
a definition based upon the definitions used in
accepted sources.

8.2 RULES OF MEASUREMENT

8.2.1 Purpose
The purpose of this section is to provide uniformity
for measuring dimensional standards and to list
any exceptions to the dimensional standards in
this Code.

8.2.2 Lot and Site Requirements
A. Lot
A parcel of land platted in accordance with a
recorded subdivision which is sufficient in size
for a use permitted by this Code and which
meets the yard, area, and off-street parking
requirements of this chapter.

B. Lot Width
The full horizontal distance measured between

8.19
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lot lines along the minimum front building
setback line.

C. Lot Depth
The horizontal distance between the midpoint
of the front line and the midpoint of the rear lot
line.

D. Lot Coverage
Building coverage is measured by dividing the
total area of building footprints for all primary
and accessory structures by the total lot area.

8.2.3 Sethacks

A. Measurement of Setbacks
a. Setback, Front

The minimum horizontal distance that a
structure must be setback from the front lot
line. The front setback extends across the
full width of the lot.

b. Setback, Rear

The minimum horizontal distance that a
structure must be setback from the rear lot
line. The rear setback extends across the full
width of the lot.

c. Setback, Side

The minimum horizontal distance that a
structure must be setback from a side lot
line. The side setback extends the full depth
of the lot from the front property line to the
rear property line.

d. Setback, Minimum

The shortest permissible distance between
a structure and required yard standard in
the front, rear, or side of a lot.

e. Setback, Maximum

The furthest permissible distance between a
structure and required yard standard in the
front, rear, or side of a lot.
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C. Double-Frontage Lots
In the case of double-frontage lots, front
setbacks shall apply to both frontages.

Stf@@{

Front
Setback

Setback

8.2.4 Building Height
A. Measurement
Height shall be measured as the vertical
distance above finished grade measured to
the highest point of the coping of a flat roof
or to the deck line of a mansard roof, or to the
midpoint of the highest gable of a pitched or

hipped roof.
0|0 o0
O o
OO 00 0,0
Flat Mansard Pitched/Hipped
Roof Roof Roof

B. Exceptions to Height Requirements
Subject to approval from the Director, the
following non-occupiable building features and
structures may exceed the maximum permitted
building heights as established in the base
zoning district:

a. Elevatortower;

b. Spires, belfries, cupolas, domes, towers, or
similar uninhabitable ornamentation;

Parapet walls;
Rooftop mechanical equipment;

Roof-mounted solar panels;

= 0o a 0

Building-mounted wireless communication
facilities; or

g. Flagpoles;

C. Building Stepbacks
Stepbacks are measured from the front plane of
the building at the ground story and must apply
to at least 75% of the width of the building.

At least 75%’07,

building width 48

8.2.5 Building Components
A. Building Frontage
Refers to the portion of a building with an
entrance that is adjacent to public right-of-way,
excluding alleys. Lots with double-frontage
may have more than one frontage.

B. Building Entrance
An opening by which the public or private
occupants of the building access the structure.
For purposes of measuring distance between
entrances, the measurement shall be
taken from the edge of one doorway and—
following the building’s edge perpendicular
to the property line—the nearest edge of the
subsequent building entrance.
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8.3 OTHER TERMS DEFINED

Access Street

Alocal street providing direct vehicular access to building
frontages, typically with slower traffic and on-street
parking.

Accessory Building

A subordinate structure on the same lot as the primary
building, used for functions such as storage, garages, or
secondary residential units.

Active Frontage

Abuilding frontage designed with frequent doors,
windows, and transparent materials to engage
pedestrians and support ground-floor activity.

Adaptive Reuse

The process of repurposing an existing building for a
use different from its original design, often to preserve
character and reduce waste.

Adaptable Floorplate

A building layout that supports a range of uses over
time by accommodating different spatial or structural
configurations.

Alley Street

A narrow, secondary street (considered a type of Access
street in this code) that provides service access to the
rear of buildings, typically not intended for primary
pedestrian or retail use.

Arterial / Gateway Street

A high-capacity street serving as a major entrance into
downtown or a district, often prioritized for visibility,
identity, and multimodal movement.

Articulation

The use of architectural features (such as bays, windows,
materials, and projections) to break up large facades and
create visual interest.

Building Components

The individual elements that make up a building's
design, including massing, rooflines, entries,
fenestration, and materials.

Building Form

The overall shape, size, and massing of a building,
including its relationship to the street, lot, and public
realm.
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Building Sethack
The required minimum or maximum distance a building
must be located from a lot line.

Civic

Refers to buildings, spaces, or uses that serve a public,
institutional, or cultural function such as libraries,
museums, or plazas.

Civic Ground Floor

The ground-level floor of a civic or public building,
often featuring distinctive materials, grand entries, or
transparency.

Circulation Street

A street primarily intended to move vehicles through an
area, with less emphasis on pedestrian interaction or
frontage activation.

Courtyard

An open space enclosed on at least three sides by
a building, used for light, air, recreation, or public
gathering.

Creek / Greenway Frontage - Barron’s Branch
Street

A special frontage condition in Barron’s Branch where
buildings face the creek or greenway and must engage
with it through transparency, entries, or landscape.

Creek Corridor

Alinear open space that follows a natural waterway and
may include trails, plantings, or stormwater features,
often shaping adjacent development.

Curb Cut

Abreak in the curb allowing vehicular access to a site or
driveway.

Director
Unless otherwise specified, the Director of Development
Services or their designee.

Distance between Entries

The spacing between primary building entrances along
a frontage, often regulated to promote walkability and
pedestrian access.



Edge, Active

Describes the character of a building or space edge:
"active" for highly engaging frontages; "quieter" for
residential or low-intensity uses.

Entry Placement

The location of a primary entrance along a building
frontage, often required to be visible from and accessible
to the public sidewalk.

Festival Street

A street designed for periodic closure to vehicles
and programmed for public events, markets, or
performances.

Flexible Mixed-Use Program / Flexible
Programming

A design approach that allows buildings or spaces to
accommodate a variety of uses over time, such as retail,
office, or residential.

Focal Point / Civic Focal Point

A building, space, or feature designed to be visually
prominent and serve as an organizing element for public
activity.

Forecourt

A small courtyard or open space in front of a building
entrance, sometimes landscaped or paved, that provides
aformal entry sequence.

Frontage Break
A gap or recess in a building frontage, typically used to
allow access, light, or variation along the street.

Flush Entry
A door or entrance located at the same elevation as the
adjacent sidewalk or path, without steps or ramps.

Grand Entry
Aformal, oversized, or architecturally significant building
entrance, typically used for civic or landmark buildings.

Green Boulevard

A wide street or corridor that integrates landscaping,
multimodal travel, and environmental features such as
stormwater treatment.

Greenway
A continuous open space designed primarily for
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pedestrians and cyclists, often following a natural feature
like a creek or utility corridor.

Ground Floor / Street-level Activation

Design elements at the ground floor that promote
pedestrian interest, including storefronts, patios, entries,
and transparency.

Height Bonus

An incentive allowing additional building heightin
exchange for meeting specific public benefit criteria such
as affordable housing or design excellence.

Incremental Development

Small-scale, phased development often led by local or
individual builders that adds fine-grained diversity to a
district.

Limited-access corridor

A roadway with few intersections and restricted entry
points, typically intended for fast, regional travel rather
than local access.

Local / Entertainment Street

A street designed to support high levels of pedestrian
activity and entertainment uses, often with flexible
programming.

Masonry

Durable construction material such as brick, stone, or
concrete block, often used to convey permanence and
craftsmanship.
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Parking Core

A centralized parking structure or zone intended to
serve multiple buildings and reduce the need for surface
parking.

Paseo
A pedestrian-only path or narrow street used to connect
buildings, plazas, or streets through mid-block routes.

Pedestrian-only Street
A street or corridor fully closed to vehicles and designed
exclusively for pedestrian use and activation.

Planting Strip
A landscaped strip between the curb and sidewalk,
typically planted with street trees and grass.

Plaza

A hardscaped public space, often surrounded by
buildings, intended for gathering, performances, or
casual use.

Porch
A covered outdoor space attached to a building entrance,
typically raised and partially enclosed.

Primary Front Facade
The main public-facing side of a building, often required
to meet design and transparency standards.

Privacy Transition

A design feature such as a fence, hedge, porch, or
elevation change that buffers private uses from the
public realm.

Public Realm Interface

The relationship between a building and the public space
it faces, including how it addresses the street, sidewalk,
or plaza.

Public Realm Quality

The design and condition of shared public spaces,
including streetscapes, parks, and plazas, in terms of
comfort, safety, and visual appeal.

Recessed Entry
An entryway set back slightly from the building’s primary
plane, often providing shelter and depth to the facade.
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Semi-attached

A building configuration where units share one side
wall but remain separated on others; often used in
townhouses.

Setback Zone

The area between a building and the adjacent lot line
(front, side, or rear), defined by a minimum and/or
maximum setback distance. Buildings must be placed
within this zone unless otherwise specified. The setback
zone may include stoops, porches, landscaping, or other
elements that create a transition between the sidewalk
and the building frontage, supporting a pedestrian-
friendly environment.

Setback

Shared Festival Street - City Hall Park
A shared-use street adjacent to City Hall designed to
accommodate both everyday traffic and special events.

Shared Festival Street - Festival Plaza

Aflexible public street adjacent to the civic square,
intended for frequent event use and occasional vehicular
access.

Shopfront

A ground-floor frontage type with high transparency and
commercial entrances, designed to attract pedestrian
activity and retail use.

Sill

The base of a window opening, often used as a reference
point for minimum transparency or material changes.



Signature Architecture

Abuilding or design element that features distinctive,
high-quality, and expressive architecture intended to
serve as a visual landmark or focal point. Signature
architecture typically demonstrates exceptional design,
materials, and detailing that exceed base standards and
contribute to the identity, character, or civic prominence
of a site or district. It may be required or encouraged

in key locations such as corners, gateways, or cultural
nodes.

Stoop
A small entry platform or set of steps leading to a
building entrance, typically raised above the sidewalk.

Streetwall Buildout

The extent to which a building or series of buildings
continuously frames the edge of the street, creating a
defined public space.

Transparency / Transparent Frontage

The percentage of a fagade that is composed of clear,
see-through windows, typically measured on the ground
floor to ensure visibility.

Transition / Transitional Zone

An area that buffers between different intensities of use
or scale, often featuring flexible building forms or mixed
uses.

Transect Zone

A mapped classification that organizes an area along

a continuum of urban form—from more civic- and
pedestrian-focused environments to more auto-oriented
or campus-scale settings—and establishes the expected
pattern of building form, frontage, streetscape, and
public realm characteristics within each zone.

Upper-Story Stepback

A setback of upper floors above a certain height to reduce
building mass and maintain pedestrian scale at street
level.

Urban Fabric

The physical pattern and texture of the built
environment, including blocks, streets, buildings, and
open space.

Urban Intensity
A measure of density, activity level, and development
scale typical of walkable, mixed-use environments.

I -1 Definitions and Rules of Interpretation

CONSOLIDATED DRAFT - 01272026 D



